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1. Introduction
1.1 The private rented sector (PRS) in the London Borough of Lambeth (LBL) has grown
significantly with just under 50,000 households renting privately. In percentage terms private
renting accounts for 34.5% of the number of households which compares to 20%
nationally1. The percentage of the private rented sector homes that are run as Houses in
Multiple Occupation (HMOs) is currently over 10% (approximately 5,000 HMOs2). This is a
high proportion of the market.
1.2 The London Borough of Lambeth recognises that many landlords operate responsibly,
however, the London Borough of Lambeth is concerned about those who rent out smaller
HMOs and certain flats that are HMOs that fail to provide acceptable conditions. There are
concerns about poorly managed HMOs with poor tenancy arrangements.
What is an HMO?
1.3

Under the Housing Act 2004 an HMO is either:
a. A building occupied by three or more persons living in two or more households,

where there is a sharing of some or all amenities.
Or
b. A building converted into flats where the conversion fails to meet the 1991 Building

Regulations and a third or more of the flats are privately rented.
1.4 Since 2006, the London Borough of Lambeth has operated the mandatory licensing of
HMOs as required under the Housing Act 2004. This is a national scheme that changed in
October 20183 which applies to HMOs that house five or more persons in two or more
households (where there is a sharing of some or all amenities, such as bathing or cooking
facilities). It specifically excludes flats that are HMOs in purpose-built flats situated in a
block comprising 3 or more self-contained flats. There are a number of properties in
Lambeth which are not caught by the mandatory scheme and yet are occupied in the
aforementioned way. Anyone operating an HMO that meets the mandatory definition is
required to licence their HMO with LBL.
1.5 At the time of writing this report the Council had licensed 509 HMOs on its Register of
Licensed HMOs. If only 50% or the estimated number of HMOs in the borough are required
to be mandatorily licensed, then this means that the Council has only managed to licence

1 Source Family Resources Survey, Department for Work and Pensions (2017)
2 Source – London Borough of Lambeth – Metastreet Report - Private Rented Sector: Housing Stock Condition and
Stressors Report
3 The Licensing of Houses in Multiple Occupation (Prescribed Description) (England) Order 2018
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23% or the HMOs it must licence. A greater focus is therefore required to improve the
licensing rates in Lambeth. Introducing additional HMO licensing as well as refocusing the
service into an intelligence led, proactive enforcement service are the vehicles that will help
deliver the required improvements.
1.6 37.6% of HMOs4 are predicted to have one or more serious failings that affect the health
and safety of the occupants (known as a Category 1 hazard). Standards are not the only
issue. The vast majority of HMOs also have management/tenancy issues that require
enforcement action. Inspections often uncover overcrowded HMOs, outbuildings being
used to accommodate people (Beds in Sheds), unsanitary conditions and exploitation of
tenants.
1.7 Too often, poorly managed HMOs have wider damaging repercussions on the local
neighbourhoods, such as anti-social behaviour, noise nuisance, overgrown gardens, pest
infestations, poor waste management and illegal dumping, infringements of planning
controls, tenant intimidation, lack of immigration checks, etc. The London Borough of
Lambeth is committed to improving the quality and management of HMOs and driving up
standards.
1.8 LBL has undertaken an extensive consultation on its proposals, the outcomes of which are
detailed in this report.
1.9 A glossary of terms used in this report is included at Appendix 1 to assist readers with any
terms used that may be unclear.

4 Source – London Borough of Lambeth – Metastreet Report - Private Rented Sector: Housing Stock Condition and
Stressors Report
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2. The Proposed Licensing Scheme
2.1 The London Borough of Lambeth is proposing to designate an Additional HMO Licensing
Scheme for a five-year period to cover the entire Borough, commencing on the 1 December
2021. The scheme is proposed to cover all types of HMOs (except those already covered by
the mandatory HMO licensing scheme), e.g. bedsits, shared accommodation, room rents as
well as buildings that are poorly converted into flats, regardless of storey height or how
many people are accommodated.
2.2 The scheme would cover approximately 5,000 HMOs and would be used to assist in
improving the quality, the management and the tenancy arrangements of HMOs. This would
mean that whilst a scheme is in operation:
 Landlords of HMOs would require a licence for each of their HMOs.
 HMO landlords and managers will have to be ‘fit and proper’ to hold a licence (see
glossary).
 HMO landlords and managers will have to meet the conditions attached to a licence.
 HMO landlords must provide proper and effective management and supervision of
HMOs.
 HMO landlords must provide proper tenancy arrangements for their tenants.
 A licence will specify the numbers of individuals and households that can be
accommodated by the HMO.

Exemptions from Licensing
2.3 A scheme would not cover:
 Owners who reside in property they own as their main residence (owner-occupiers).
 Homes let to tenants of Registered Providers (RPs), i.e. not for profit housing
associations.
 Homes let to tenants of the London Borough of Lambeth.
 Homes let to up to two single people who are unrelated.
 Homes let to single-family dwellings where a dwelling is occupied by one household.
 Those places specifically excluded from the legislation such as care homes,
accommodation run by certain statutory agencies, etc.
 Student accommodation directly managed by educational institutions, e.g. halls of
residence (but not those where students have tenancies with private landlords will be
licensable).
 HMOs that already require licensing through the London Borough of Lambeth ’s
mandatory licensing scheme, which covers HMOs that are occupied by 5 or more
persons residing in 2 or more household’s where there is some sharing of amenities.
 HMOs subject to management orders and exemption notices (see glossary).
 Homes with up to 2 lodgers in addition to the main household.
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 Any building which is occupied principally for the purposes of a religious community
whose principal occupation is prayer, contemplation, education or the relief of suffering.

Inspections
2.4 It is expected that responsible landlords will apply for a licence and incentives are being
proposed to support these landlords. However, inevitably some landlords will choose not to
apply for a licence. As part of these proposals the London Borough of Lambeth are
realigning their PRS services to create a comprehensive proactive, intelligence led
enforcement programme, which will be in place once the scheme launches. This will ensure
unlicensed properties are identified and brought into the scheme. Activity will be targeted at
tackling HMOs with the worst conditions, management and overcrowding identified through
intelligence gathering and partnership working.
2.5 All HMOs licensed under the scheme would be subject to at least one inspection during the
life of the scheme. In most cases this will be after the licence has been issued. When
inspections occur will be dependent on a risk assessment of the HMO being licensed, giving
priority to those that pose the highest risk to health and safety. The factors considered in
this would include history, size, numbers in occupation, type of occupation, standards in
place and the confidence in management, etc. In some cases, where warranted the HMO
will be inspected prior to the issue of a licence.
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3. What is Additional HMO Licensing?
3.1 Section 56 of the Housing Act 2004 gives powers to Local Housing Authorities (this being
the London Borough of Lambeth) to designate areas, or the whole of the area within their
district, as subject to Additional HMO Licensing. Before making a designation the London
Borough of Lambeth must consider the following:
That a significant proportion of the HMOs of that description in the area are being
managed sufficiently ineffectively as to give rise, or to be likely to give rise, to one or
more particular problems either for those occupying the HMOs or for members of the
public.
Have regard to any information regarding the extent to which any codes of practice
under section 233 have been complied with by persons managing HMOs in the relevant
area.
Consider whether there are any other courses of action available to them (of whatever
nature) that might provide an effective method of dealing with the problem or problems
in question; and that making the designation will significantly assist dealing with them.
Take reasonable steps to consult persons who are likely to be affected by the
designation, for a period of not less than ten weeks, and consider any representations
made in accordance with the consultation.
Ensure that any exercise of the power is consistent with the LBL’s overall strategic
approach to housing.
Seek to adopt a co-ordinated approach in connection with dealing with homelessness,
empty properties and anti-social behaviour affecting the private rented sector as regards
combining licensing with other action.
3.2 Government guidance gives examples of properties being managed sufficiently ineffectively,
and as a result having a detrimental effect on a local area:


Those whose external condition and curtilage (including yards and gardens) adversely
impact upon the general character and amenity of the area in which they are located.



Those whose internal condition, such as poor amenities, overcrowding etc., adversely
impact upon the health, safety and welfare of the occupiers and the landlords of these
properties are failing to take appropriate steps to address the issues.



Those where there is a significant and persistent problem of anti-social behaviour
affecting other residents and/or the local community and the landlords of the HMOs are
not taking reasonable and lawful steps to eliminate or reduce the problems.



Those where the lack of management or poor management skills or practices are
otherwise adversely impacting upon the welfare, health or safety of residents and/or
impacting upon the wider community.
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3.3

The Housing Act 2004: Licensing of Houses in Multiple Occupation and Selective
Licensing of Other Residential Accommodation (England) General Approval 2015 grants a
general consent to Local Housing Authorities’ to introduce Additional HMO Licensing, so
far as the legislative steps have been complied with.
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4. Options Appraisal
Introduction
4.1 The Housing Act 2004 requires that before making a discretionary licensing designation a
local authority must consider whether there are any other courses of action available to
them that might provide an effective method of dealing with the problem or problems in
question.
4.2 The options appraisal process seeks to examine a range of alternative options including
discretionary licensing and is to be carried out in accordance with Government guidance.
4.3 There are two parts to the appraisal process. The first is option development, which
identifies the available options for tackling substandard and ‘problem’ HMOs in the LBL and
examines the strengths and weaknesses of each. The second part is the option appraisal
itself. It measures the effectiveness of each of the identified options by giving them
individually a series of scores against the agreed objectives. The options, and the objectives
against which they are scored, need to derive from the LBL vision for the future role of
HMOs in the private rented sector.

Vision for the HMO market
4.4 To maximise the contribution made by HMOs towards meeting current and future housing
need through tailored, targeted and proportionate intervention and support designed to
secure safe, well-managed and decent accommodation.

Option Development
4.5 Set out below are six proposed options for tackling substandard and ‘problem’ HMOs in the
LBL:
a) Option 1 - Qualified laissez-faire. In many ways, a ‘do nothing’ option, it
envisages the LBL’s intervention in the HMO sector being limited to a basic ‘request
for service response’ service with action by other departments and agencies on a
largely ad hoc basis using the various powers available to them.
b) Option 2 - Informal area action. Non-statutory Action Areas, taking in parts of the
LBL where substandard HMOs are concentrated. The impetus for housing
improvement would come from a combination of the LBL’s activity in the area
through a mixture of dialogue with both landlords and tenants, through existing
established groups and follow-up intel led enforcement action.
c) Option 3 - Targeted use of Interim Management Orders (IMOs) and Final
Management Orders (FMOs). There are other tools available under the Housing
Act 2004 such as Interim and Final Management Orders for non-licensable HMOs,
which can be utilised to help tackle sub-standards.
d) Option 4 - Area-based voluntary accreditation. This option would involve a
localised Accreditation scheme, tailored to suit the characteristics of the HMOs and
the problems associated with them. This is likely to be an extension of the existing
landlord accreditation scheme with a focus on HMOs.
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e) Option 5 - Area-based Additional HMO Licensing scheme(s). Licensing
introduced in areas with the highest concentrations of problematic HMOs.
f) Option 6 - Borough Wide Additional HMO Licensing. Licensing introduced for
all HMOs across the whole of the LBL.

Options - Strengths and Weaknesses
4.6 The strengths and weaknesses of each option are now examined.

Option 1 – Qualified laissez-faire
Option Description

For

Against

 LBL intervention
limited to:
 Responses to
requests for
service
 Action on
Planning Use
contraventions
 Building Control
action on noncompliant works
 Trading
Standards action
on letting agents
 Other partner
interventions,
e.g. right to rent
enforcement
 Wider issues left to
the normal
operation of the
market

 Responds to tenants
expressed concerns
 Ensures LBL meets basic
statutory responsibilities
towards standards in HMOs
 If pursued rigorously sends a
strong signal to the erring
landlord, may lead to
subsequent voluntary
improvement
 Should produce worthwhile
improvements in
neighbourhood environment,
structural integrity, fire safety,
Housing, Health and Safety
Rating System (HHSRS)
compliance

 Reliance on the market unlikely
to yield widespread housing
improvement in the current
climate
 Reactive intervention not
strategic:
 No impact beyond the
subject property
 Wider issues in rented stock
not addressed
 Little scope for project
planning against defined
objectives.
 Little scope for synergy with
other LBL initiatives;
 Lack of scope for coordination
across agencies and staffing
imbalances between them
would seriously undermine the
initiative
 Most Planning, Building Regs
enforcement powers would not
reach longer-established stock where need is greatest
 Acting only on requests for
service can lead to increases in
retaliatory eviction attempts
 Number of requests for service
fluctuates, staffing stays the
same so quality of response
varies
 Labour-intensive, so costly
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 Doesn’t adequately tackle the
various rental models being
used in the Royal Borough, e.g.
‘rent to rent’
 Falls short of meeting goals of
LBL strategic Housing
objectives

Option 2 - Informal area action
Option Description

Would involve:
 Informal ‘Action
Area’ declaration,
taking in an area
where issues are
concentrated, such
as Brixton
 Setting of aims and
objectives linked to
identified issues
 Multi-agency
approach
 Heavy publicising of
initiative followed by
seeking landlord
community positive
participation
 Intel sweeps to
identify ‘condition’
and ‘management’
issues
 Tailored multi –
agency enforcement
where individual
landlords
uncooperative

For

Against

 Targeted Action
 Choice of area can be
need- and risk-based
 Tailored solutions to
area’s housing and other
problems possible
 Initiative can be projectplanned
 Should lead to
comprehensive area
improvement
 Concentration of
resources can lead to
economies of scale
 Message that LBL active in
area spreads around, this
facilitates resident cooperation, promotes
voluntary landlord action
 Partnership, multi-agency
approach retained

 Informality of approach can
result in extended timescales
 Traditional, resource-intensive
enforcement the only available
response to non – co-operation
 Additional funding or resources
needed to implement
 Pulls resources away from
other areas
 Doesn’t deal with other HMOs
needing intervention outside of
action area
 Falls short of meeting goals of
LBL strategic Housing
objectives
 Labour-intensive, so costly
 Doesn’t adequately tackle the
various rental models being
used in the LBL, e.g. ‘rent to
rent’
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Option 3 - Targeted use of Interim Management Orders (IMOs) and Final
Management Orders (FMOs)
Option Description

For

Against

 LBL uses Housing
Act 2004 - Part 4
powers to take over
the very worst
HMOs, manage and
improve them,
eventually hand
them back to
landlord

 An effective response to the
most serious HMO problems
 LBL taking control means
work done to proper
standard, management
issues resolved optimally
 Action sends a strong
message that poor standards
and rogue landlord behaviour
will not be acceptable
 Promotes partnership
working
 Tackles unusual rental
models, e.g. ‘rent to rent’ at
the targeted HMO

 Powerful enforcement action,
not designed to secure overall
HMO improvement
 Strict statutory criteria for use of
the power; these will apply to a
small proportion of the overall
substandard HMOs
 Highly resource-intensive for
LBL and lengthy legal
processes leads to delay
 Minimal impact on the overall
level of poor-quality rented
HMOs
 Not a proportionate response to
problems in the sector
 Cost implications for LBL
 Falls short of meeting goals of
LBL strategic Housing
objectives
 Will require resources from
within LBL Asset Management
 Doesn’t adequately tackle the
wider use of unusual rental
models being used in the LBL,
e.g. ‘rent to rent’

Option 4 - Area-Based Voluntary Accreditation
Option Description

For

Against

 Accreditation model:
Landlord/property
accreditation as a
result of meeting
laid-down property
and letting
standards.

 Accreditation’s proven track
record

 Risk of confusion between
simultaneous borough wide
and area-based Accreditation
schemes. Also, area-based
scheme likely to struggle to
gain acceptance and credibility
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 Easy set-up through
existing LBL/NLA5
Accreditation model
 Infrastructure for further
Accreditation exists through
the current scheme
 Rewards responsible
landlords for their efforts
 Prospective tenants
signposted to quality
accommodation run by
responsible landlords
 Promotes partnership
working
 Tackles unusual rental
models, e.g. ‘rent to rent’ at
the targeted HMO











because of prior existence of
borough wide scheme
Accreditation would tend to
attract the responsible landlord,
be ignored by the ill-informed
and the rogue; no particularly
strong incentive on the latter to
join in
No sanctions/disincentives
against those not joining
Highly resource-intensive for
LBL
Minimal impact on the overall
level of poor-quality rented
HMOs
Falls short of meeting goals of
LBL strategic Housing
objectives
Doesn’t adequately tackle the
wider use of unusual rental
models being used in the LBL,
e.g. ‘rent to rent’

Option 5 - Area-based Additional HMO Licensing scheme(s)
Option Description

 Additional HMO
Licensing scheme in
areas where there is
a higher
concentration of
HMOs and there is
evidence of poor
standards and
management

For

 Strategic:
 Area(s) selected by need,
risk, priority
 Activity can be planned,
targets set, outputs
measured.
 Scope for marked impact in
chosen Area(s)
 Economies of scale, etc.
 Fairness: mandatory nature
of scheme means all
landlords are required to
participate

Against

 Risk of ‘displacement’: new
HMOs established outside
designated areas to avoid
controls
 Scheme would need
appropriate staff resourcing to
succeed
 Could be unpopular with some
landlords who comply with
current housing standards and
manage properties effectively
 Some landlords may sell up
due to cost of meeting the
required housing standards

5 National Landlords Association
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 Scheme would be selffunding
 Big impact on achieving
health & safety standards
 Credibility, standing of
HMOS enhanced as
‘approved’ HMOs pool
increases
 Strong sanctions for noncompliance
 Likely to be popular with
communities
 Intel led, partnership
enforcement approach
retained
 Partially meets LBL Strategic
Housing Objectives
 Tackles unusual rental
models, e.g. ‘rent to rent’ in
the targeted area(s)

 Doesn’t adequately tackle the
wider use of unusual rental
models being used in the LBL,
e.g. ‘rent to rent’

Option 6 – Borough wide Additional HMO Licensing
Option Description

 Licensing
introduced for all
HMOs not covered
by mandatory
licensing

For

Against

 Seen as fairer for all landlords
as not focused on specific
part of the Borough
 Strategic as would tackle
problems in all properties
 Avoids risk of displacing
problems from one area to
another
 Intel led, partnership
enforcement approach
retained
 Meets LBL Strategic Housing
Objectives
 Tackles unusual rental
models, e.g. ‘rent to rent’

 Not targeted
 Significant resources (staff)
required to license all
properties within 5 years
 An automated application
system would be required
 May take resources away from
doing other priority housing
enforcement activity
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Objective Development
4.7 There are core strategic objectives that any initiative aimed at significantly improving
substandard HMOs in the LBL should fulfil. The objectives identified are set out in Table 1
below.

Table 1 – objectives for improving the HMO market
No.

Objective

1.

To keep occupants of HMOs safe and healthy by improving standards, securing
effective management and enforcing basic tenancy arrangements within HMOs.

2.

To improve the living conditions for tenants through ensuring appropriate levels of
amenities are provided and minimum room sizes are adhered to.

3.

To reduce the deleterious neighbourhood, safety, health and welfare impact of illegal or
avoidance rental models in the LBL.

4.

To improve the communities’ perception of living with HMOs through reductions in the
incidences of Anti-Social Behaviour in HMOs, such as vandalism, graffiti, noise,
threatening behaviour, refuse dumping and criminal damage.

5.

To improve the external condition within the curtilage of the HMO to minimise adverse
impacts on an area’s general character and amenity.

6.

To ensure landlords exercise appropriate management and supervision of their HMOs
to help reduce any adverse impact on the neighbourhood, e.g. from anti-social
behaviour, refuse dumping, etc.

7.

To encourage investment in HMOs and increase the availability of affordable and decent
accommodation for those in housing need.

8.

To build on and expand existing partnerships with landlords, agents, tenants, community
forums and partner agencies/services, maintaining effective two-way communication,
promoting joint working and best practice and through these, facilitating improvements
to the HMO market.

9.

To encourage and support owners, managers and managing agents of HMOs to work
proactively with LBL in achieving clearly defined standards and management of HMOs.

10.

To facilitate stable and integrated communities through policy and proactive targeting of
intervention.

Page 22 of 217

Appraisal of Options against Objectives
4.8 The six options have been evaluated and scored against the ten objectives. Scores were
then averaged for each option/objective to give a total score for each option.
4.9 the impact of the options over a one to five-year period was considered using the following
scoring regime:
0 = will not impact
1 = very little impact
2 = a reasonable impact
3 = a significant impact
4 = a very significant impact
4.10 When considering the scoring regard was had to the following (not an exhaustive list):
i. The numbers of HMOs that can be targeted.
ii. The impact on the levels of standards, management and tenancy practices within the
HMOs, i.e. the quality of the intervention.
iii. The resources needed as compared with impact.
iv. Cost versus benefit.
4.11 Table 2 sets out the outcome of the options appraisal exercise:
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Table 2 - LBL Options Appraisal Scoring Matrix

HMO
Licensing
Borough

Option
6

HMO
Licensing
Area

Option
5

Accreditation

Option
4

IMOs and
FMOs

Option
3

Informal Area
Action

Option
2

Qualified
laissez-faire

Option
1

To keep occupants of HMOs safe and healthy by improving
standards, securing effective management and enforcing basic
tenancy arrangements within HMOs.

0.5

1.25

1.75

1.75

2.25

3.5

To improve the living conditions for tenants through ensuring
appropriate levels of amenities are provided and minimum room
sizes are adhered to.

1.25

1.5

1.75

1.75

2.25

3.5

To reduce the deleterious neighborhood, safety, health and welfare
impact of illegal or avoidance rental models in the LBL.

0.75

1.25

1

1.5

2.25

3.5

To improve the communities’ perception of living with HMOs
through reductions in the incidences of Anti-Social Behavior in
HMOs, such as vandalism, graffiti, noise, threatening behavior,

0

1.25

1

1.25

2.25

3

Objective
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refuse dumping and criminal damage.
To improve the external condition within the curtilage of the HMO
to minimize adverse impacts on an area’s general character and
amenity

0.5

1

1

1

2.25

3.5

To ensure landlords exercise appropriate management and
supervision of their HMOs to help reduce any adverse impact on
the neighborhood, e.g. from anti-social behavior, refuse dumping,
etc.

0.5

1

2

1.75

2.25

3.5

To encourage investment in HMOs and increase the availability of
affordable and decent accommodation for those in housing need.

0

0.5

0.5

1

1.5

2.25

To build on and expand existing partnerships with landlords,
agents, tenants, colleges and the Universities, community forums
and partner agencies/services, maintaining effective two-way
communication, promoting joint working and best practice and
through these, facilitating improvements to the HMO market.

0.25

1.25

1.5

2.25

2.5

2.5

To encourage and support owners, managers and managing
agents of HMOs to work proactively with LBL in achieving clearly
defined standards and management of HMOs.

0.25

0.75

1.5

1.5

1.5

2.25

To facilitate stable and integrated communities through policy and
proactive targeting of intervention.

0

1

0.75

1

2

2.5

Totals

4

10.75

12.75

14.75

21

30
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4.12 Table 3 below, gives a summary of the panel’s averaged total scores from the appraisal
exercise for each option and then ranked according to their total score.

Table 3 – Ranked Options
Options

Total Score

Rank

4

6th

2. Informal area action

10.75

5th

3. Targeted use of Management Orders

12.75

4th

4. Area-based voluntary accreditation

14.75

3rd

5. Area-based Additional HMO
Licensing scheme(s)

21

2nd

6. Borough wide Additional HMO
Licensing

30

1st

1. Qualified laissez-faire

4.13 The outcome of the appraisal process as regards which option would best meet the agreed
vision and objectives for the HMO sector in the LBL is a Borough Wide HMO Licensing
scheme. The appraisal process was fundamental to coalescing the LBL’s vision for the
HMO market and its objectives for where the improvements should happen.
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5. Consultation
5.1 A wide ranging consultation programme on LBL’s proposal to designate an Additional HMO
Licensing scheme was commenced on 18 December 2021 for 12 weeks to obtain the views
of key stakeholders, including landlords, letting/managing agents, tenants, residents,
businesses and stakeholder/representative organisations. A summary of the measures
taken is outlined below:
 Adverts published in the local news papers.
 Direct email to landlords, national organisations, managing and letting agents.
 Direct email to voluntary organisations and community groups.
 Direct email to partner Statutory Agencies.
 Social Media.
 Press releases.
 Direct email to neighbouring local authorities including their Communication Teams. Note.
This is to help ensure that where there is a possibility of landlord migration to
neighbouring boroughs because of the licensing proposals, the residents and LA’s have
the opportunity to respond.
 Briefing for Councillors and staff.
 Information on the LBL’s website.
 Advertising on the London Property Licensing webpage - London Property Licensing
 Online survey for all residents, landlords, agents and businesses.
 Consultation email address.
5.2 417 responses were received during the consultation. This includes 411 responses using
the online questionnaire and 7 separate responses, which were received by email. The
senders of the email responses were in some circumstances not readily identifiable as
being from a particular group, e.g. a tenant or a landlord.
5.3 411 complete responses were received to the online survey questionnaire. Within the online
survey, in addition to quantitative answers, general comments were also received in open
text fields. The responses are categorised as follows:


132 from owner/occupiers.



67 from private tenants.



50 from social housing tenants.



130 from landlords.



23 from letting agents/management.



9 from business owners/managers.
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5.4 The consultation exercise highlighted a broad range of views and Appendix 2 sets out the
quantitative results in full. Appendix 3 sets out the qualitative comments received from the
online survey (personal and area details have been removed). It is clear from the results of
the online survey that a majority of residents support LBL’s proposal to introduce Additional
HMO Licensing across the whole of the Borough with 66% of tenants wanting to see an
Additional HMO Licensing introduced and 98% of tenants wanting a scheme to be borough
wide.
5.5 Strong support from resident’s contrasts with opposition from private landlords, managing
agents, letting agents and landlords’ associations (81% oppose licensing), though if
licensing were to be introduced 85% would want to see this borough wide. Many are critical
of licensing in principle as in their view it penalises good landlords unfairly; some query the
level of LBL’s proposed licensing fees and the reasonableness of a number of the proposed
license conditions have been questioned.
5.6 The great majority (83%) of the respondents that identified as a business owner and/or
manager (6 responses) opposed the introduction of Additional HMO Licensing. As the
number of respondents in this category is particularly low, the reliability of the results is
questionable.
5.7 Although it is a legal requirement to provide certain information (e.g. energy performance
certificates) and conduct certain checks inspections (e.g. gas safety checks), alarmingly
tenants reported the following:







53% hadn’t been provided with an electrical safety report.
51% hadn’t been provided with an Energy Performance Certificate.
60% hadn’t been provided with a copy of the Governments official ‘How to Rent Guide’.
31% hadn’t been provided with a copy of the Landlords Gas Safety Certificate.
30% hadn’t had their deposit protected.

5.8 Although it could be argued that one of the reasons some tenants hadn’t been provided with
information was because there was an exemption in place, the levels would not account for
all negative responses. This suggests that a large number of landlords are failing in the
most basic of duties in relation to the provision of information. Of greater concern is the lack
of gas safety certificates being shared with tenants and the number of tenants reporting that
they hadn’t had their deposit protected. All of these failures are potential criminal offences,
demonstrating that there are criminal landlords operating in the LBL.
5.9 Only 26% of tenants reported that their landlord maintained their home and 46% or tenants
don’t believe landlords behave responsibly in letting and management of their rental
properties.
5.10 For residents, Anti-Social Behaviour (ASB), in its very broadest sense is a very real issue as
indicated by the level of response on this aspect in the online survey. Whilst it is not always
possible to attribute it to a particular tenure, it is clear that ASB can significantly reduce the
quality of life for local communities. This supports the evidence base that shows the high
incidences of ASB and repeat ASB in HMOs.
Page 28 of 217

5.11 Many residents reported that they had experienced issues with the conditions, standards
and management of their homes, as set out below:











76% reported an issue with dampness and/or disrepair.
29% reported an issue with overcrowding.
44% reported an issue with a lack of heating.
20% reported that they lacked one of more basic amenities, e.g. a bathroom.
33% reported a lack of fire safety measures.
44% reported dirty Communal staircases, hallways.
33% reported rubbish accumulations.
47% reported a general lack of management & supervision
51% reported poor letting practices (e.g. lack of tenancy paperwork; poor response to
repair requests), harassment and/or illegal eviction, retaliatory eviction, etc

5.12 Of particular note is the high levels of disrepair and dampness prevalent in the sector which
mirrors the evidential findings. Surprisingly 20% of tenants sate that they don’t have a basic
amenity. Given the basic standards in any home the lack of something as ordinary as a
bathroom or a kitchen is extraordinary.
5.13 There were high incidents of people reporting having witnessed or been a victim of crime or
ASB. This was tempered with others reporting that they felt very safe in their respective
neighbourhoods. A significant number attributed issues with tenants or HMOs. Whilst
licensing is not a complete solution, it allows the LBL of to bring greater controls, which in
turn should reduce ASB and other issues associated with HMOs. The information provided
within the surveys will be used to help target intervention into areas of particular concern
repeatedly raised within the survey.
5.14 Almost half of landlords stated that they ran only one rental property in Lambeth with the
reminder having a larger portfolio and 24% stating they ran 5 or more rental properties in
Lambeth. A significant number of the landlords reported that they ran HMOs in the borough.
5.15 Landlords and agents reported a number of concerns with their tenants, such as the
following:






28% reported tenants causing anti-social behaviour.
34% reported problems with the lawful process for eviction of tenants.
34% reported tenants subletting property creating HMOs without permission.
31% reporting tenants causing significant damage to the landlords property.
19% of tenants making malicious complaints.

5.16 This provides evidence that there remain issues with the behaviour of tenants. The
enforcement of licensing and management regulations by the LBL will assist landlords in
investigating managing these issues. For example, subletting to create HMOs without
permission will not tolerated and landlords will be granted temporary exemptions from
licensing to regularise the use of their rental properties, where this happens. The LBL have
recently introduced a new Tenants Charter (Tenants' Charter | Lambeth Council), which will
assist in educating tenants and provide avenues for landlords to seek sources of advice and
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assistance.
5.17 In stark contracts to residents, landlords and agents report very minimal ASB issues
associated with their rental properties. This may suggest that it is, in the main, the
responsible landlords that have responded to the consultation.
5.18 Landlords and agents, in the main disagreed with residents’ views in relation to placing
requirements on licence holders in relation to the management of their rental business,
stating the following:




43% agreed that licences should specify occupancy levels, with 41% disagreeing.
Only 34% agree that licences should carry requirements about tenancy management,
with 47% disagreeing.
Only 37% agree that licences should carry requirements about property management,
with 48% disagreeing.

5.19 Residents were concerned about landlords and agents who do not manage their properties
properly. Many felt that LBL and other bodies should take more action to deal with HMOs
by applying existing laws more effectively. Overall, residents supported licensing as a way
of addressing management and control of HMOs and protecting tenants. However, there
were also concerns expressed about whether LBL could enforce any scheme effectively,
which was shared by landlords and Agents.
5.20 The consultation identified key issues for LBL to consider, including the proposed fees, the
evidence base, HMO License Conditions and the Amenities Standards. Landlords and
agents criticise the costs and the unfairness of charging good landlords as well as bad.
5.21 The online survey, written comments and individual submissions demonstrate most
residents’ clear support for LBL’s licensing proposals. Understandably some tenants felt
unable to support the proposals due to the possibility that it could lead to their rent being
increased.
5.22 The separate written submissions and wide-ranging comments from the online survey, all
make important contributions to the debate about the merits of licensing. Some landlords
have made suggestions to make the scheme more palatable for them should it go ahead.
Submissions were received from the National Residential Landlords Association (NRLA),
Landlords Association and Safeagent focus on whether there is a need for a scheme and
argue that the LBL already have sufficient powers to tackle sub-standard HMOs. They raise
issues about the level of licence fee proposed; the basis on which fees may be discounted;
the evidence and business case and resources available for enforcement. They also raise
Safeagent raise a specific issue around the definition of mandatory licensing, whilst NRLA
raise a concern about the definition of 257 HMOs. These are clearly important issues that
the LBL has considered and have answered in table 4 below.
5.23 The Lambeth Green Group made their own separate submission with regards to the
proposals. They broadly support the proposals though ask why the Council aren’t
considering licensing of all privately let homes. They also ask about how the Council could
look at tackling the empty homes in the borough and ask whether the proposals could be
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more ambitious in relation to energy efficiency and the use of carbon-based fuels. In
response:


The Council has a power under the Housing Act 2004 to consider introducing Selective
Licensing, which is a form of licensing that seeks to licence privately rented homes that
aren’t HMOs. The Council is committed to exploring Selective Licensing and will bring
forward proposals in due course.



Empty Homes is a policy area being reviewed. We have already made some initial
changes to our approach to empty homes. The Council has re-focusing the limited
resources available into tackling homes that have been empty for two years or more, as
often homes empty for a lesser time are only empty because they are caught in a
transactional process, such as being sold or probate. The Council is also targeting
enforcement action to ensure empty homes are made secure against intruders and are
cleared of rubbish and overgrown plant material, to help reduce the neighbourhood
impact of unsightly and squatted empty homes.



Finally, although it is appreciated that the Council could’ve considered other
requirements in relation to energy efficiency and reducing the use of carbon-fuels, what
is already being proposed seeks to push HMOs in the right direction with regards to
these areas, far more than is currently being done. To put in place even greater
requirements at this stage could be considered unreasonable. However, licence
conditions will be regularly reviewed and these areas will be considered again as part of
any review.

5.24 The London Fire Brigade responded to the consultation and offered their full support of the
LBL’s proposals to introduce additional HMO licensing. They go on to state that the scheme
should achieve closer working with landlords to drive up standards, while helping to ensure
that homes are safe and well managed. They also support LBL’s aims in extending the
scheme to ensure that tenants living in a licensed HMOs can rent with confidence knowing
that their property has been properly inspected and licensed and that landlords also benefit
as they can advertise a certified property which is clearly managed in a responsible manner
and meets legal standards.

Summary of key issues raised by respondents to the survey
5.25 Table 4 below provides a summary of the key issues raised by respondents if the proposed
licensing scheme were to go ahead and the response from LBL, which sets out any
changes to proposals as a result of the consultation.
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Table 4 - summary of the key issues and RBG responses to them
Issue

Response

Reduce the standard fee.

Agreed – see Section ten

Living or dining rooms count as habitable room and a fee will apply
to these.

Not agreed – see Section ten

Discounts for landlords with only one property

Not agreed – The cost of administering and enforcing
a licence application is the same per property
regardless of whether a landlord has one or twenty
HMOs and the LBL must be able to cover the costs of
administering and enforcing the scheme. Everyone
applying for a licence will be treated the same in
relation to the application process.

Bigger discount for members of recognised bodies/accreditation
schemes.

Partially agreed – see Section ten for the level of
discount to be applied. Membership of recognised
bodies will also be included within the discount regime.

The LBL should include membership of Safeagent when applying
the discount for members of recognised bodies/accreditation
schemes.

Agreed.

Don’t apply the proposed fee increase of 30% on HMOs that the

Agreed.
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LBL has had to discover.
Discounts for responsible landlords that maintain their properties
and those that use accredited agents

Partially agreed – The LBL recognises the contribution
responsible landlords make to the HMO market, which
is why there will be a discount for licence holders that
are members of recognised bodies/accreditation
schemes. The LBL expect that although licence
holders will have to pay a licence fee, it will be the
irresponsible landlords that will be financially worse
affected as it will be these which will need to expend
money in bringing their sub-standard HMOs up to a
satisfactory level.

The consultation document incorrectly defined mandatory HMO
Licensing

Partially agreed – unfortunately a draft report was
mistakenly uploaded to the web when the consultation
went live, which included an out-of-date definition of
what is a mandatorily licensable HMO. As a result the
LBL sought Counsel’s advice on this matter as it would
not wish to unfairly prejudice anyone reading the
document. Counsel confirmed that there was sufficient
information contained within the document elsewhere
to direct readers to the correct definition and that noone would be disadvantaged by its inclusion as
proposals would see all HMOs subject to licensing if
adopted.

The LBL should include social housing, student housing those
HMOs used principally for religious communities.

Not agreed – The exemptions for social housing,
certain student housing and certain HMOs used
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principally for religious communities is imposed by law,
which the LBL has not control over.
The evidence base isn’t sufficient to support a Borough wide
scheme and an area specific scheme should be considered.

Not agreed – The LBL are satisfied that the evidence
shows sufficient correlation that ASB and other
irresponsible and criminal activity is associated with
HMOs. It is of course practicably impossible to
completely exclude other tenures in this exercise.
There is sufficient evidence to demonstrate a
significant lack of appropriate management and
standards in HMOs to justify a borough wide scheme.

Reconsider including HMOs as defined by section 257 of the
Housing Act 2004.

Not agreed – The LBL consider the inclusion of the
type of HMO essential to achieving an effective
scheme.
There are sufficient rental models being adopted that
exploit the HMO definition being created to warrant
their inclusion.
To try and further narrow the definition of the types of
257 HMOs to be included in the scheme would leave
further loopholes that could be exploited by
unscrupulous landlords.
However, the LBL recognises the difficulty that some
landlords would face in licensing these forms of HMO
and will adopt a reasonable and proportionate
approach to the enforcement of the scheme on these
forms of HMOs.
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The description of what a 257 HMO is incorrect

Partially agreed – an attempt was made to simply the
definition of what a 257 HMO is, which although
deviated from the precise legislative wording
sufficiently described a 257 HMO to be clear as to
what these are. This document explains what a 257
HMO is (see the glossary) and any resulting published
designation will contain the precise wording.

The cost of licensing will be passed onto the tenants through
increased rents.

This is a cause for concern and will be monitored.
Many private tenants are on low incomes and rely on
financial support to help with rent payments, even
when they are in employment. However, evidence has
seen rents increase in the LBL as landlords maximise
rental yields, without licensing. It is hoped that
responsible landlords will view licence fees as a
legitimate business expense and factor the cost in to
their business plans. As a legitimate business expense
the cost of a licence may possibly also be offset
against tax liabilities.
A typical 4 bed HMO would equate to a cost to the
landlord of £7.78 a week if the HMO is licensed for 5
years.

A scheme needs to be properly resourced and enforced to be
effective.

Agreed –Licensing brings a new layer of powers to the
LBL to assist in tackling rogue landlord behaviour and
bringing improving standards across the entire HMO
market rather than just the responsible landlords that
wish to comply. LBL is investing in resources and
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infrastructure to ensure a scheme is properly
resourced, enforced and supported to achieve its
objectives.
Some of the conditions wouldn’t work in certain types of HMO.

Agreed – The LBL has put together a comprehensive
list of possible conditions that might apply to a licence.
However, some may not be appropriate within a
particular type of HMO. Where this is the case
conditions will be omitted. Equally, it might be that an
HMO will need a bespoke condition relating to its
particular use and the conditions allow sufficient
flexibility for that to happen.
It should also be noted that a landlord will have the
opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.

The conditions should apply to the external appearance and
gardens

Partially agreed – the list of conditions already include
conditions relating to the general maintenance of an
HMO, which includes appearance and outside spaces
within the curtilage of the HMO.
The LBL will also be enforcing the requirements of the
HMO Management Regulations, which specifically
include Regulations pertaining to the maintenance of
outside spaces.
It should also be noted that a landlord will have the
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opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.
Amenity Standards are to rigid

Not agreed – the proposed standards are
comprehensive and represent what the LBL consider
minimum requirements that compliment national
requirements. However, flexibility is built into the
standards to ensure that where a particular HMO
needs a pragmatic approach this can be considered as
long as there is justification to do so.

Include more on energy efficiency and sound insulation

Not agreed – The proposed licence conditions already
strike the correct balance. The LBL also has at its
disposal Part one of the Housing Act 2004, which will
allow it to assess property conditions using HHSRS.
Where there are grounds to do so the LBL can then
take action to require improvements to alleviate
excess cold and insufficient sound insulation.

The proposed ‘provision of refuse receptacles and waste collection’ Not agreed – The LBL provide a reasonable waste
license condition is unreasonable.
collection service for its residents based on normal
residential use of a home. Many HMOs seek to house
more tenants than the house would’ve have been
originally designed to do and in separate households,
meaning there are several households producing
waste. This isn’t normal residential use, for which the
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LBL is obliged to provide waste facilities for. The
running of HMOs is a business and landlords will
therefore need to consider the waste needs of their
businesses and provide additional waste facilities if
required.
The Regulations governing the management of HMOs
already imposes a regulation on landlords to provide
sufficient waste receptacles for their HMOs. In
addition, central Government have now introduced a
mandatory license condition that covers this aspect as
well.
It should also be noted that a landlord will have the
opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.
The proposed ‘labelling of furniture, soft-furnishings, kitchen
appliances and white goods’ is unreasonable.

Not agreed – The LBL expends a large amount of
public funds in tackling this problem and cleaning up
after landlords and their tenants often without being
able to prosecute and recover costs due to an inability
to gather the level of evidence required to meet the
evidential test for a prosecution.
This condition seeks to impose a minor inconvenience
and a small cost on HMO landlords to label their goods
with the address of the property, which could be as
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simple as a property number and postcode. This would
readily identify the goods within the HMO and were
they therefore to be found dumped, provides additional
evidence of where these items have been dumped
from, discouraging this form of activity and improving
the neighbourhoods where this activity is taking place.
It should also be noted that a landlord will have the
opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.
The proposed infectious disease control condition is excessive.

Not agreed – Whilst it is accepted that the LBL would
not expect a licence holder to be a public health
professional, most HMOs will be subject to regular
inspection and therefore if there is an outbreak of
concern reported the licence holder can be reasonably
expected to respond to help mitigate the spread to all
the tenants occupied within the HMO, through the
provision of simple measures such as providing hand
sanitiser.
The recent outbreak of COVID-19 has brought this
issue into stark relief across the country, and we know
that communicable diseases such as the coronavirus
or Tuberculosis are far more likely to spread within an
HMO environment.
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It should also be noted that a landlord will have the
opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.
The proposed conditions relating to children occupied in HMOs are
excessive.

Not agreed – The conditions have been written in
response to the national standards relating to room
sizes for children in HMOs. Children are a vulnerable
group and where they are accommodated in HMOs
certain safeguards are needed to protect them when
living in accommodation that is shared by other
unrelated persons.
As set out previously, not necessarily all conditions will
need to apply to HMOs and an assessment of the
circumstances will be considered and appropriate
conditions applied.
It should also be noted that a landlord will have the
opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.

There is a merging of mandatory and discretionary conditions
within the consultation document, which should be addressed.

Not agreed – Even if the exact wording of mandatory
conditions hasn’t been replicated within the
consultation document, as explained within it, in
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practice the conditions will be merged to ensure the
conditions are easily understood. This therefore in no
way disadvantages those reading the document.
It should also be noted that a landlord will have the
opportunity to make representation about proposed
license conditions prior to a license being issued and
will also have the ability to appeal a license to the
First-Tier Tribunal, should they believe any given
condition is unfairly imposed by the LBL.
The proposed license condition requiring every tenant be given a
copy of the license and the conditions is excessive.

Agreed – this has been amended. See Appendix 5.

The inspection regime has not been defined.

Not agreed – Although not fully set out in the
consultation document, the proposed regime is set out
in this document – see Section two.
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6. Why is the scheme being proposed?
HMO prevalence and condition
6.1 A range of evidence concerning the management, occupation and condition of HMOs as well as
the impact of HMOs on the surrounding communities has been reviewed in order to establish
whether there are grounds for introducing Additional Licensing of HMOs across all of the LBL
The data used has come from a wide range of external and internal sources, including a
comprehensive report on the private rented sector as whole, produced by Metastreet on behalf
of the Council (see Appendix 4 for the full report) . These have been used to provide a picture
of the issues.
6.2 In 2018 the LBL estimated there were approximately 1,900 HMOs, of which predictive models
suggested that 70% are likely to fall within the definition of an HMO that the Government say
have to be licensed (mandatory HMO Licensing6). However, recent data analysis work has
significantly revised this estimate to approximately 5,000 HMOs7. In relation to the overall PRS
market in the London Borough of Lambeth (50,000 homes) the percentage of HMOs is
approximately 10% of this market, making HMOs an extremely significant type of housing for
the population of the LBL. Data also shows that ASB rates (per 1,000 properties) are
significantly higher in the HMO sector when compared to PRS as a whole and the 37.6% of the
HMOs in Lambeth contain one or more serious hazards that affect the health and safety of the
occupants.

6 The HMO or any part of it, occupied by five or more persons living in two or more single households who share one or
more amenities.
7 Source – London Borough of Lambeth – Metastreet Report - Private Rented Sector: Housing Stock Condition and
Stressors Report
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Map 3. Spread of HMOs

Source: Metastreet 2020

6.3 Map 3 shows that the spread of predicted HMOs is Borough wide.
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Chart 1 - Number of HMOs by ward
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Source: Metastreet 2020

6.4 Chart 1 further demonstrates that there is a spread of HMOs across Lambeth with two particular
wards standing out, being Bishop’s and Oval.
6.5 This spread of HMOs shows that in order for an Additional Licensing Scheme to have the
desired effect of helping regulate HMOs, a scheme would need to be Borough wide.
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Chart 2 - Number of HMOs with a Category one hazard by ward
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6.6 Chart 2 shows the number of HMOs in the borough that are predicted to have a category one
hazard, by ward. A Category one hazard is an assessment of the conditions at an HMO that
results in the identification of a hazard that will have serious consequences to the health and
safety of the tenants of the HMO. The assessment of a Category one hazard places the Council
under a legislative duty to take action. The typical types of hazards identified in HMOs in
Lambeth are Damp and Mould, Excess Cold (lack of insulation, heating, etc.) and Fire Safety
deficiencies. Fire Safety in particular is of a major concern in HMO’s where the risk of fire is
significantly higher than in other forms of accommodation.
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Map 4. Spread of properties with Category one hazards by ward

Source: Metastreet 2020

6.7 Map 4 shows the spread of HMOs with a Category one hazard across the borough. Overall,
1,892 (37.6%) HMOs in Lambeth are predicted to have at least 1 serious hazard. This is a
significantly high level, especially when compared to the national average of 14% for the PRS
as whole. Thornton ward stands out as a ward that appears from the map to have a small
number of HMOs with Category one hazards. However, a closer analysis of this ward shows
that 39.7% of the HMOs in this ward have a Category one hazard.
6.8 This data demonstrates that HMOs in Lambeth have significant levels of hazards that are a
serious risk to the health and safety of the occupants and that these sub-standard conditions
are found in HMOs across the whole borough.
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Chart 3 - Anti-Social Behaviour rates per 1,000 dwellings by tenure
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6.9 Anti-Social Behaviour (ASB) has a significant and detrimental impact on neighbours and
neighbourhoods. Chart 3, shows that PRS properties are 3.7 times more likely have an ASB
incident compared to owner occupied properties. When looking at HMOs as a subset of the
PRS this rate increases dramatically, with HMOs 15.3 times more likely to have an ASB incident
than owner occupied properties.
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Map 5. HMO & ASB

Source: Source: Metastreet 2020

6.10 Map 5 shows the spread of ASB incidents across the borough. 3,686 ASB incident relating to
5,027 HMOs (commercial and ASB incidents not linked to residential premises are excluded
from these figures) were recorded over a 5-year period (2015-2020).
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Chart 4 - ASB linked to HMOs per 1,000 properties by ward.
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6.11 Chart 4 shows the ASB attributed to HMOs per 1,000 properties by ward. This gives a clearer
picture of the level of ASB linked to HMOs in any individual ward as the numbers of properties in
a ward doesn’t skew the results. Although there are clear hot spots of ASB (such as Stockwell
and Larkhall wards), the spread is borough wide.

Page 49 of 217

Chart 5 - Recurring ASB in HMOs by ward.

Source: Metastreet 2020

6.12 Chart 5 shows where there have been two or more repeat incidences of ASB in HMOs. In total
446 HMOs have experienced repeat incidents. This demonstrates that although the LBL is
relatively effective at tackling ASB, current measures are not sufficient to tackle all problems. An
additional HMO licensing scheme would bring greater powers and tools to the LBL to help deal
with ASB.
6.13 High levels of ASB can be used as a proxy indicator of poor property management. HMO
properties often have higher levels of transience which can result in higher waste production
and ASB by tenants. This level of ASB disrupts the lives of HMO occupants, their neighbours
and the neighbourhood as a whole. In serious cases this can have significant impacts on
peoples health and wellbeing. Licensing can assist with these issues by imposing conditions on
licence holders to put in measures to both limit and report ASB associated with the tenants of
their HMOs.
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Chart 6– Service requests made by HMO tenants to the Council, by ward.
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Source: Metastreet 2020
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Map 6. Spread of requests for Service relating to HMOs

Source: Metastreet 2020

6.14 2,549 service requests from HMO properties were received by Lambeth over a 5-year period
(2015-2020). This equates to 42% of the total number of service requests received relating to
the PRS as a whole. This is a disproportionately high level of demand is a direct indicator of the
poor standards found in HMOs. Chart 6, shows the levels of service requests by ward and map
6 shows the spread across the borough, which clearly demonstrates again that issues in HMOs
are borough wide.
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Chart 7. Levels of Enforcement Activity
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6.15 The Private Sector Enforcement and Regulation Team have successfully used a variety of
enforcement activity to help secure improvements to dwellings or bring rogue landlords to
justice. The sort of issues found have been, dangerous electrics, HMOs so filthy as to be a
health hazard, gas leaks, parts of the structures of HMOs being in such poor condition as to be
at risk of collapse, etc. Chart 7 shows the formal enforcement activity undertaken by the Private
Sector Enforcement and Regulation Team in HMOs by ward. This again shows that the spread
of enforcement is across the borough with hotspots in Streatham South, St Leonards, Ferndale
and Clapham Common. It is worth noting that these figures don’t show the full picture of the
work to improve standards in HMOs, but only where the Private Sector Enforcement and
Regulation Team have had to step in formally to resolve matters. Often informal enforcement
(which isn’t represented in these figures) is sufficient to tackle the issues found.
6.16 This enforcement action helps the London Borough of Lambeth tackle the prevalence of
hazards found in HMOs as detailed in Chart 2 where Fire, Cold and Damp and Mould are the
most common hazards found. A variety of enforcement tools are used to deal with the problems
found ranging from an Improvement Notice, which requires works and improvements to be
undertaken within a specified time scale to reduce the risk associated with hazards found, e.g.
to provide a heating system where a HMO is too cold, through to Emergency Prohibition Orders
(EPO) and Emergency Remedial Action (ERA), which are emergency powers used where there
is an imminent risk to the health and safety of HMO tenants. An EPO is mainly used to
immediately require a HMO to be prohibited from use. ERA is a power that allows for works to
be undertaken by the London Borough of Lambeth to make an HMO safe and then charge the
landlord for doing those works. Works in Default are a growing activity used, which allow for the
London Borough of Lambeth to undertake works specified in some formal notices (e.g. an
Improvement Notice), where the landlord has failed to comply with the notice and improved the
sub-standard conditions. The cost of works plus the cost of the time the Council takes to do this
are recoverable from the landlord.
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6.17 Overcrowding remains a significant issue within the HMOs. Overcrowding has psychological
effects on occupants, is a contributor to problems with condensation and mould growth, can
increase the likelihood of pest infestations, such as bed bugs and facilities provided in HMOs
become quickly overused and subject to excessive wear leading to disrepair and breakdowns.
It is becoming increasingly common to find ‘beds for rent’ in HMOs where a room has many
beds within it and it is the bed rather than the room that is rented. Overcrowding Notices
(requires reductions in numbers) and Prohibition Orders (limits how many people a dwelling can
accommodate) are an ‘after the fact’ tool to tackle overcrowding and will often result in tenants
being evicted and presenting as homeless to the London Borough of Lambeth. Licensing sets
the limits on numbers at the inception of the licence and is therefore a more proactive measure
with lesser deleterious effects on tenants.
6.18 Over the last two years (19/20 &20/21) the Private Sector Enforcement and Regulation Team
has increased the number of criminal investigations it has undertaken for a multitude of
offences, such as failing to licence a HMO This has led to one successful prosecution and the
imposition 8 Civil Penalties amounting to over £80,000 in fines. All the prosecutions and Civil
Penalties have been in relation to HMOs. The Service continues to have a number of active
investigations.
6.19 In the main all enforcement action taken by the Private Sector Enforcement and Regulation
Team is reactive to situations found and primarily deals with repairs and improvements. None of
the enforcement action taken effectively deals with how an HMO is managed or the type of
tenancy arrangements put in place. Licensing turns this situation around, making it an offence
not to licence, preventing a landlord from evicting tenants until it’s licensed. Landlords need to
be ‘fit and proper’ to operate the HMO and a licence will carry proactive conditions placing
requirements on landlords of HMOs to property manage their HMOs and put in place the correct
tenancy arrangements.
6.20 The Council currently operate mandatory licensing of HMOs. This scheme specifically excludes
flats that are HMOs in purpose-built flats situated in a block comprising 3 or more self-contained
flats. This means that a flat housing 5 unrelated people on the 36 th storey of a purpose-built
block of flats would not be required to be licensed. Why therefore should a bungalow housing 5
persons unrelated need a licence but a 10th storey flat with 5 unrelated persons not? The flat on
the 10th storey would represent a far greater fire risk as it places not only the tenants of the
HMO at risk but the occupants of the other flats in the block. Issues of ASB are likely to have a
far greater impact in a block of flats than it is in a bungalow. This seems to the Council to be
disingenuous to the purpose of licensing which seeks to put in place additional controls over the
operation of an HMO to make sure it is safe and well-managed. An additional licensing scheme
would address this imbalance and create a level playing field for all landlords operating HMOs
across the borough.
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Unorthodox HMO rental models and practices
6.21 The work of Private Sector Enforcement and Regulation Team has found a worrying trend of
unusual HMO practices in the London Borough of Lambeth:
Rent to Rent model. This is where a landlord will rent to a tenant. This tenant (now referred to
as the head tenant for ease of reference) will then sub-let the property to other tenants creating
an HMO. The head tenant may or may not reside in the property and the landlord may or may
not be aware of the sub-letting. In the majority of cases the head tenant nor the landlord will
make any attempt at carrying out the improvements now needed at the property in relation to
levels of amenities needed and improvements to fire safety for the number of people now living
at the HMO. Often these HMOs are not declared and therefore remain hidden in the
community. They are invariably poorly managed and the sub-tenants have little recourse as they
are not the actual tenant of the property and the head tenant has no authority (in the majority of
cases) to let and create new tenancies. This means that the sub-tenants are often the people
caught in the middle, leading to them being wrongly evicted from the HMO. This was not a
situation envisaged by the legislators when drafting the Housing Act 2004. The role of a head
tenant and the landlord is not clearly set out. It is common for the head tenant and the landlord
to blame each other for this practice. This makes it hard to establish who the London Borough of
Lambeth should take action against.
Beds in Sheds. An unauthorised development, usually within the curtilage of an existing
dwelling. This practice sees unsuitable buildings, such as outbuildings and garages converted
into dwellings, usually associated with HMO use. This is done without planning consent or
Building Regulation approval. They are often sub-standard and will usually require multi-agency
intervention, such as planning enforcement, housing enforcement, etc.
Avoidance Rental Model. Smaller, two storey (4 or more bed) properties are purchased and
then the rooms converted into small self-contained flats, with minimal kitchen facilities and a
small ensuite bathroom in the room. A ‘shared kitchen’ will also be provided. Vulnerable single
persons are then sought from charities and local authorities to place in these rooms. This type
of practice avoids the need for planning permission for the conversion (because of the shared
kitchen making the use ambiguous), sees the ‘flats’ being separately assessed for Council Tax,
thus creating a situation where the ‘self-contained’ Local Housing Allowance (LHA) rate can be
applied rather than the significantly cheaper ‘room’ LHA rate. This type of development remains
unregulated, building practices are often sub-standard (such as overloaded electrics) and leads
to tenants being accommodated in tiny unsuitable flats. Again this requires a coordinated
interventionist approach to tackle.
Beds to Rent. As the name suggests rather than rooms being rented beds within rooms, such
as bunk beds are rented.
Large HMOs without Planning Permission. This is where a landlord will create an HMO with
more than 6 residents without obtaining planning approval for the use. It is likely that larger
HMOs will have a greater neighbourhood impact and the risk associated with them is
heightened by the greater numbers in occupation. This is why planning permission is required
so that the proposals can be properly assessed.
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Summary
6.22 The data currently demonstrates that there is sufficient evidence to conclude that there are
significant and persistent problems with the management and standard of HMOs in the London
Borough of Lambeth. The data shows that the market is growing and HMOs are widely spread
across the Borough. There is a correlation between the prevalence of HMOs and the
incidences of ASB, other nuisance issues and environmental problems. Although the London
Borough of Lambeth have put in place measures to help tackle HMOs and rogue landlords,
such as Landlord Accreditation (currently 1,254 accredited landlords in the London Borough of
Lambeth8), landlord business clubs, tenant support and the Private Sector Enforcement and
Regulation Team, these measures are insufficient on their own to deal with the problem.
Designating an Additional HMO Licensing scheme will help lead to a reduction in ASB when
combined with other measures being taken by the London Borough of Lambeth and its partners.
A designation will help contribute towards the corporate strategic housing objectives of driving
up housing standards and addressing issues of poor HMO management, whilst at the same
time providing tenants with better information about properties they may be planning to rent. It
is also consistent with the London Borough of Lambeth’s co-ordinated approach towards
homelessness and the co-ordinated approach adopted between partner agencies and the
London Borough of Lambeth to deal with ASB and other environmental problems.

8 Source – London Borough of Lambeth
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7. How does it fit with the Lambeth’s other plans?
7.1 The Homelessness Strategy9, was adopted at the end of 2019. This explored the issues faced
in the growing PRS market in Lambeth, including how the London Borough of Lambeth is
working with PRS landlords to help reduce homelessness across the borough. The strategy
includes specific commitments in relation to improving work in the PRS, which includes an
explicit commitment to consider an expansion of licensing schemes.
7.2 The London Borough of Lambeth is a labour majority led Council. In the last Lambeth Labour
Party Manifesto, improving conditions in the PRS was a major focus with the following
commitments made:


We will expand our landlord licensing scheme to double the number of HMOs covered.



We will name, shame and prosecute rogue landlords who fail to provide decent homes, doubling
the number of inspections of private rented homes over the next four years so dodgy landlords
have nowhere to hide.



Use our powers to levy fines of up to £30,000 and to ban rogue landlords from operating in
Lambeth.



We will introduce a new private renters’ charter setting out renters' rights and Lambeth's powers
to intervene.

7.3

The London Borough of Lambeth’s current Housing Strategy was adopted in 2017 and pre-dates
plans to investigate further licensing. However, a new strategy is currently being written and is
planned to be adopted in 2021. This explores how the PRS does and will contribute to meeting
the housing needs of Lambeth’s residents. It recognises the contribution the PRS makes to
meeting housing needs but also identifies that it is in the PRS that we see the worst conditions
and management. It therefore will specifically include commitments to improving the way the
London Borough of Lambeth tackle PRS conditions, which includes exploring proposals to
increase property licensing, including additional HMO licensing.

7.4 The Mayor of London, Sadiq Khan, came to power in 2016 having made a number of manifesto
commitments10, which included a commitment to improve the PRS offering in the city, to this
end he committed to:


Setting up a London-wide not-for-profit lettings agency for good landlords, building on the work
that Councils have started, and ending rip-off fees for renters.



Working alongside boroughs to promote landlord licensing schemes to drive up standards, and
make the case to government for London-wide landlord licensing.



Naming and shaming rogue landlords and ensure tenants have access to this information
online.

7.5 These London wide commitments reflect and support the strategic housing direction of the
9 https://www.lambeth.gov.uk/sites/default/files/homelessness-and-rough-sleeping-strategy-december-2019.pdf
10 London Labour – Manifesto for all Londoners (9 march 2016) http://www.sadiq.london/a_manifesto_for_all_londoners
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London Borough of Lambeth in tackling sub-standard and poorly managed HMOs.
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8. What are the Benefits?
8.1 Designating an Additional HMO Licensing scheme will deliver a range of positive benefits for the
residents of the London Borough of Lambeth:
 HMO’s will be managed more effectively and issues of ASB within properties addressed and
reduced, which will benefit tenants and local communities.
 Licensing places the onus on the landlord to licence their HMO with the LBL.
 Licensing is a powerful tool that allows the LBL to also target measures to improve the
management and tenancy arrangements of HMOs.
 The conditions attached to licenses can be wide ranging to help tackle holistic as well as area
or property-based issues, e.g. areas with waste issues associated with HMOs.
 Support for landlords when dealing with anti-social tenants.
 The long-term improvement of HMOs.
 A scheme takes tension out of the relationship between landlord and tenant - Improvements
will be required by the LBL, rather than tenant complaining and subsequently losing their
tenancy.
 A landlord cannot use ‘no fault’ (section 21) powers to evict tenants until the HMO is licensed.
 Tenants will be able to apply for a Rent Repayment Order (RRO), where the HMO hasn’t
been licensed but should have been to claim back up to a years rent from the landlord.
 A consistent approach will be achieved towards improving conditions, management and
tenancy arrangements across the HMOs. Tenants will know the level of quality to expect and
ultimately be provided with better quality and choice of accommodation.
 Reduced turnover leading to more settled communities.
 Improved neighbourhoods should lead to a positive impact on property values and rental
yields.
 Landlords with a poor track record will be prevented from continuing to operate if they fail the
‘fit and proper person’ test.

Page 59 of 217

9. Reviewing Progress
9.1 The Housing Act 2004 requires local authorities to review their licensing schemes from time to
time and to revoke the scheme if they consider this to be the most appropriate action. A
process of review will be useful to assess whether there are ways of making the scheme more
effective and ultimately to determine the success of the scheme in its later stages with a view to
informing the exit strategy. It is proposed that an initial review is carried out at the end of year 2
with a further review at the end of year 4 to help inform the strategic direction following the
expiry of the five-year scheme, e.g. whether a further scheme is needed or whether the scheme
objectives have been met.
9.2 It is recognised that licensing is part of an overall approach to help improve the private rented
offering within the LBL and outcomes achieved may not be solely as a result of licensing. With
this caveat, progress will be assessed against the following key outcomes:
 Improvements to the health and safety for private tenants of HMOs.
 Improved management standards in HMOs.
 Improved local communities, with a particular regard to refuse, anti-social-behaviour and
reductions in unauthorised developments.
 Improved tenancy management particularly with regard to a reduction in end of tenancy and
protection from eviction in HMOs.
9.3 Specific and measurable outcomes will be identified and developed with partners to assist in
measuring performance against these objectives and facilitating reviews.
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10. Resourcing, Costs & Fee Revenue
Proposed Fee Structure and Projected Fee Revenue
10.1 The LBL will charge a fee to cover the scheme running costs. This will be £506 per habitable
room11 within an HMO for the five-year period. A habitable room is defined as a room used for
sleeping. Where a room is provided as a dining or living room (or similar), this will not be
counted as a habitable room for the purpose of the licensing fee.
10.2 For initial budgeting purposes, it is assumed that licensing will be achieved at 80% of the
estimated HMOs in the Borough. This allows for fluctuations in the market and discrepancies in
the estimated number of HMOs. A 2.5% annual rate of inflation is assumed. It is anticipated that
the bulk of applications will be received in the early years and the revenue stream is modelled
on this basis.
10.3 In response to the consultation the fee structure has been revisited, the overall licence cost
being driven down by a commitment to the automation of the licensing processing. The fee
structure is to be reviewed regularly (at least annually) to ensure accuracy in terms of costs and
revenue generation.
10.4 The following discounts will apply in certain circumstances:
a) A discount of 20% (fee of £394 per habitable room12) for landlords/agents who are members
of a recognised accreditation scheme and/or members of a recognised professional body.
The LBL will produce a list of recognised bodies that will be integrated within the online
application form. Bodies that are not listed and believe they should be, will be afforded the
opportunity to make representations.
b) A 50% discount (fee of £246 per habitable room13) for landlords who are housing charities
(where the function of the charity is to provide support for the tenants they house).
10.5 Only one discount would apply to an individual application, for example a registered charity that
was also an accredited landlord would receive the 50% discount, as this is the larger of the two
discounts being offered.
10.6 The cost of the proposed reduced fees is included within the financial modelling, which seeks to
recoup all eligible costs over the life of the scheme. Table 5 below sets out the projected costs
and revenue over the five-year life of the proposed scheme, showing that revenue is projected
to be equal to the cost of administering the scheme.

11 or per each self-contained unit within a HMO that is a building converted into flats
12 or per each self-contained unit within a HMO that is a building converted into flats
13 or per each self-contained unit within a HMO that is a building converted into flats
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Table 5. Total Scheme Costs & Projected Fee Revenue

Scheme Costs
Projected
number of
licences
Revenue from
Licences

Yr 1

Yr 2

Yr 3

Yr 4

Yr 5

Totals

£2,076,239

£1,938,517

£1,939,809

£1,942,242

£2,000,221

£9,897,029

1,700

1,250

400

380

292

4,022

£4,245,562

£3,127,369

£976,787

£926,185

£703,537

£9,979,441

10.7 The LBL cannot make a profit or surplus from the scheme, which means it will annually review
the cost of running the scheme and the projected revenue stream from licensing. This could
mean that the fees charged may need to be increased or reduced depending on whether the
number of applications received deviates from the assumed profiles or fluctuations in the
running costs.
10.8 If adopted any scheme will confirm with the Provisions of Services Regulations 2009. This
means:
a) The licence fee will be split between the administrative and enforcement costs. The
administrative cost of processing the licence will be charged for at the time of application and
the enforcement cost will be charged prior to the issue of the licence. The enforcement
element of the charge will not be made if the LBL refuse to issue the licence.
b) Tacit consent will apply to the scheme. This means that the LBL must set a reasonable time
frame in which it must process a full and complete licence application. If it fails to meet this
timeframe then the HMO can be operated as though the LBL had issued an unconditional
licence. In exceptional circumstances the LBL may extend this period once for a maximum of
12 weeks.
10.9 The financial modelling of the scheme builds in assumptions of the numbers of licences that
would attract reduced rates based on experience with other licensing schemes. If the number of
applications received for reduced cost fees varies from the assumptions, then this will impact
the overall costs of the scheme and the licence fees payable. Therefore, should the number of
applications received for reduced fee licences begin to move toward the assumed numbers it
will trigger a financial review to reassess the financial modelling and if necessary, make
changes to costs and the cost of a licence.

Scheme Costs and Staffing
10.10 In considering the feedback from the consultation, a desire to keep costs to an absolute
minimum and to ensure that the significant volume of applications that will need to be
processed are done so efficiently and effectively, the LBL is seeking to automate (as much as
practicable) the application and licence generation processes, which will include online
payments for the licences. Table 6, below breakdowns the projected costs for the five-year life
of the scheme. As stated elsewhere in this report, costs will be regularly reviewed.
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Table 6. Scheme Costs
Yr 1

Yr 2

Yr 3

Yr 4

Yr 5

Totals

(£)

(£)

(£)

(£)

(£)

(£)

1,645,745

1,686,889

1,729,061

1,772,287

1,816,595

8,650,576

130,125

86,750

43,375

0

0

260,250

1%
management
costs

16,457

16,869

17,291

17,723

18,166

86,506

IT
infrastructure
and
maintenance

14,000

14,000

14,000

14,000

14,000

70,000

Consultation

30,000

0

0

0

0

30,000

Evidence
Base

76,000

1,000

1,000

1,000

1,000

80,000

15,000

3,000

2,000

1,000

1,000

22,000

10,000

3,600

3,600

3,600

3,600

24,400

Equipment

7,000

1,500

1,500

1,500

1,500

13,000

Stationery

2,000

2,000

2,000

2,000

2,000

10,000

Legal Costs

70,373

72,132

73,936

75,784

77,679

369,904

Counsel

10,000

0

0

0

10,000

20,000

49,539

50,777

52,047

53,348

54,682

260,393

2,076,239

1,938,517

1,939,810

1,942,242

2,000,222

9,897,029

Salaries
Temporary
staff

Publicity/
Advertising
Postage

Public
Protection
Officer
Totals

10.11 Current projections indicate three management posts, twenty-two field staff and a core team of
six support staff are required to administer the proposed scheme. Up to three additional
temporarily employed or contracted part-time staff may be needed in the first years of the
scheme to help provide flexibility in responding to peaks throughout the life of the scheme. A
breakdown of the projected number of staff required to administer the scheme throughout a
five-year life is set in Table 7 below.
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Table 7. Staffing Resources
Yr 1

Yr 2

Yr 3

Yr 4

Yr 5

Management
Team Leaders

3

3

3

3

3

Total Management

3

3

3

3

3

Senior Administrative
Officers

1

1

1

1

1

Administrative Officers

4

4

4

4

4

Temporary
Administrative Officers

3

2

1

0

0

Solicitor

1

1

1

1

1

Total Support

9

8

7

6

6

Principle
Environmental Health
Officers

3

3

3

3

3

Environmental Health
Officers

10

10

10

10

10

Tenancy Relations
Officer

1

1

1

1

1

Technical/Licensing
Officer

6

6

6

6

6

Intelligence Officers

2

2

2

2

2

22

22

22

22

22

34

33

32

31

31

Support staff

Field Staff

Total Field

Total All Staff
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11. Requirements for the Designation of an Area for Additional
Licensing
11.1 Section 59 of the Housing Act 2004, requires the LBL to publish the designation. Once
published the designation must remain available to the public. The designation must set out:
(a)

that the designation has been made,

(b)

whether or not the designation was required to be confirmed and either that it has been
confirmed or that a general approval under section 58 applied to it (giving details of the
approval in question),

(c)

the date on which the designation is to come into force, and

(d)

any other information which may be prescribed.

11.2 After publication of a notice and for as long as the designation is in force, the local housing
authority must make available to the public in accordance with any prescribed requirements:
(a)

copies of the designation, and

(b)

such information relating to the designation as is prescribed.

11.3 In addition to the requirements of the Act, the notice must also contain the following information:
A brief description of the designated area;
The name, address, telephone number and email address of the local housing authority
which made the designation;
The premises where the designation may be inspected; and
The premises where applications for licences and general advice may be obtained;
A statement advising any landlord, person managing or tenant within the designated area to
seek advice from the local housing authority on whether their property is affected by the
designation; and a warning of the consequences of failing to licence a property which is
required to be licensed, including the criminal sanctions.
11.4 The Licensing and Management of Houses in Multiple Occupation and Other Houses
(Miscellaneous Provisions) (England) Regulations 2006 places further requirements on this:
Within 7 days after the date on which the designation was confirmed:
Place the notice on a public notice board at one or more municipal buildings within the
designated area,
Publish the notice on the LBL web site; and
Arrange for its publication in at least two local newspapers. It must be published five more
times in the same two newspapers at intervals of no less than two weeks and no more than
three.
Within 2 weeks after the designation was confirmed, must send a copy of the notice to:
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Any person who responded to the consultation conducted by it under section 56(3) of the
Act (this will be by email),
Any organisation which, to the reasonable knowledge of the local housing authority
represents the interests of landlords or tenants; or
Represents managing agents, estate agents or letting agents, and
Every organisation within the area which the LA knows or believes provides advice on
landlord and tenant matters, including; law centres; citizens' advice bureaux; housing advice
centres; and homeless persons' units.

Page 66 of 217

12. Licence Conditions
12.1 All HMO landlords letting HMOs in the Borough will require a licence from the LBL for each of
their HMOs. The proposed licence conditions are attached at Appendix 5. They include certain
mandatory conditions required under Schedule 4 of the Housing Act 2004 and additional
conditions required by the LBL in relation to:
 Appliance safety and provision of safety certificates or declarations
 Amenity provision
 The number of persons and households permitted to occupy the HMO
 Tenancy management and arrangements
 HMO management and arrangements
12.2 The licence may also specify the maximum number of households the LBL assess the HMO can
accommodate or limit the occupancy of the HMO. This might occur if an HMO size were unable
to accommodate the number of households or if there was part of the HMO that would not be
suitable as a bedroom, etc.
12.3 Failure to comply with any of the licence conditions may result in prosecution or the imposition
of a civil penalty of up to £30,000 per breach and loss of their licence.
12.4 When deciding to grant a licence the LBL must be satisfied that the proposed licence holder is a
‘fit and proper person’.
12.5 Where landlords fail to licence a property the LBL will take enforcement action against them and
following successful prosecution they could face an unlimited fine or the imposition of a civil
penalty of up to £30,000. Tenants and the LBL can claim back rent and/or LHA for a period of up
to a year during the time an HMO has not been licensed. Landlords cannot use section 21
eviction proceedings to evict their tenants whilst the HMO remains unlicensed.
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13. Amenity and Space Standards
13.1 All HMO landlords letting properties in the LBL area will be required to meet minimum amenity
and space standards. The proposed standards are attached at Appendix 6. They include:


Space standards for the different types and styles of HMO, e.g. bedsits, rooms with kitchen
facilities, hostel type HMOs, etc.



The numbers and standards of kitchen facilities.



The numbers and standards of bathroom and WC facilities.



The numbers and standards clothes drying facilities.



Heating standards.



Refuse storage and disposal standards.



Lighting and ventilation standards.



The standard for cleaning of shared rooms and spaces.



Fire safety standards.



The availability of contact details for the landlord/manager.
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14. The Enforcement Policy
14.1 Anyone subject to enforcement has the right to be treated proportionally, objectively, reasonably,
and fairly. In order to be transparent in the way enforcement is done in the Private Sector
Housing Service, an Enforcement Policy is in place which, details of the LBL’s approach to
regulating private sector housing standards. It sets out what owners, landlords, their agents and
tenants of private sector properties can expect from us. This Policy has been reviewed and
amended in light of proposals to increase the use of licensing powers and enforcement to better
protect the heath, safety and welfare of residents of Lambeth. Any enforcement action will be
compliant with relevant legislation and guidance and shall be in line with the principles of good
enforcement outlined in the Enforcement Concordat and the Regulators’ Code.
14.2 The revised and revised Policy set is set out at Appendix 7. Among other things this sets out
how licensing will be approached and what licence applicants and licence holders can expect.
14.3 The Policy is framed around set objectives, which are replicated below:
a. Tenants of a private landlord or Registered Providers of social housing (RP’s) live in homes
free of significant hazards which affect their health and safety.
b. Privately rented accommodation, including houses in multiple occupation (HMOs), are
managed in accordance with legal requirements.
c. All licensable properties are licensed, and licence conditions met.
d. Vulnerable occupiers or those unable to support independent living, live in accommodation
free of significant risks to their health and/or safety.
e. Owners or occupiers of privately-owned land or property do not cause a statutory nuisance
to owners or occupiers of other land or property.
f. Owners or occupiers of privately-owned land or property do not present an unacceptable
risk to public health, safety or the environment.
g. Empty homes don’t cause a nuisance to the local neighbourhood, are secured against
unauthorised access and are ultimately brought back into use.
h. Purpose built and buildings converted into blocks of flats are free of significant fire safety
hazards, especially in relation to external cladding materials.
i.

The service meets its statutory duties.
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Appendices
Appendix 1. Glossary of terms used in this consultation document.
Private Rented Sector (PRS) - A generic term covering different types of homes let to tenants by
private landlords.
Rent to Rent - A term used to describe a situation where a landlord lets to a tenant and the head
tenant then sub-lets to their own tenants, often creating an HMO. The head tenant may or may not
reside in the property and the landlord may or may not be aware of the sub-letting.
Beds in Sheds - An unauthorised development, usually within the curtilage of an existing dwelling, of
an outbuilding or property addition or garage for the use as a separate dwelling or extension of the
existing dwelling.
Electoral Ward - A sub-area of the local authority district represented by one or more Councillors.
Local Housing Allowance (LHA) - this is the means tested benefit specifically relating to housing
and replaced ‘housing benefit’ within the PRS.
Anti-Social Behaviour (ASB) - For discretionary licensing schemes affecting housing, this is
conduct on the part of people living in, or visiting, residential premises a) which causes nuisance or
annoyance to other people living in, or visiting, or otherwise engaged in lawful activities in the vicinity
of the property, or b) which involves or is likely to involve the use of such premises for illegal
purposes.
House in Multiple Occupation (HMO) - Generally speaking, a building / part of a building is an HMO
if it is let to 3 or more unrelated tenants who form 2 or more households and who share a kitchen,
bathroom or toilet. The term takes in buildings divided into flatlets and bedsits and houses let to a
group of unrelated people such as students. Buildings fully divided into self-contained flats can be
HMOs in certain circumstances.
Additional Licensing scheme - A discretionary scheme to improve management standards in
HMOs. A scheme applies to specified types of HMO that fall outside the Government’s mandatory
licensing scheme.
Fit and Proper Test - A legislatively defined test (section 66 of the Housing Act 2004 http://www.legislation.gov.uk/ukpga/2004/34/section/66) test of a licenses holder and any nominated
managers professional standards of conduct. Note. The Housing and Planning Act 2016 is due to
amend these provisions, introducing further criteria and the Government are currently consulting on
whether to make it a requirement on anyone proposing to hold a licence or be nominated as a
manager to submit a criminal records check as part of the licence application process.
Bedsit house - A house which has been divided up into a series of one-room lettings (bedsitting
rooms’) with cooking facilities either in the room or shared with other shared with other tenants.
Baths, showers and toilets are also usually shared with others.
Mandatory/Compulsory HMO licensing - The national scheme for the licensing of certain HMO
types. It applies to HMOs of 3 or more storeys with 5 or more occupiers living in 2 or more
households. All HMOs of this type must be licensed with the London Borough of Lambeth by law.
Flatlets / non-self-contained flats - Created when a house is loosely subdivided into a series of
lettings but the conversion stops short of full self- containment. Some sharing of facilities like toilets or
bath/shower rooms usually occurs, and rooms in lettings may be entered directly off landings and
passages.
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HMO Management - The day-to-day running of an HMO. It usually takes in activities such as:
collecting rent; resolving disputes; arranging repairs, maintenance and redecoration; paying bills; and
tackling anti-social behaviour. Some landlords manage their HMOs themselves but others employ
agents to do it for them. Some landlords appoint trusted tenants to act as managers.
Household - The Housing Act 2004 defines what constitutes a household
(http://www.legislation.gov.uk/ukpga/2004/34/section/258). To surmise a household are a group of
people forming a family. A family means:





persons who are married or live together as a couple; or
one of them is a relative (means parent, grandparent, child, grandchild, brother, sister, uncle,
aunt, nephew, niece or cousin (includes a half-blood relationship and a stepchild)) of the other;
or
one of them is, or is a relative of, one member of a couple and the other is a relative of the
other member of the couple.

Self-contained flats - Created when a house is subdivided into completely separate units of
accommodation. Each unit will have its own ‘front door’, with all of the living rooms and normal
domestic facilities behind it. Houses are sometimes converted into a mix of self-contained and nonself-contained flats or even flats and bedsits.
Section 257 HMO - certain converted blocks of flats
(1)

(2)

(3)

For the purposes of this section a “converted block of flats” means a building or part of
a building which—
(a)

has been converted into, and

(b)

consists of,self-contained flats.

This section applies to a converted block of flats if—
(a)

building work undertaken in connection with the conversion did not comply with
the appropriate building standards and still does not comply with them; and

(b)

less than two-thirds of the self-contained flats are owner-occupied.

In subsection (2) “appropriate building standards” means—
(a)

(b)

in the case of a converted block of flats—
(i)

on which building work was completed before 1st June 1992 or which is
dealt with by regulation 20 of the Building Regulations 1991 (S.I.
1991/2768), and

(ii)

which would not have been exempt under those Regulations, 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

in the 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 (c.
55).

Shared house - A house rented by a group of unrelated people, typically students or young
professionals, who live in it under one tenancy agreement and share its facilities but have their own
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bedrooms. Usually, if one of them leaves the remainder find someone to take his or her place.
Co-living - Co-living is a form of HMO type where a property is let to individual tenants rather than a
group coming together, but the agency finding the tenants will carry out vetting that seeks to find
tenants that are compatible with each other. The agency also encourages communal living among
the tenants, e.g. eating together, socialising, etc. To this end a typical co-living HMO will not have
locks on the individual bedroom doors and will have a communal living space.
Management Order - An interim or final management order can be made, subject to certain
conditions, to protect the health safety and welfare of people living in the property or others owning or
living in a property nearby, where there is no reasonable prospect of a property requiring a licence
being licensed.
The Housing Health and Safety Rating System (HHSRS) - is a risk based approach to assess
whether a dwelling contains hazards that could impact on the health, safety and welfare of persons
occupying that dwelling, or visitors to the dwelling. There are 29 potential hazards identified for
dwellings. An assessment under the HHSRS will determine if any hazards are present and for each
hazard identified whether the hazard is a category one or a category two hazard. Hazards assessed
as category one are the most serious and will have a severe impact on the health, safety and welfare
of occupiers.
Temporary Exemption Notice - Where the person in control or managing a house that should be
licensed notifies the London Borough of Lambeth that they intend taking steps so that the house is no
longer required to be licensed, the London Borough of Lambeth can issue a notice exempting the
property from licensing for a period of 3 months.
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Appendix 2. Quantitative Online Consultation Responses.
See separate pdf document.
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Appendix 3. Qualitative Comments from the Online Consultation
Residents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
neighbours in HMO bbqing their food next to my bedroom
Drug smoking
Police are quite often on our estate, and there are often large groups of people hanging around in stairwells taking
drugs
Fly tipping and drug dealing in local area
I've been groped at a bus stop by a drunk man, and in the market I was once punched by another man, and I've seen
racist and transphobic stickers put up around ,,,,
…... Restaurant with a garden at the back of the building. Playing loud music after midnight every weekend before the
pandemia.
Harassement from tenants of HMO AND drug addicts and their drug dealers / RACISM outside my own front door
( HMO ……
I've been asked if I want to buy drugs, and have been propositioned walking home. I've had a drunk woman (probably
with mental health issues) with a dog threaten and follow me because I looked at her.
Noisy neighbours, beggars harassing people on the street asking for money, groups of teenagers intimidating
residents, grafitti, rubbish dumped outside my door, etc.
Used to live next door to an unlicensed HMO . Problems of rubbish , rats, visits to neighbours by police, my house
being burgled. More recently , illegal raves , prostitutes , drugs and violence in a house rented out to large multi
generational family in PRS. Loud music and shouting all night.
Building and food waste being dumped by our front door by a rogue landlord who is renovating an illegal HMO next
door.
Primary school children knocking on my door or throwing food on the balcony because I do live on a ground floor.
Noise, litter, people smoking weed openly.
Youths taking control or playgrounds and smaller areas and congregating in blocks
Noisy parties in residential properties outside the permitted hours, post/parcels being stolen from entry door steps by
homeless people, theft of phone and money, rough sleepers begging on the high street, generating a lot of mess and
rubbish, people having sex in broad daylight in the park area of …….
Multiple examples of people with apparent mental health issues, urinating and defecating in public, in front gardens and
on the street.
The house next to me is let to a young person care home. 6 people one care worker. Who works everyday 12 hours.
Everyday no days off
Harrassive banging on our front door
Tennants in neighbouring house being abusive and throwing dog excrement into gardens.
A multiple occupancy house across the street from me was the source of anti social behaviour with the police being
called on multiple occasions
Our neighbours have illegally built a studio flat in their rear extension which opens into our shared alleyway. So this
means there is now the only entrance to the studio flat via our shared alleyway. They have also changed the gate
which now means access is possible from the street where it wasn’t before. I have reported to planning but they have
said this is ok.
|Verbal abuse
l live on a busy road, people often shouting and drinking at late hours. Motorbikes revving to the point of waking me
up. Been approached by homeless and felt uncomfortable.
Noise, drug taking/dealing in streets and violence in public
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Residents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
Transphobic hate speech
Noise and running steps
Noisy neighbours
Someone tipping over bins.
Drug users and drugs dealers.
Noise (extremely loud music, bith gtom the surrounding flats and the cars in the parking -> teens having their parties;
drugs-taking in the communal area of the building; drugs-selling (in the parking); rough sleepers.
The house at ….. is owned by a (well-known) slum landlord who rents units in it to poor tenants who live in absolute
squalor. Rubbish all over, poor aspect, overcrowding, dilapilated cars,... Probably all without any licensing/permission.
Time for the council to get involved.
Racist comments
Street drinking, verbal and physical fights, fly tipping, dumped cars, dog fouling
Lighting of fire in garden with flats overhead and smell of smoke coming into property. congregating and smoking of
substance one communal landing
Noisy foul mouthed tenants
School kids throwing fireworks and stones after school scaring and hitting passersby, and house windows
There are (in non-Covid lockdown times) regular parties being held by a group of neighbours on the street opposite
ours with loudspeaker, very loud music, until 2-4am without any courtesy warnings given.
Ilegal squatting, noise pollution. Drug and drink misuse. Homelessness.
mugged for phone
Sex workers
Young Adults anti-social behaviour and with knives and guns
There is someone living in a house behind me that regularly screams abuse for days at a time at all her neighbours.
Before Covid-19, ….. late night economy produced frequent ASB. Shouting, urinating, vomiting and littering were
common on nearby streets.
Jihadist attack, theft, fly tipping,spitting, drug abuse, parking in front of my gate, minor criminal damage to my property
Prostitution in HMOS
Drug dealing, LTN displaced traffic, violance
To many to mention living in ….. irs an every day occurrence
Fly tipping, aggressive behaviour, drug dealing
county lines; intimidation and harassment of homeless people who have refused help
Noisy neighbours in an HMO that affects a normally quiet residential area with families and elderly residents.
Graffiti, noise, fly tipping, abuse from slum landlord.
Loud parties late into the night
On neighbour has been repeatedly had complaints made against them by us and other neighbours. For loud music,
loud voilent and offensive language carrying on throughout the night. When the weather is better other neighbours in
HMOs that play loud music deep into the night. Barbeques are becoming an increasing problem with dense smile being
produced.
Unlicensed HMO above me, constant noise, drugs, parties rubbish and aggression and intimidation
There is significant anti-social behaviour in Central …... The council are aware of a lot of it but are failing to address it
sufficiently. There is a lot associated with the night time economy ....residents especially suffer from this. Coronavirus
lockdowns have highlighted how much we endure under ‘ normal’ circumstances which are not actually
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Residents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
normal .....street urination and on doorsteps ( the promised toilets have not materialised), alcohol fuelled behaviour ,
excessive amplified antisocial busking and magaphones ( Lambeth still not full dealt with this). If Coronavirus has
shown anything it’s that residents suffer from Brixton’s so-called 24 hour economy.
Litter, fly-tipping, drug dealing
There is a multiple-occupancy house next door to us - we very regularly witness drunk and disorderly behaviour
(including fights and shouting) in both the garden and spilling out onto the street; loud music playing; the garden is full
of junk and there has been more than one fire in the property.
Drug taking and indecent behaviour at the corner of my home linked to night clubs. Also loud noise, loitering, fights,
car noise, illegal parking etc
People not wearing masks (or not properly) in shops
Two people blocking the exit of the local train station in a fight and one shouting he had a knife and was going to knife
the other. I was coming out of the station alone at night (I'm female) and it was quite scary. There's only a video calling
thing available at night if you need help, not people supervising who could help you in an emergency. Saying you'll
knife people is pretty antisocial.
The car park at the side of my block is used by prostitutes and their customers at all hours of the day and night
Fly tipping outside flat, private tenants holding massive parties regularly, street drinkers using the front steps as a toilet.
Fights between teenagers gangs
Nosey neighbour's Beggers Perverts
On my estate -late night loud music, illegal subletting of social housing for profit, obtaining money through menaces
One time was throwing rubbish out sow two people having Intercourse the Communal back Garden , also man
Exposing yourself
We have rental opposite our house which is neglected by the landlord, broken satellite dish hanging on wall, windows
in bad state, front garden neglected. The tenants regularly dump large amounts of rubbish on the pavement after
overflowing their bins.
Parking across driveway. Use of nitro oxide canister use Late night noise
Nuisance, trespass, fireworks fired at people
Yes big dog’s running around on the block people doing bbq on the block
There is an alleged HMO near my property, it’s in a terrible state and has been running as a HMO for over 15 years.
I’ve seen drug deals taking place on a lot of occasions. Also I’ve highlighted the quality of the property to you and
you’ve checked and confirmed they are compliant. I am also convinced illegal immigrants live there but you’re not keen
to investigate.
Lots of street drinking and begging. In my HMO overt cannabis smoking, very loud music, shouting, and aggression
Begging, loitering
Dumping of rubbish on street and in other gardens, groups of people drinking on street corners, argument escalating to
knife fight, loud parties in houses and gardens, man urinating against wall
Noise pollution from an alarm in an empty building (this affected many people in the road and we were tried to raise the
issue with Lambeth Council - who were extremely slow to respond),noise pollution from loud music, fly tipping,
witnessing theft, witnessing someone covertly doing something with long lengths of copper piping at 3am on an estate
(probably stolen, so I called the police)
Where do I begin....Loud groups on street corners,drug dealing , drinking in the street, smoking cannabis in the street
and in stationary vehicles.
Short Term Letting used for parties and making noise after 11pm. Groups of persons drinking, drugs, bad language
outside.
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Residents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
Neighbours playing loud music during late hours (midnight), swearing, shouting...
Nuisance neighbours
I’m a leaseholder and it’s very frightening how some criminal gangs operate in …. area. Knives crimes,even
Neighbourhood are afraid to calm the police as the next door Neighbour will threaten them. Recently a guy was knifed
literally outside the building. It’s outrageous that nothing is being done. During lockdown in the summer, parties were
being organized in the front green areas, loud unpleasant music going on till 2/3 am every day. Can’t the Council not
put fines on their own council tenants?. Why is it that leaseholders who pay for everything permanently must put up
with unpleasant Council criminal, loud or antisocial Neighbours.
Recently car windows were smashed on our road - while not ours, frightened our children. We also witnessed a man
smashing bottles on our street for some unknown reason.
Three flats in the house are emergency housing and at one point one of the flats was a "drug den". In addition
subsequent tenants in these flats have been behaved abhorrently to other neightbours.
I witness teenagers smoking and drinking at night in the stairwell
Yes, unrinating on the street and street drinking
Parcels being delivered to HMO then being denied they were ever delivered. Small but annoying ant-social behaviour
My children in the past have had their phones stolen.
….. in the summer time is a joke, People still out dribking and making noise past 9pm. GAtes need to be locked and
people sent away. I live opposite and it is a nuisance
I see graffiti and rubbish being dumped all the time
Regular fly tipping and groups of men hanging around on the street.
Transphobic and homophobic hate crime from patrons of ……. These premises are a front for drug dealing.
I witnessed an arrest the night I moved into the area. I’m not sure what for. I also notice expensive cars idling outside
the business next door at night on the weekends
Have experienced: loud music late at night; unlicensed music events; harrassment and threats of violence from
strangers in the street; have noticed fly tipping.
shop lifting
Two flats where I live having been used a brothels (police took action). Regular drinking on the corner of our
driveways/gardens with people urinating and defecating in our driveway. Drug dealing going on in our driveways in
front of people's flats. Huge issues with flytipping which we have to pay to have cleared.
Aggressive begging from drug addicts Noise from parties
During the summer, there are often disturbances by some children/ adults on Valley fields Streatham/ off Valley Road
In …. on a regular occurrence
People using garden as a toilet
crowds of men hanging outside shops harassing women that walk by
The property I live in has been broken into a number of times. Children have thrown things at people's pets. People
gather outside the church opposite and make a lot of nuisance noise and leave rubbish everywhere. I have had to go
outside to ask drivers sitting in their idling vehicles playing excessively loud music directly outside my flat to stop
multiple times. Passers-by use the bins that are allocated to this private block of flats for all sorts of fly-tipping because
they are gathered on the corner of the building. People owning aggressive dogs allow them off-lead in the grass on the
estate directly beside my apartment (my dog was attacked by one of them twice, which one of those times incurred vet
fees of £100). These same dog owners don't collect their dogs' stools - I've had large amounts of stool left directly
outside my gate many times. Young people drive excessively loud mopeds/motorbikes around the area above the
speed limit. I have had a bike, which was locked on the bike rack on the front of my flat, stolen. Fireworks are a
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Residents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
frequent problem. I have had a great number of plants and small trees stolen from my front garden. I've since had all
the planters drilled to the decking and chains put around the largest plants where possible. I'm sure this list isn't
extensive.
Fly tipping constantly at a site near my house.
Noise from other flats into the early hours of the morning, fireworks
….. lambeth council tenants
Loud music from property and cars.
HMO next door-constant parties, drug taking and anti social. Reported to police and council multiple times
Residents
Have you ever witnessed or been a victim of crime in your home and / or the local area?
If yes, please give details
Burglary
Mugging
Once my door was kicked in and they stole my roommate's laptop, and some of my neighbours have had bikes get
stolen
From tennants from HMO ……..- made statements to council and police, WAS TOLD, i have to put up with it
Only minor incidents. We had a bike stolen from our back yard. The police refused to do anything about it, despite us
having evidence including finger prints. I caught a guy stealing my phone out of my pocket on a bus from Brixton. I
challenged him and made a fuss and he threw it back at me.
Burglary but this was 7 or 8years ago
My house has been robbed five times.
Broken into
Burglary x3
Witnessed parcels being stolen from people houses (including mine), flat in my building was bulgared and trushed. My
phone was nearly stolen from my pocket outside local Sainsbury's. Run into 2 men having oral sex in public woodland
area of ….. during the day, while kids and teeneages were playing around.
Have witnessed to many examples of muggings and street violence
Next doors to me having fights. Police visited over 100 in 5 years. Drug dealing, criminal damage
Daughter was sexually assaulted outside our home
Drug dealing
Burglary
Got chased and intimidated for money by beggars along …...
We were burgled in 2017
Victim of mugging and theft 6 months ago
People fight and being assaulted over money.
A young man was killed a few meters from my flat. My son got slaped (very hard), while waiting outside a chicken shop
for his friend. My son can't wait for the bus without being interrogated about where is he from (Stockwell?, etc.), by
young men stopping their cars specifically to interrogate him. He also got hit in the face last year, when he was
returning home from work (around 3 a.m.) There is more :(
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Residents
Have you ever witnessed or been a victim of crime in your home and / or the local area?
If yes, please give details
Burglary
yes I my property was broken into and item stolen
House guest stole money
A young man was knifed outside our flat in the Summer of 2020 by a group of young men in the middle of the
afternoon.
House breakin theft.
mugged for phone
Abuse from my ex partner
Sex workers
Shooting / Fights
A couple of years ago a lady was robbed by someone on a moped outside my house. A lot of cars are broken into
around ……..
Mobile phone stolen from my hand by kids who ran off into an estate.
Prostitution in house of multiple occupants
Victim of displaced.traffic
abuse from drug dealers and their customers
Someone broke in at night
Mugging opposite where we live. Drug related crimes like burglaries of neighbours.
Trespass, fly tipping, abuse from landlord.
We have been burgled 4 times, once resulting in an assault on myself. Bicycles have been stolen and out cars broken
into.
Neighboughs selling drugs. Violent disorderly behaviour.
loads over the years
Attacked by a man in the street
Central …...well documented in council and police records ....all sorts...illegal trading, drugs, street urination, illegal
parking, speeding cars, noise beyond legal limits, assault....the list goes on.
Was burgled
We have been burgled, albeit once in 20 years at this house
We had our garage broken into last year. An increasing number of cars on the streets by us are having their windows
smashed.
Assaults on others, drug use, indecent actions
people entering my garden
I witnessed a man brandishing a machete, attempting to break into a property and threatening people in the street
directly outside my home
Sexually assaulted when out for a jog in the middle of the day.
Broken window
Assault
Break in by gang of youths.
Drug dealing outside my own home, mostly at night but in broad daylight.
and also in the day
Vandalism of garden wall, theft from porch

Unsavoury people targeting cars at night
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Residents
Have you ever witnessed or been a victim of crime in your home and / or the local area?
If yes, please give details
Theft of cycle, and ref previous answer (copper piping), Seeing someone having their card stolen after they'd used a
cash machine, and seeing people breaking the law via the speed limit and in general dangerous driving.
Car being broken into, neighbour burgled ( police took no interest) car accident caused by scooter rider driving
recklessly ( police took no action)
Car break ins
Some teenaged boys jumped over the fance into my garden and were looking to steal my bike
My partner was mugged literally by local Council kids outside our building, he was sent to hospital due to broken inner
face from impact with his own teeth. Later he identified victim, and was again stopped in the street by one gang
member threatening him for identifying the mugger. The Council has the duty to protect families, and good tenants.
They should do more in this area.
I have witnessed drug transactions on …… and the adjoining streets.
My flat and all the flats have been burgled since I have lived in my home.
My home was burgled and quite of my neighbours have been burgled.
Burglary when i lived in …. 20 years ago
Young person having their mobile phone stolen on the street.
House was burgled
Racial and homophobic discrimination.
intruder entered my home and robbed my laptop and bag in april 2018
Witnessed aftermath of burglary of neighbour's bike shed. Observed street dealing.
My bike was stolen from the hallway at our private flats - it was stored in the electricity meter cupboard and had been
for 7 years without issue. Other flats have also reported bikes being stolen. One flat also broken into and all his
electronic items stolen - very fast, believe resident had been targeted.
been attacked on street
Car and house broken in too
Bullet through my window
I was verbally assaulted on the street and followed home on multiple occasions
Break-ins
Burglary, both in my home in …. (about 8 years ago) and here on …. about 4 years ago.
Burgled twice, car window smashed, husband attacked while sitting in his car parked outside our home
Burgled twice, cars broken into or stolen several times over the years
General anti social behaviour when the pubs open and anti social noise from the night time economy in …..
After effects of a street robbery
Residents
How safe do you feel in your own home and the local area?
Please give reasons for your answer
the high rises make it a more unpleasant place to live. also drug addicts around ……
A lot stabbing in the surroundings areas
It's a fairly quiet area with lots of green spaces. The only thing that makes me feel unsafe in this area is speeding cars.
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Residents
How safe do you feel in your own home and the local area?
Please give reasons for your answer
People look out for each other
love the neighborhood!
Feel the area is becoming rundown
While somewhat safe, a constant police presence does make us wish we had more in the way of security (i.e. doors
with key fobs on them) on the estate
Lockdown meant more abs in immediate vicinity meaning get less safe
I generally feel safe among my neighbours, but I worry about things around the streets such as that woman going
missing, the rise in racism, and whether it's safe to be openly queer in modern society
I live with others who were picked by my landlord. We get on well and share the house together. We have a lovely
garden, large rooms and pay a very cheap rent and are looked after well. There are 3 of us. I know if this had to be an
HMO the landlord would sell the house. I think this will happen in a lot of cases where you have landlords who care
about their tenants and treat them well. You cannot have a one size fits all because it doesn’t. If everything is an HMO
it will be awful.
Living in the high street helps to be safed.
24H harassement from tennants, the whole street suffers from asb from this one house
In general I feel very safe. The key area where I feel less safe is in … at the …. where there is sometimes ASB. A few
streets would benefit from improved lighting and overgrowth being cut back.
Great neighbours, house reasonable secure, street well lit
no issues
Mostly feel safe except when there are parties in the middle of the night attracting many visitors with cars , drunk and
drugged, causing mayhem in the street near the house mentioned before.
I have not had issues with crime in the immediate area.
We have to work around on always someone being at home. We can not afford to be robbed again.
Over occupied next door house
Generally good
Live on the ground floor which would be better served having this area secured with an entry phone system like the
upper floors. Random youths sit outside and smoke drugs and it’s not nice outside your own home
I have been lucky and not been a victim of crime and neither have my family members
There is a lot of crime and rough sleepers in the area.
There seem to be increasing numbers of people with no respect for the law, the community or other people within the
community.
We do not need any more HMOS OK ITS ANOTHER FORM OF MONEY MAKING SCHEME
very safe neighborhood
Violent resistance next to me. On the high street groups of drunk men
There has not been any known issues to my knowledge in years
Having experienced harassment, we tend to lock our gate at night,so as to deter intruders
Generally it is a low crime street
Personally, I feel safe. I answer personally though. I know my wife feels less safe - which is a function of being female,
and potentially more of a target and less able to defend herself. I have not answered 5 stars, I hear lots of reports of
crime in the area (including knife and gun crime on streets very near where I live) - but I've never seen or experienced
this myself.
Overall you dont see crime. mostly it happens at night and is car related or during times houses are empty
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Residents
How safe do you feel in your own home and the local area?
Please give reasons for your answer
No monitoring of illegal multi-tenanted homes which leads to illegal dealings, mostly drugs
Friendly neighbourhood. Good security at home.
I live in a street that is fairly well lit, have neighbours both sides of the house. Getting to know my local community and
have a feeling that they would help in case of emergency.
The areas around …….. are not well maintained, littered with rubbish and rough sleepers. The railway overfly at ……
looks very run down with weeds growing furiously and it is also very poorly lit. The roads are illegally narrowed which
has increased traffic and pollution in the area.
The area and the Home are very calm, clean and Safe.
Only by God's Grace and Mercies and constant care Shepherd spirit of the Lambeth Council Leaderships
Multiple occurences of burglary/break ins on Next Door in the vicinity. Own personal experience of mugging 6 months
ago
It's very safe here.
Is an awful situation to see overcrowding places not enough to mention properties do not meet the standards of living.
Properties that do not meet room standards or space standards criteria. I do blame rogue Landlords, fat cats owners
their only concern is about how to get their rent money, either from the private tenant or from the council, encouraging
people to rip the system, charging higher rents and when a person can't afford it then landlords ask if the person is
claiming public funds then the landlord increase the rent and encourage the person to claim from the Local Authority.
Drug dealers have increased in Lambeth, is a shame to see those people doing and going about their business in
daylight, blatantly. Children are not safe and it ain't a good example for the young. another problem is the beggers now
they get very agitated if you do not give them what they are asking for,
In my opinion, the teens are the most undafe group. As a middle-aged woman, I don't feel particulary unsafe
in/around …., but would not go to …, or near ….., after the dark. Luckily, I don't have to.
lots of binging around the neighbourhood
I have never had any issues with safety in Lambeth.
Well secured building
Crime levels seem to be low (in my area)
I've never witnessed crimes here, and crime stats are relatively low. Also, as a private tenant in an affordable flat living
next to houses worth over a million with Mercedes sports cars outside, I feel pretty secure that burglars would target
them rather than our dingy house with rotting window frames.
It’s safe, at certainly no more unsafe than any other part of London.
Road is well lit and busy, neighbours are nice.
It's London anything could happen
I do not think poor housing causes anti social behaviour it can add to issues faced be residents but doe snot cause it.
I feel fairly safe having lived in the area for a number of years however, property has declined with no proposal of
improvement
Live in a good house
Increased crime
Sometimes there are people who have potential health or substance issues around but I feel like you can give them
space, and there are frequently other people around and good street lighting. I have never personally been threatened
or stopped by anyone with ill intent, though I do keep vigilant and would not walk at night with headphones in, for
instance, though I do feel fine getting around alone during day and night.
I generally feel very safe but there have been times when people have thrown stones at the house hitting windows and
there have also been drunken people having a party on my front steps that have become quite abusive when
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Residents
How safe do you feel in your own home and the local area?
Please give reasons for your answer
confronted
It’s safe if u lock yr doors and windows
Could be better lit but never far from other people so quite safe
I was feeling safer before the young man mentioned earlier on in this survey was knifed outside our flat last summer. In
general I have been feeling safe here but there is a growing sense of the danger from gangs or/and from social and
financial misery leading to anti-social behaviors and potentially to crime.
good community
My ex partner knows where I live
Hmo operating brothel
My house is damped with full-grown of mushrooms.
I feel safe with my neighbours, but gangs are a big issue
Our house is never empty now while everyone works from home.
Statistically, I'm very unlikely to be a victim of any crime.
Have suitable locks on doors and windows. Present Neighbours look out for each other
Police are unable to respond
Live in the same road to a HMO
Drug dealers, speeding, displaced traffic
I feel safe in my house but outside no I feel very vunarable and unsafe because of the people that are in the area
Drug dealer(s) running county lines has since been arrested and the evicted from the property.
It has become a middle class stay at home working area which started before Covid 19 and has progressed so that
everyone is working from home and burglaries and break-ins are now largely unheard of.
Quiet area
I've lived here most of my life and my neighbours have known me since I was a child.
Helicopters circle the area quite frequently and makes me worry that they are looking for someone who is "on the run".
Generally safe partly because we have a very close knit group of neighbours but in wider ….. it feels like you are
sometimes not far away from potential aggression or petty minor crimes such as phone theft, car crime etc.
Window and door security and camera. Good immediate neighbours and relatively low crime area.
I have never felt unsafe or harassed although more can be done to track down those who graffiti walls.
Adequately safe in comparison to other areas
I just come from work and feeling very safe in my house.
We have a burglar alarm and good locks on doors
Home: I live in three storey terrace converted into three flats, at least two are owner occupied. All are good on locking
building door, etc. Area: I live reasonably near …. of …… etc. I am middle aged and male. If I was young, poor or
vulnerable my experience might be very different.
We have few neighbours we are familiar with, never mind, know very well. If we complain to our neighbours there is a
threat or fear of viilence. The ease that my assailent entered and left our house.
Never see any police on patrol in the area. Read about local crimes nearly everyday online. See more graphitti and
more young men hanging around outside park gates.
Very left wing area
Unlicensed HMO, overcrowded dodgy people coming and going constantly leaving the communal front door open.
See previous . Home safe but the area’s safety and crime issues have not been adequately addressed. The ‘culture’
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Residents
How safe do you feel in your own home and the local area?
Please give reasons for your answer
of Central …. has changed to encourage an ‘anything goes ‘ attitude unlike the unique way the area used to be .....
Its ok here
Generally quiet and tend not to top out late at night on my own
Hi igxvuu hi
We take our security seriously so we do feel safe in our own home but there is more crime out on the streets in terms
of car break-ins.
I do not feel particularly in danger as I try to keep out of harms way and have a quiet life.
I live in ….. by ….., it seems to be a place people with families live because it has lots of green spaces and a good
library nearby.
Have not witnessed any crime and generally feel safe, particularly on my road and the immediately surrounding roads,
but have heard of several accidents including a recent stabbing in the local area
My landlord has installed decent security measures including a grill on the front door and window locks etc
Street drinkers / homeless gathering around ….. steps. Break ins to neighbouring shops.
I’ve lived here for two years and am not aware of any crime being committed.
I live in ….so a very safe area
Antisocial behavior
I live among established, very long term residents. The way they watch out for each other keep us all safe.
Looking at comments on Nextdoor there are growing number of burglaries and muggings in the area.
On the whole pretty safe and generally everybody get on reasonably well in this mixed neighbourhood.
I have been living in my flat for over 30yrs and crime and maintenance is very good
Good security
We are by …… and our area has poor lighting and is deemed quiet. Criminals live to convene here at night. CCTV is
the only way forward
Very unsafe in HMO due to antisocial behaviour - very loud music, drugs, shouting/screaming, not shutting front door
etc
Lighting is good in most places and streets are usually not deserted.
I can't go out much or far and have someone else with me at home, but I do feel intimidated sometimes by groups
drinking on the street corner
I think street space and the quality of the environment really affects the way people behave, as does poverty.
We live on the edge of the borough and do not have anti social neighbours
I feel safe inside my home but there are groups of men milling about in the street and this is uncomfortable when I’m on
my way home - late at night.esp in Summer
Need more CCTV in street to get 5 starts
Priority is stay at home, do not meet others including family, leave home only for essential reasons (food, medicine or
unable to work from home), if away from home maximum protection.
It’s generally very safe in London
I would not feel comfortable walking alone at night.
Staying street wise and be aware of your surroundings.
I hate going even out shopping after dark. I panick a lot when I see young guys who Look similar to my partner. I
understand it’s not right, but after this experience and the killing of a guy outside the building feel even more
intimidating. The streets are literally dark. The beginning of ……., is literally dark at night. ….. is not well lit and very
intimidating. I avoid this street and ……. If possible take Uber even to go to the ……. Awful really, considering this area
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Residents
How safe do you feel in your own home and the local area?
Please give reasons for your answer
is a few minutes walk to ………. Lambeth Council should try to get rid of buildings were are super run down such as
the ones next to the …….. This area is frightening dark and very intimidating at night.
I feel mostly safe but mostly because when I am out and about in the evening I am accompanies by my large dog.
I feel the majority of people have a sense of entitlement in this area and are incredibly rude and aggressive.
Are is safe area. I feel very safe in my local area.
Because of all the teenagers
Prior to COVID, evening outing in locality does not feel safe.
Used to feel safer but now there is so much more vehicle theft and strange people ringing doorbells
Moved into a new block and only 5 othe neighbours and we look out for each other
My home is secure and I avoid certain streets/cut throughs after dark.
Not enough street lighting Evidence of vehicle crime e.g abandoned vehicles, broken glass
Area is friendly and relatively safe during the day.
The … police force tends to post a lot of photos of offensive weapons they’ve confiscated on their twitter account.
Additionally, large groups of men tend to loiter on the road near the tube station on the evening - I’ve had a few
unfortunate cat calling experiences which doesn’t make me feel too safw
my home is secure but there is an alley to the back of the property and I am concerned someone could come over that
fence
Safe in my own home. Generally safe in the area. Very occasional nervousness with threats or being followed by
strangers.
Good management company
Crime increasing - as per earlier answers.
Whilst working from home every thing seems fine for now
Drug dealing and anti-social behaviour is now everywhere.
Not enough police on streets , street lighting not great
Generally safe area, know some neighbours
Everyone is lovely - not enough light when coming back home but i feel relatively safe
I have rented in …. for 15 years and it is a safe place
All of the above. I've experienced so many problems in the 7 years I've lived in …. I lived in …. before that but I've not
given any details relating to my time in …..
…… is a nice neighborhood and having grown up here all my life I know my way around and where to avoid and when.
Area has much improved due to regeneration of area
This is not a safe area and have been burgled before and had cars broken into or stolen several times in the past
The general lawlessness in the locality with youths riding around on electric scooters
Rarely go outside in the evenings however have observed drug dealers on the street outside my home, cars racing
down …. late at night.
Been in this house for 19 years, very familiar with the area and locals Lived in Lambeth my whole life
I feel I live in a safe area but there might be a level of volatility / hostility in the population that is not addressed by
Lambeth - dirty streets, homelessness, begging etc.
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If you are a private tenant, have you had any problems with any of the following issues?
How did you go about resolving the issues you faced and who did you contact?
Contacted the landlord and they sent A cleaner the next day
Issues are not resolved!
no real issues. Love the pubs
No issues at all.
Asked landlord, they didn't care and never fixed or repaired anything.
it is not too bad but it occurs on the street
No private tenant.
the landlord fixed it
I deal with my landlord directly and he very often does not reply to messages despite different ways of getting in touch.
A lot of things have been left unrepaired for months, waiting on promises of fixing. We just had to keep on reminding
him to deal with those issues.
I contacted Lambeth Council, but to no avail as the Landlord is unresponsive. It is difficult to get any help especially if
you live in a property with secured communal entrance due to practical difficulties if the landlord is uncooperative.
Landlord contact - very slow response
The Council
Lettings agency
Contacted the landlord, it got sorted.
First, I have contacted the Landlord but ignored all the time. Then Lambeth investigations fraud, noise
complaints(ASBO) nothing has been done.
At my partner's HMO the landlord left the managing to the agency, who didn't care about a couple of tenants using
drugs. (They're gone now) The windows on the property are old; cold air gets in - agency doesn't care. There's no
communal room; agency promissed one of the room will be converted into a comm. room, but they rented that room
out again.
Dampness and disrepair has been handled by the landlord. My room is smaller than HMO room size requirements,
which has been highly inconvenient during COVID times. I've discussed the licensing requirements with the council and
am of the understanding that it is exempt, though the communications from the council have been poor. Landlord has
generally been poor at responding to any requests, and seeks to keep tenants trapped under contract for as long as
possible. 2 of my housemates are not living in their rooms currently but are unable to terminate their contracts and the
landlord is uncooperative. Deposits were protected late and several certificates have not been provided. Landlord is
poor at retaining tenants contact details so often fails to contact housemates prior to visiting or any work being done.
Contacted our landlord to ask for a CO and smoke detector and fire extinguisher or blanket. We got the smoke
detectors after reminding him about 5 times, but still no fire extinguisher or other safety measures.
The landlord and agency have been helping and are responsive. However these issues keep coming back because of
the structural issues that would require a lot of work and thorough repairs which would or could necessitate us to be
evicted or, in the case of the windows for example that do not close properly or are broken, upgrading them to safe
working windows would likely increase our rent and make it impossible for us to stay in the flat.
I contacted lambeth council a loads off times about the damp mould and rat infestation including my housing officer
nothing was done
My issue has not been solved
My landlord, he's pretty good at things sorted. But I have friends that have experienced trouble with all of those options.
Generally letting agents seem to be poor at sorting anything out and employ very low quality 'trades people'.
Contacted my local housing department and no
I was contact Council to repaired
Shelter
No-one, I just moved out. The property I'm talking about isn't where I live now which is fine and well maintained. You
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If you are a private tenant, have you had any problems with any of the following issues?
How did you go about resolving the issues you faced and who did you contact?
would not believe how bad this old property was. There were 5 of us in a 3-bed flat (2 couples and me) We were on the
ground floor by ….. Some of the windows did not close let alone lock, it made it freezing cold in winter. This included
the bathroom, whose door didn't close either, we were living in a mixed gender household and I had male roommates
walk in on me in the bath and constantly worried about kids who played on the grass outside our bathroom peeking in
at me showering. We could never get consistent hot water, the shower would run scalding hot for 30 seconds then ice
cold for 2min. It took twice as long to shower ducking in and out of the water in the few seconds it was heating up or
cooling down. We suffered continual damp that seemed to come from something upstairs leaking into our flat, landlord
said he couldn't help, place was full of mold despite half the windows being unable to close so airflow definitely wasn't
the issue. The wiring had been done by the landlord and was so bad everything sparked when you plugged or
unplugged it, and you could accidentally slide your hand behind the switch fascia and touch the live wires on the some
of the lightswitches because of how badly he'd made the holes in the wall for the light switches. One bedroom had
windows looking out onto the main throughfare of the estate, the curtains provided were so thin they were transparent
so the people renting it had to change clothes in the bathroom at night or be seen by everyone passing. The kitchen
was full of slugs, ants and beetles, not helped by the window issue. The washing machine broke, eventually the
landlord took so long replacing it I said could I buy one and he give me the money back. I never got the money from
him. My deposit wasn't protected (moved in 2017) and I never got that back either. This was the first place I ever rented
in London. I lived with 7 different people over the tenancy and they all said don't complain this is much better than other
places we've lived or looked at in the area. The total rent the landlord was collecting from us was like £2k/month. The
place I live now is great, but clearly some areas of Lambeth require a lot of intervention.
I contacted the Shelter helpline for advice and used that to inform my correspondence with my Landlord.
Spoke with landlords/agents. Moved.
Contact letting agent by text or email.
I am lucky to rent directly from my landlord who is responsive and responsible. I am concerned that many others do not
have a similar experience. The units above mine are let by an agency and the neighbours have had persistent
problems with repairs. I also think the previous tenants may have been illegally evicted so the landlord could charge
more rent. I have concerns that the flat above mine is overcrowded, but we do not share a landlord.
The land lord, but the issue of dampness won't be addressed until the summer (it is the subject to the freeholder rather than the landlord directly). Overcrowding is a general problem and I think the council should stop larger buildings
being converted into small dwellings. There should be minimum space sizes per head for any new builds.
You move. Or put up with it. These are the options available.
I didnt resolve it. Tenants have little protection and landlords can make life very difficult if you complain. They are very
slow to act with any repairs
Contact landlords.
Contacted landlord. My flat has not been decorated for over 10 years and when Lambeth carried out its HMO
inspection, I was advised that the council had no power to compel the landlord to decorate.
The letting agency are generally responsive when hassled but only respond to emails before 8:30am , leading me to
believe they live somewhere halfway across the world
I always had lovely landlords
When i tried at previous house the landlord then gave us three months notice to leave. i now do not bring things up
unless absolutely necessary.
I have been in contact with my landlords directly many times. They are reluctant to get involved, although they are
better than landlords I have had previously. Private tenants aren't valued by their landlords at all, as the demand for
housing in London is so high, and the market is completely unregulated. Increasing HMOs will only bring standards
down, as there will be a draw towards classing inappropriate or inadequate rooms as bedrooms (I already see town
houses on my street which are being let to multiple young people privately, where tenants have put beds into living
rooms and dining rooms to spread the cost of rent as far as possible). I have also been victim to the practice of
landlords and estate agents claiming rooms that can legally only be classed as 'storage', because of lack of windows
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If you are a private tenant, have you had any problems with any of the following issues?
How did you go about resolving the issues you faced and who did you contact?
and fire escapes, as bedrooms. They detail these rooms as bedrooms online, which encourages renters again to fit in
as many people as possible to spread the cost of uncontrolled soaring rents. In one of the properties I rented the boiler
was completely unfit for purpose. It broke down multiple times per year, and communicating with the landlords about it
was so strenuous it began to feel like I was being a burden to them; I ended up offering to contribute in part to the cost
of replacing the boiler with a new one, which they accepted. This was a flagrant abuse of me as a tenant. I also had
issues with the garden, which I was paying for as part of the very expensive rent - it was dangerous and unfit for use. I
asked that repairs be done to it, to which my landlords suggested I don't use the garden if it is dangerous. I spent
between £1,500-£2,000 of my own money having the garden refurbished, only for the estate agent upon my departure
to claim that the garden had not been maintained and therefore I shouldn't receive all the deposit moneys owed to me.
I had to argue this with my landlords and the estate agent. They also claimed that damages that were done to the
property before the start of my tenancy were caused by me. They also tried to claim that damages done to the
property's internal structure because of the boiler that leaked into the walls for many years (in the situation mentioned
above) was my fault. It became so stressful to my daily life that I left without claiming back the money that was due to
me. This happened at a property also in Stockwell. I had to cover the costs of multiple expensive plumber call-outs and
malfunctioning shower and toilet functions that should have been covered by my landlords because it was so difficult
getting them to agree to contact plumbers themselves.
Wrote to and called the landlord. Emailed the Environmental Health Officer
Letting agent. Issue not resolved or resolved too late.
Contacted the landlord about some disrepair. Has either been rectified by the landlord, or she has reimbursed us for
repairs made.
Landlords/Agents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
Loud music late at night.
witness, dealing drugs, drinking openly on the streets, gangs of kids
Year ago: prostitution, drug selling, local shop selling alcohol to underage people, rubbish dumping
Drug dealing, violent crime and fights, theft, littering, group gatherings, general antisocial behaviour including
vandalism
Was once - and for months - the victim of much verbal aggression from a neighbour. Not now
Near … tube and on the buses there is often verbal abuse
burglary many years ago
Phone theft; drug dealing; drug users trespassing on property to shoot up/store equipment; prostitutes using the front
garden for sex.
assaulted in the street. car vandalised. Car damaged by hit and run drivers.
Young people buying take-away alcohol during lockdown and urinating in street outside our property
Windows broken in home, human waste outside my door and also human waste outside rented properties too
There is often anti social behaviour around the betting shops take always near the …. just along from …..- drink,drugs.
Abuse on the street due to poor attitudes
A few years ago when I was still living in Lambeth unfortunately this relates to a social tenant who was giving a
regulated tenancy without proper care/knowledge about the social tenant needs and put into a property where clearly
they cannot manage themselves and causing ASB to all other residents requiring huge effort from the Police and
Lambeth Legal team to have him re-housed
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Landlords/Agents
Have you ever witnessed or been a victim of anti-social behaviour in the local area?
If yes, please give details
….. gang of riders beating up a neighbour that had received one of their bikes to strip for parts that had a tracker on it.
A gang running through the road letting of a firearm at someone (dent of bullet still in a lamp post)
Theft of mobile phone by motorbike rider outside Coop in …….
Council Tenant in one of the flats convicted of gun and drugs offenses and due to come back soon! He illegally (the
council refutes this but has not investigated properly or taken witness statements) took possession of the property and
within 2 months there were 4 police incidents ranging from 2 police raid to 2 domestic incidents. The ASB process was
appalling, they did not respond, the 24hr emergency lines were not manned and the voicemail was never answered.
Lambeth Tenant transfer and ASB processes failed.
I do not experience any issues with tenants or my property. Lambeth Council is the freeholder and the only persistent
issue over the last years has been constant roof leaks that do not seem to be repaired in a lasting way
Electric scooters & cyclists on pavements coming behind one, some persons deliberately cutting one up. Weed smell
all over borough.
I've been assaulted. Had bicycles stolen. Burning plastics under windows. Construction noise as early as 5.30am. Late
night parties.
The …… ganging up to force out tenants. Giving false information and wilfully misleading the Council with incorrect
facts. Lying about crimes which the Police confirmed were executed by ….. Neighbours at …… leaving refuse outside
our properties. Harrassing our tenants because they were not white. etc
A boyfriend of tennant beat her mother and her up and destroyed property.
I have been threatened in the area walking back at night. Also a neighbour gets aggressive at times when I have visited
to carry out repairs
Lots of it round ….. with all its night time economy but it is not tenant related. Burglar in my house last week but again
this is life in Lamberh and the tenants suffer it too I dare say.
I live in London. There is multiple antisocial behaviour. None of it is to do with my rental property
I grew up in the area so this is a bizarre question.
I grew up in ….. Muggings, vandalism and intimidation have been a part of my everyday life
Youths living in local authority neighbouring property being verbally abusive and swearing and kicking balls and noisy
Druggies Neighbours' noise (parties into the small hours)
Sadly, many young people carry knives for protection. It is very upsetting to witness
Landlords/Agents
Are you aware of any anti-social behaviour being caused by your tenants in the local area?
If yes, please give details
Variety - usually Tenants causing issues for neighbors by being drunk or not adhering to the terms of the Tenancy
Agreement with little recourse for our clients.
If any of my tenants took part in ASB, they would be deemed in breach of their tenancy agreement and removed. I
provide good quality properties at a fair rent, attracting relatively well-paid young professionals. They're not the sort to
habitually indulge in crime or ASB, and any unintentionally negative behaviour (e.g. a loud party) is clamped down on
instantly.
Working professionals so decent people.
One pair of tenants having regular late parties and abusing neighbours. I used a break clause to end their tenancy.
Loud noise as young. Speaking loudly on mobile phones. Not being ''of the correct colour or class '' as written in
letters by …… to Lambeth Councillors and planning department -……

Page 89 of 217

Landlords/Agents
Are you aware of any anti-social behaviour being caused by your tenants in the local area?
If yes, please give details
Loud noise and music
a couple have regular arguments that can be extremely loud. The police have been called on a number of occassions
Her partner caused a scene once but, thankfully, he has now left.
Landlords and Agents
Have you ever witnessed or been a victim of crime in the local area?
If yes, please give details
Car broken into
bikes stolen from locked shed secured with thick metal chains, burglary
I witnessed a lady being punched by her husband. I called the police. I witnessed drunkness behaviour, propstitution
and drug selling, with the complicity of a local shop
I parked my scoter out the front of one property, and some children managed to steal it, we saw them from the window
and chased after them, managing to get it back.
Mugged 10+ years ago near on of the properties.
Prostitution on ……
Witnessed drug dealing, theft, vandalism, littering and intimidation of public
Mugging for mobile phone
Phone snatching
Someone at a party next door to my property climbed into my garden,climbed on my shed and went through the roof.
Burglary

However Lambeth has improved greatly over the 30Yrs ive known the area - more diverse and wealthier

Burglary and Malicious Damage in one of my properties
Person being accosted, drug deals, illicit drug use, littering, verbal abuse
car damage
Stolen scooters when I lived on the street several times
break in to flat by persons unknown and theft
Our post boxes had to be moved inside & changed in format due to fraud from people stealing mail.
Assault, theft and harassment.
Car scratched and damaged while parked in ……
Scratches on our car
Robbed and mugged and burgled over the years, this year too. Plenty of urban crime round ….
Car was damaged and another time had wing mirror stolen.
Several times as a child. Not so much recently
Drug dealing on the …..
As previously, I have seen young people carrying knives.
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Landlords/Agents
Are you aware of any crime being caused by your tenants in the local area?
If yes, please give details
I mostly have thoroughly nice tenants.
How safe or unsafe do you feel in your business premises and the local area? (1 very unsafe to 5 very safe)
Please explain why you think this
Feel safe during the day. At night some areas can be sketchy but not due to private tenants
Good area
Generally a lot of areas in London unless very affluent have high deprivation and high unemployment and high crime
so at times yes you can feel a bit insafe.
Business owners/managers
Have you ever experienced or witnessed anti-social behaviour from private tenants in the area?
If yes please give details
Bit loud music and occasional young people congregating making a bit noise at times
Would you like to see any other discounts?
If yes, please set out the type of discount you would like to see.
This level of fee is potentially crippling to private landlords - it seems to have been set with a view to the market as it
was pre-pandemic. We are now in a market with declining rents, long void periods between tenancies, and grave doubt
over the future demand for rental property in central London. In this context, you would be very unwise to be setting a
new licensing regime based on market conditions as they were in the past, rather than as they are once conditions
settle down post-pandemic.
90% discount for landlords who let through an approved letting agency.
Introducing additional or selective licensing feels very much like using a sledge hammer to crack a nut. Based on my
experience of other London councils who operate additional or selective schemes, they really just feel like a money
earner, as the councils don't even come and inspect, the simply get you to complete a long extensive form and the take
the money. Shared Homes are providing a solution to Londons housing problems and good landlords are leaving the
market because of unnecessary legislation. My believe is that Landlords and Agents should be educated and required
to join the right organisations to be able to offer shared housing, rather than targeting the houses themselves. I know
businesses that run 1000's of rooms, this legislation is a cost they will not have accounted or forecasted for and could
potentially force them out of business and, their customers could lose their homes.
Houses which are in good clean condition and already meet all health & safety requirements
Discounts for good Landlords. This legislation is to stop rogue landlords, why should good landlords pay to root out bad
ones?
100% discount for Landlords who run a unlicenced HMO correctly. 3 responsible adults in a 3 bed flat with all the
certificates for gas, electricity, smoke and carbon monoxide detectors,epc, etc.with no complaints from anti social
behaviour should not be charged. It will only push up rents. A family of 6 living in a 3 bed flat with 3 generations does
not require a licence ?
Landlords who have only one tenant
For people like me who just have a few properties and do the right thing, why should I have to pay yet another fee
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Would you like to see any other discounts?
If yes, please set out the type of discount you would like to see.
introduced by council? It's bonkers to keep leaning on LLs. We're not in the 60s anymore where people were having a
laugh, I just want my pension sorted, and it's fees like this that push that retirement date further back. It's so shirt
sighted and is obvious your just trying to raise capital, which won't be spent on helping landlords and tenants! If u
introduce this, I will have to pass the cost on to my tenants, how does that help anyone except the council?!?!
Discount for well maintained property
Substantially lower prices
Discount for only letting one property ie not operating as landlord at scale
if the landlord already has tenants in situ
It would be great to recognise well run HMO's according to a variety of criteria eg fulfilling all of a list of items eg
consistent cleaning of common areas provided by landlords, clearly identified exits, great feedback from resident
tenants etc..
A house share (ie young professionals sharing together) should not be included in the definition of an HMO. If there is
one tenancy agreement and all tenants are joint and severally liable then this should be defined as one household.
Do not introduce the scheme as it will put up rent
For landlords of 1 property - we are not wealthy land barons (!) so unfair to put yet another additional cost onto the
landlord on top of all the other government taxes being imposed. If this is to happen we would consider selling and no
longer being landlords.
For private flats (that have their own entrances) and only two occupants
0 fee
Landlords of a single property Discounts for landlords who can demonstrate good practice- already have property
management in place and clear contracts etc
For pensioners, for people with disabilities
There shouldn’t be a license fee. This is just money grabbing by councils and will end up with houses like the one I live
in being sold and changed into tiny rooms by a greedy developer. All the decent landlords will disappear.
A discount for landlords with just one property.
Single property landlords should simply be required to provide up to date CP12 and electrical certificates and ensure
the property does not exceed a sensible number of tenants
Better value per room for larger HMO's and a discounted licensing rate subject to how much preparation/cost is
incurred in getting the property ready to meet any Borough requirements (which are not consistent across the
Boroughs).
For a private responsible landlord, like myself, who are not a commercial business. I rely solely on my rental income
as a living.
Discounts for landlords who have proven themselves over the years to be responsible and attentive to their tenants
needs and who charge rent below the market rate. Also landlords who can show they have conducted any
maintenance or upgrades needed to their property quickly and efficiently.
100%
NHS workers discounts teachers discounts
We only own one property so seems unfair that we would pay the same as those with multiple properties. Feels like
small landlords who do a great job get banded together with big developers.
Landlords who can be shown to be more responsible & maintain high standards in the rented properties.
Not Introduce the scheme at all as any cost would be past on to the tenants and rents are high as it is
No need for the scheme especial at that cost
Just don't do it.
I do not want you to extend the HMO license scheme to smaller households, therefore discounts are irrelevant.
This is just a tax on landlords who are responsible. You should charge the fee for those who are not responsible.
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Would you like to see any other discounts?
If yes, please set out the type of discount you would like to see.
One property landlords
Discount for landlords who use accredited agents however this is listed in the proposal document but not on the survey.
50% for Council Accredited Landlords
living next door to one of these places due to the increased crime and asb neighbours have to suffer
The discount for accredited landlords should be higher - 50%. Those who apply early or are bringing a new rental
property to market should get a discount - 50%. Those who have more than one property should get at least 50%
discount as you will have already completed all Fit & Proper Person checks, and ensured they are fully compliant when
you processed their first application so much of the work has already been paid for and done, and you should know the
quality of property that landlord supplies. This also applies for renewals.
Agents that are acredited.
Up to 100% discount for demonstrated excellence and positive community contribution
i do not know, the rent will be higher if there are fees
A discount for a good EPC, eg C or above
Imagine an HMO which is clearly well managed and clean and has all the health and safety measures in place. This
HMO did not really need a license in the first place because the owners/managers are looking after the property and
tenants - which is the purpose of licensing. In this case there should be at least a 50% discount or more since, as
stated, the property did not need licensing to bring it up to standard.
Fixings for landlords that have been following the regulations year on year and providing much needed quality living for
all of the local community.
I think our flat will be more expensive so i feel that if tenants are on one lease, maybe we do not need licensing or that
the fees should be much lower.
My experience around my street is the properties that belong to charities are the most run down and nobody care for
them, they are a scar in the street
An acknowledgment of good landlords There is an implied accusation that all landlords are needing to be managed by
the Council.
Charity 50% at least is reasonable, meanwhile, 20 is too low for the Professional because sometimes this group also
run out of strength and they along the way may need help However, if the discounts cannot be a fixed remit, then, in
my opinion l suggest 50/40% respectively
544 per room when I own 11 flat 4 bed flats is an absolute disgrace. How can you justify such a huge amount of money
per room. Other boroughs with a better service than Lambeth charge 600 for a whole 4 bed flat.
100% discount for good landlords such as ourselves.
Landlords should be rewarded for excellent management with a discount if a certain number of years of high standard
accommodation is provided, Landlords with multiple properties should get a bulk discount
50% discount for maintaining a license correctly
75% Discount for the first 5 year term should be allowed for any Landlord who registers within 3 months of the scheme
commencing
the cost of any Licensing Scheme will be added to the rent, the cost of attending inspections and requests for works
are all costs that unskilled inspectors demand and are not required to meet building control standards. will result in
increased rent levels and reduction in supply, adding to the already mounting costs of being a landlord.
Discounts for landlords whom work closely with local authority reducing their workload when they’re clearly
demonstrating high standards and investment versus landlords being evasive, cutting corners and with no sense of
duty of care. The professional landlords creating great HMO’s shouldn’t be penalised in costs for those that aren’t that
take up most of your resources
Offering accommodation to professionals who are already under financial stress in a such a high cost city, i.e. London.
For owners of just one HMO
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Would you like to see any other discounts?
If yes, please set out the type of discount you would like to see.
Discounts for Landlords with more than one property. 10% increasing to 50% for those with 5 or more.
100%.

This "licence" will no protect tenant, just create red tape and revenue for Lambeth

Discounts for landlords who only rent out 1 property (or make it more expensive for 'slum' lords who rent out loads of
flats)
This seems like a revenue making exercise on behalf of the council. If you’re going to charge £525 per annum, the.
Introduce more and wider discounts.
If the landlord is consistently meeting the requirements of the HMO license year on year, offer a 5% discount each year
they hold the license without issue. up to 30% reduction.
I would like the scheme not to be commenced
Significant discount for properties that are not split into multiple bedsits. A blanket implementation like you are
proposing will not address any of the issues the licensing is meant to cover.
Discounts to those landlords who use an accredited estate agent to set up a legally abiding tenancy with fully
referenced tenants.
above and below questions induced us to the wrong direction, the scheme should not execute thus there has no
discount discussion needed. If there has an option to choose "None of Above" I will choose.
there should be no additional license fees. Landlords are already subject to multiple legislative requirements to ensure
flats are managed properly, comply with legislation and are not overcrowded. Introducing yet another license
structure is completely unnecessary and its only purpose is for the council to collect yet more money from landlords.
Most landlords are struggling financially as is, particularly if their rental income is their only income source.
to new build properties
The level of costs and administrative burden being placed on landlords is getting completely out-of-hand. You are
driving people out of the private rented sector. All that will achieve is an increase in rents. So what problem is this
proposed £552 fee trying to tackle ? And are there not other more appropriate ways to achieve the same objective ?
Lambeth relies upon and is made vibrant by having a large pool of young people living within it. If you choke the private
rented sector, you reduce the number of tenants living in your area. That will therefore alter the nature of the borough
for the worse. You will be indulging in negative social engineering out of a misguided attempt to tackle an issue which is
at best fringe (i.e., bad landlords). Tackle the bad landlords directly - do not just load extra burdens onto the good
landlords. Otherwise you will just drive out more of the good ones.
Perhaps a discount for landlords who commit to and provide evidence of renovation, upkeep and maintaining great
standards of amenities for their properties?
£552 per unit of accommodation! There is no way you can justify that level of expense. There is something
fundamentally wrong with the way in which you manage your department/systems if that is what you have estimated as
to how much it costs.
I do not agree with a licensing scheme - most of us are good landlord and the rough ones are the ones who would not
apply for a license anyway; learnings from other councils should be taken into account
We all know that if landlords are to pay a fee to the council they would reflect it in a higher rent for their tenants and
make it even harder and more expensive for people on a low income to afford renting in this area or keep their existing
flats. There ought to be an incentive to help tenants with low income and secure them a decent and licensed tenancy in
this borough without putting them at risk of spending more money they don't have, being evicted because of a rent
increase, or to stay in a derelict, poorly managed flat as their only available and affordable option. This needs to be
considered wisely when introducing any fees and/or discounts.
Sliding reduction of fees for continuing compliance £552. is to much in any case
20% for landlords who have their property professionally managed
3 bedroom flats are used widely by professional sharers to make living in Lambeth (and other parts of central London)
viable for them. Putting a licence on these properties, where landlords are honest upstanding members of society is an
unnecessary revenue raising activity, which will ultimately be passed on to tenants, because it's a new cost. Can you
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Would you like to see any other discounts?
If yes, please set out the type of discount you would like to see.
come up with a way to recognise good landlords? Recognised professional bodies have fees, which landlords such as
myself can ill afford in these difficult times, therefore this discount will not help.
The cost of 552 per room seems high, and to fund the ever growing department to support this additional HMO activity
is likely to get larger. The overall lever should be lower, or reducing based on the number of bedrooms involved... eg
1 bed £500, 2 bed £800, 3/4 bed £1000, more than 4 £1200
25% discount to registered charities who provide housing and support for the tenants they house.
Too often charities tend to house members of their own community and should not receive any discounts
There are landlords who suffer losses due to different factors (i.e high level of maintenance costs or Covid-19 etc). You
should give Landlords discount if they are already suffering losses.
The fee is too high. Period. This is not about standards, but a pure money grab attempt!
A discount should be introduced for well maintained properties, all aspects of the property - inside and outside to
include state of the building and gardens.
I don't know - but I am concerned that the costs will just be passed onto the tenants and therefore the private rental
market in the area is likely to continue to be aimed at mostly wealthy young professionals.
For long-term tenancy agreements with added security for tenants. Also discounts for landlords who meet certain
standards for building, maintenance and compliance with planning regulations.
Yes, i would like to say good type of discount that all.
The fees will inevitably be passed on to tenants. If there is a way of avoiding a flat fee and putting fees in bands then
that could spread costs better - eg, landlords with up to 3 tenants pay £100, 4-8 tenants in total pay £522, 9-12 pay
£900, and 12+ pay £1200 (or some such, or based on number of properties).
A lot of social problems, I believe, are made worse by the conditions the tenants are housed in, the worse the
conditions the higher the stress. If a landlord is spending an adequate amount of the rental income on creating and
maintaining the accomodation, inside and out, just a nominal fee for the lisence would be appropriate. (This might be a
problem because it is a subjective valuation.)
For landlords who maintain high property quality for tenants after 5 years should get discount for next 5 years.
Stop taxing landlords again
for landlords who consistently provide quality housing and who do not break the rules
Possibly but not enough knowledge of this
For people with no other income and very little fee £552 is too high.
free for charities
Discounts for landlords who provide decent housing for asylum seekers and refugees
A discount for Landlords who sign up to a ‘charter’ outlining commitments to health & safety, repairs and maintenance.
Perhaps action could be taken, including fines, for non compliance
Discounts for landlords that consistently exceeded the defined standards in the previous 5 years, penalties for
landlords who did not.
There are or should be a good set of rules for HMOs and the council can check and watch what is happening. We do
not need licences as there are already conditions. There are plenty of outgoings to keep buildings in good condition
and tenants safe so please do not ask us to pay extra so that you may go about your duty of care to the community.
Council tax for empty or under refurbishment properties
I will pass the costs of the entire scheme to my tenants
I think you MUST incentivise Landlords to look after the appearance of properties as this is a hugely neglected aspect
of rentals in Lambeth. A discount could be based on an appearance point system. This could marked according to a
tidy garden, paintwork condition, windows and doors condition, roof condition, satellite dish and cables tidiness. So
many beautiful properties in Lambeth are literally falling apart and who's appearance is letting down the whole
neighbourhood and community.
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I don’t agree with this because the cost will only be passed on to the tenants and with this pandemic going on which we
are not sure when it will end, this will bring more stress to tenants
I’m concerned that these costs may be passed down to tenants who are already stretched. Is there a way to ensure
that this does not happen?
A discount for someone who has brought a derelict building up to standard for the purpose of renting it out.
Discount for: 1. Sustainability (low energy solutions/greening/insulation) 2. Fair rent practices 3. Long standing
Lambeth landlords
Given your appalling record in housing management I am not sure that you are the appropriate manager for such a
scheme. If you do implement it is likely that the staff team will be lacking in knowledge, poorly qualified, and not fit for
purpose
100% discount for providing homes for people to live in. If this is introduced I will be evicting 100 people from there
homes.
I personally think you should not charge private tenants for any licence. They have enough expenses already! Council
houses are in a much worse condition and are not being addressed properly.
Not sure what the terms would be for the license but if the Councik is to give these licenses then it makes great sense
to equally protect the landlord agains rogue or unsocial tenants. In this way is a win win situation.
Landlords who support the vulnerable - particularly the homeless, those suffering from domestic violence or poor
mental health.
There should not be a discount but it needs to mandatory for landlords to register as members of recognised body.
I have a special interest regarding the manner in which Councils create their fee scales. There is not sufficient
transparency about the construction of how these fees are determined. I believe costs should be much lower for all
applicants.
I fail to see how this fee reflects the cost of the scheme rather than simply being revenue generating for the council!!!
All these buy to let schemes are pricing out ordinary house buyers out of the market. So those who own a house
already can have more. We need rent controls. It shouldn’t be so attractive to buy homes for investment or buy to let.
Rents have become unaffordable and ordinary people can no longer afford to get on the housing ladder.
I would like to see more emphasis put on beautifying neighbourhoods, rather than cramming as many people into a
property as possible
the fee reduce as per the number of propertys
Guaranteeing to maintain the building, roof, pipes garden and external spaces of the property etc, and ensure the HMO
is not troublesome or a nuisance to existing residents in other flats / appartments ofthe building
Where landlords are willing to properly support refugees or genuine asylum seekers as their main tenants.
A 50% discount for landlords who sign up quickly and maintain their properties well
I think it’s a money making scheme, you know who your bad landlords are already. The only issues I have had is with
buildings and properties managed by housing associations or the council. They should be regulated more. The state of
the council and housing associations properties are far worse than the private rented sector which individuals have a
small number of investments for their pensions.
As a motivation for compliance, the council shhould conside possible discount for good landlords with small unmber of
properties
Student and young people discount
100% DISCOUNTS FOR THOSE HOUSING FORMER ROUGH SLEEPERS
for those with tenants on benefits!!
I would like to see no discounts outside of charitable bodies. Private landlords, especially those with multiple
properties, are doing plenty fine gouging tenants
Charities should be given above 50% often thee house your temporary accomodation tenants and funded through
housing benefit - raising costs here is crazy from your point of view. Accreditation should attract a lower compensation,
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maybe 10%. This group is bigger so should level out the 100% discount for charities. You should be liberal with fines
for repete offenders.
100% discount for all private landlords
If you are not a multiple property owner/own a small selection of properties
The 'landlord body' discount should extend to landlords who are not themselves members but who use properly
experienced agents
Smaller charges for smaller properties.
This is a tax lure and simple,that will end up costing renters more, so they will lose out. for a scheme where the burden
of regulation is already completely excessive and an unwarranted interference in the free market that has absolutely
certainly REDUCED the amount of rental spaces available in the borough and INCREASED the costs for TENANTS
The Council is also consulting on proposed conditions it will attach to a licence, You can find out more about
this in the consultation document. Please tell us to what extent to you agree or disagree with this approach?
If you disagree please state the conditions you disagree with and why?
In the market as it is now, I take great pride in offering quality, attentiveness, added value, and 24/7 support for tenants,
not because the local authority requires me to, but because I want to see my tenants enjoying their lives in my
properties, and making them a home. By imposing such an onerous, box-ticking, financially punitive licensing regime,
you are discouraging landlords like myself who provide a much better service to tenants than they would receive from
agencies, or corporate or social landlords because we have the freedom to outdo these competitors by not only
following every legal minimum housing standard, but by providing higher standards and better round-the-clock personal
service.
An HMO would apply if eg a couple and one unrelated person jointly rented. This is too strict a requirement. If the third
person was related the HMO ceases to apply. The categorisation is too strict. One requirement for an HMO is
provision of emergency lighting the provision of such can be detrimental to the internal fabric of what should be a family
home and is out of proportion to the risk. The risk is after all little different if 3 people are related or unrelated.
Additional licensing will not bring to the table those that are operating HMO's that should be licensed (under the
mandatory scheme) - You paper seems to think that it would?
I do not think you need a licencing scheme. You should investigate problem properties and require them to be licenced
and monitored and charge them a fee and fine them if they do not adhere to the conditions. There are already
regulations in place for Landlords.
Look at the bigger picture.
For the young professionals that I rent to, some of the terms and provisions seem excessive and more suitable for
bedsits than flatshares. Communal cleaning and sanitizer etc are not something my tenants would want me coming in
to provide. There should be a distinction between the type of HMO license for the way a property is rented as there
is with current HMO. If it is one AST then the rules should be different.
The license fee is not needed if I communicate with my landlord. He’s very responsive to any concerns I have. I’m
afraid a few may lead to rental increases
In my experience, Landlords who choose to pay and agency are not an issue and if they do act in a way that is in any
way a breach of their contract or any legislation we advise them of this and try to amend the situation. These licenses
are another cost to Landlords who are already paying high fees to agents to try to do the right thing. Instead, only
private landlords who are more likely to breach legislation should be made to pay for licencing to ensure the Properties
adhere to certain standards.
The conditions are generally far too over-reaching, not practical, not well considered and repeatedly breach a tenants
right to quiet enjoyment / freedom of choice. For example: - The charge is the highest per room in London and
unjustified - Bathrooms and loos will also require smoke alarms as they class these as "habitable" - surely this can't
be right? - Childrens bedroom should be directly adjacent or directly across from parents bedroom - how can anyone
dictate to a tenant where they sleep? Also if there are several children in the family, this is totally unfeasible. - A child
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cannot sleep in a bedroom with an en-suite. I don't see why not, especially if they have mobility issues. Once again,
this cannot be dictated to a tenant. -" Where a bedroom is provided for a child under the age of ten the bedroom shall
be fitted with a form of wireless door sensor, which sounds when the door is opened. The receiving unit for the
wireless door sounder shall be provided to the parent/legal guardian." - who will put up with a buzzer going off day and
night? If the child gets up to go to the loo in the middle of the night (as they can't have an en-suite) the buzzer could
wake up whole the house. I imagine this would be deactivated by tenants on day one! (Or be classed as anti social
behaviour!) - "A child’s bedroom will be lockable (thumb turn lock) with two keys provided to the parent/legal
guardian." So children can lock themselves in their bedroom? What if they have depression/self-harm/other issues?
How can parents monitor what they're doing i.e. screen time. - Heating: Where heating is provided by a gas or
electric central heating system, the gas or electricity supply must be via a quarterly credit meter and not a key or card
meter" Except that a tenant has the right to change the meter without informing the LL and some tenants prefer
key/card meters so how could anyone comply/remain compliant? What if the tenants have poor credit history and the
supplier insists on a key/card meter? - "Electricity supplies to automatic fire detection and alarm systems and
emergency lighting shall be from a landlord's supply." "The Licence Holder will be required to ensure that gas or
electricity supplies to common parts or shared amenities are on the landlord’s supplies." This would mean that our 2/3
bed Victorian houses have to be re-wired and a 2nd meter installed where electricity is paid for by the LL. I have no
idea how the LL could pay for the heating of common parts in a house. This is ridiculous! - "The licence holder will
need to attend courses stipulated by the council." This requirement caused huge issues and did not proceed when
another council tried it - "The Licence Holder must ensure that the common parts of the house are at all times
adequately heated and provided with lighting, as necessary." How does a Landlord (LL) ensure that, other than
providing working boilers & electricity? If tenants don't replace light bulbs or turn on the heating, how can LLs be
liable? - to get a cleaner to handle cleaning requirements would cost £350 + a month which would all have to be
passed on to tenants - Landlords cannot force tenants to adopt certain cleaning regimens - Landlords cannot be
expected to provide an unlimited supply of undiluted, pump-action sanitisers in all habitable rooms - Labelling of
furniture, soft furnishings, kitchen appliances and white goods with indelible ink is effectively vandalising them and
would make them unsellable in the future - "Cleaning of Shared Rooms and Spaces: It is the manager’s responsibility
to ensure that all shared rooms and spaces e.g. communal lounges, kitchens, bathrooms and corridors are cleaned."
How can a LL ensure this? To what standard? How often? Who pays for it? How is it monitored?
Amenity provision - property should be rented as seen. £30k fines- far too harsh punishment for those landlords
missing requirements by accident. Safety standards- requirements already exist for lettings and appliances. Tenancy
management- already so much protection in favour of tenants and not enough for non-sophisticated landlords renting
out one property.
How is it policed and does the council have the ability to roll out the scheme, unlike other councils who have introduced
the licencing and have then been beset with problems administering it.
A house share (ie young professionals sharing together) should not be included in the definition of an HMO. If there is
one tenancy agreement and all tenants are joint and severally liable then this should be defined as one household.
All elements which are not covered by national legislation. This is to balance the cost of living which is already too high
in Lambeth with the benefits to the occupants. EICR advisories (cat 3) should not be need remedy e.g. plastic
consumer units Shower duration controls are totally disproportionate to high quality shared living with the cost of
implementation being several thousand per shower (tiling, re housing while works are completed)
It will mean any cost will be passed on to us
The licence itself should be enough, this will come down to whether the licence granting officer which is open to abuse
Why the council does not focus on providing more housing? More fees will make it even more difficult for young tenants
to find properties.
How are you going to ensure that people pay the fee and don't see an increased fee just being something richer people
will ignore. Also how can it best be stopped that this fee gets passed on to the tenants, who already suffer massive
costs? Also I disagree there needs to be emphasis on checking visas in regards to the HMO licensing as there's
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already provision for this in law.
A fire risk assessment is both too costly and unrealistic for all owners to complete. It's also not a formal requirement in
other London Boroughs. Having too many of these types of things will create a want to owners to circumnavigate the
requirements and many will simply not bother going through the process. You need it to be just enough regulation so
that people can appreciate the need for it/to be compliant MORE than they see the cost and hassle involved.
depending on how burdensome some of the conditions are, this may be a bad time to incur extra expenses and to
arrange for modifications when wallets are thin and costs are high and arrangements are difficult to make.
It seems like a blanket approach to fix a problem with a minority of properties. My property mgt company already insists
on most of these standards, and I already pay them to make sure my property is compliant. Now I would have pay
again to have them verified by Lambeth. I don’t disagree with having a set of standards, but there must be a more
efficient, less costly way of implementing them? Allow the management company to verify, with fines for non
compliance. Publish a set of standards, carry out spot checks, create a system to report non compliance. But don’t
shoulder good landlords with another cost, because of a handful of bad landlords.
This is putting more pressure upon the landlord, more paper work and expenses. It will drive up the rental cost forcing
more tenants out of Lambeth. I pride myself that my rental property is of a very high standard, why would I want to
jump through another hoop just for the sake of the Lambeth council wanting more revenue - another classic example of
raising funds to be waste on ‘replacing a perfectly good pavement opposite our house’ And why has Lambeth decided
on THREE tenants and over ??? Most councils are FOUR or FIVE - but not Lambeth !!! I’m fuming ...
unclear how it would be measured that someone is a 'fit and proper person'
You will not 'catch' good landlords like myself who already maintain their properties. I once 'complied' with Lambeth
Council ruled on HMO; was inspected and given a list of changes that cost me THOUSANDS only to discover most of
them were NOT required. I have visited many Council Tenant homes in the area over the years which were appalling
and NOTHING WAS DONE to the Landlords as would have posed a rehousing problem for the Council. People like me
are the 'low hanging fruit' I offer decent housing, 2 reception rooms, large kitchen, outside space to 4 working people
near the centre of ….. for £650 per month each. Rather than becoming an HMO I will sell my house for over 1 million
pounds, depriving 4 working folk of reasonably priced, good housing and bring in yet another City Slicker with inherited
wealth. This is NOT going to help a single renter.
3 to be classed as an HMO is bonkers - 5 is more practical and makes splitting the bills more affordable for low income
earners. If it were to change, the losers of this are the tenants as the rent will increase to accommodate the fees and
another reason to give up being a landlord.
Money will be wasted
It is unnecessary
The cost of managing the scheme will be high and it will be borne by the reputable landlords, whilst disreputable
landlords will find a way to avoid the cost. What happens to the distrupting tenants? Are they pushed out of the
Borough?
restrictions on shower flows conspicuous notices about infection spread cleaning schedule in shared houses?? hand
sanitiser stations in living room in shared houses?? inventory of furniture .. all these may be useful in some HMOs,
but would not be necessary in many others. These are people's homes, not offices or institutions. They want privacy,
personalised environments, not notices up everywhere, rules governing every aspect of their homes.
Will be a very onerous job to label all landlord furniture and if dumped it is very likely that this label will be removed so it
does not appear to be a sensible solution. Unclear from the guidance re fire doors if these will be required to all rooms
or just risk rooms.
This is just another way to make money for the Council. ANY standard "forced" will directly or indirectly passed on to
Tenants. You are very irresponsible with your proposal at historical times when people do not have money/job.
I have always conducted my affairs with respect and decency. I have never had a dispute with tenants. Given I live
local to my tenants I am always able to quickly respond to any issues. I have needed to make deductions for minor
damages and this has never been an issue. I do not need the Nanny state driving me out of business on the

Page 99 of 217

Would you like to see any other discounts?
If yes, please set out the type of discount you would like to see.
presumption that all landlords are evil. Treat people as you want to be treated.
Many of the conditions in the proposal are already covered by national legislation for any property that is rented out.
Did you include the conditions here to mislead the public into thinking these are "improvements" Lambeth is
spearheading such as MEES, HHSRS, EPCs, EICRs, safety certificates, fire safety, Right to Rent etc? Or are you just
trying to pad out the document? The proposal clearly shows that the Council do not understand the HMO market as
the conditions are geared toward a HMO where rooms are rented out, rather than a house share. How is a landlord
supposed to pay for the heating and lighting of the communal areas in a 2 bedroom, 2 reception, 1 bathroom house?
This would require all properties to be rewired & re-plumbed with a second meter installed for lighting the communal
areas and a second boiler for heating them. A landlord cannot be held responsible for heating and lighting communal
areas. They can be responsible for providing a working central heating system (but they tenants may not turn it on)
and lighting (but the tenants may not replace bulbs, or switch the lights on). The cleaning regime is unenforceable as a
landlord cannot insist on having a stranger in the house 3 times a week and an additional cost of over £230 pm added
to their rent. The suggested requirement to write, with indelible ink, on every curtain, rug, table, bed, lamp, washing
machine, cushions blind and chair is pure vandalism. We have high quality silk, wool and cotton furnishings and such
an action would devalue them completely. And how would we ensure that the ink remains legible? On every
inspection, enter every room and check the curtains, bed/bedding, rugs etc? This would mean inspections become
highly intrusive and last for hours, which the tenant would end up having to pay for. The requirement to have a buzzer
go off in the house every time a child opens their bedroom door doesn't even bear thinking about. Tenants are required
to have "pleasant enjoyment" of their home and this would make it unbearable, with the whole house being woken up
any time of the day or night. And putting locks on children's bedroom doors? In a time of heightened self-harm,
depression and isolation for children, giving them the ability to lock themselves away is potentially dangerous. How
could a landlord, or anyone, stipulate what rooms the parents and children can sleep in (children to be adjacent/beside
parents)? They rent the house and can sleep in which ever room they like, whenever they like. Why can those aged
16-18 not live in a shared house? Attending a course should only be required for those who are not experienced in
renting properties. There are many landlords in the borough providing beautiful, comfortable, well-managed homes for
years, who do not need to go on a course to tell them how to do it. The idea of landlords becoming nannies to our
tenants is insulting to them and us. We are not responsible for educating tenants on what is an infectious disease or
how to wash their hands or dictate to them how and how often they should clean their home. These people are adults.
They have enough intelligence to have an income that provides for them to rent in Lambeth which is an expensive
borough, do you not think they have the intelligence to manage their own hygiene? The council cannot dictate that we
provide pump-action undiluted hand sanitisers in every communal room - not even the government nor medical
advisors have requested this, except for in public buildings. And how would this be managed/enforced? If we provide
one on the day tenants move in and have them sign a receipt for them (how ridiculous!) would that suffice? Or are you
expecting landlords to replace them at certain intervals? What if the tenants don't like the brand we've bought? Can
they insist we buy something different? Perhaps Jo Malone or Harrods brands? As for your requirement for a LL to
evict tenants if: "The tenant or someone living in, or visiting the premises has been guilty of conduct which is, or is likely
to cause a nuisance or annoyance to neighbours; or, that a person residing or visiting the premises has been convicted
of using the premises, or allowing it to be used for immoral or illegal purposes or has committed an arrestable offence
in, or in the locality of the licensed premises." A Section 8 eviction notice would be thrown out of court if a LL
suggested that a visitor is "LIKELY to cause a nuisance or annoyance" so how do you suggest a LL would comply with
this? And how do you expect us to know who the tenants' visitors are, what their character is and whether or not they
may have ever committed an offence?
In the context of a single-property landlord renting a two-bed property to a couple and an individual; many of these
proposed conditions and associated costs are excessive and disproportionately onerous. Too many to list.
Change seems negligible from existing licensing arrangement - which is fine. I would see the licensing give more of a
carrot (than a stick) - by incentivising excellence in this area of housing provision.
it is not necessary, it will make it even harder for us to find accommodation
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All properties to let should be regestered and inspected
I do not like big government, this will exacerbate the housing shortage in London
The council need to review hmo licences more offers. The house next to me has had over 100 complaints and the
police visit the house at least once a week.
What qualifications will those staff have who carry out the licensing? Is it justified to charge so much for very little
return.My tenants have proper contracts.The bills are included in the rent and I manage the property myself.
Just basic revenue raising
Most of the conditions are already in the current licensing scheme. Putting more red tape will make HMOs financially
unviable. Houses that have the space should be allow to host 2 people per room. It is concerning the differentiation
made by the council if you rent a double or a twin. In essence the amount of people are the same, but the council
makes that differentiation why? Finance for HMOs is more expensive than normal buy to let, some of the proposed
arrangements will reduce the income for landlords and won't help with raising standards in the sector.
Where are the conditions in the 82 page report?!
I don't think excluding Homes let to tenants of registered social landlords and housing providers (housing
associations), Student accommodation directly managed by educational institutions and Any building which is occupied
principally for the purposes of a religious community is fair to the small independent operators struggling to invest in
their future who so often provide a much higher standard of property Management than big organizations. If mandatory
Licensing is imposed every property should have to comply no-one should be excluded but I do agree charities should
be given a discount Where landlords fail to license a property a period to comply should be granted before fines
considered with ample warnings The standard for cleaning of shared rooms and spaces- this is going too far as
tenants should take some responsibility for cleaning the space they occupy and use. The numbers and standards
clothes drying facilities- this is going too far again- drying rack before a radiator should suffice Space standards for the
different types and styles of HMO, e.g. bedsits, rooms with kitchen facilities, hostel type HMOs, etc- these need to be
liberal as space is of a premium in London and thus tenants are willing to let a much smaller space at a reduced rate in
order to afford living in London
You are discriminating tenants in private dwellings and Landlords over social tenants, housing associations and big
corporations running student blocks, this would all help to earn extra money the council needs post covid the same
rules need to apply to all You are essentially given a free license for social tenants and students to commit crime carry
out ASB, fly tip, and generally damage property without any recourse to the company, institution or council . If a tenant
in a private dwelling carries out a crime ASB fly tip and generally damage a property the private landlord gets penalised
that seems in a very British sense completely unfair
The Council already has adequate powers to deal with sub standard housing. It does not need to extend it's Licensing
scheme. This is only another tax to finance an inefficient Council
this is a restriction on a existing use of a dwelling and the landlords should receive compensation for such restrictions.
calculated as the costs over the next 30 years. Why is it relevant for Lambeth to add addition restrictions that are not
national policy?
Price is more than the existing prices of the mandatory HMO licence scheme. The council needs to Focus on the
Rent to Rent Model as it does not protect legitimate landlords who decide to rent the property as a whole and their
tenant decides to rent it as an HMO. This will result in the landlord being punished for something he can do nothing
about.
Fire safety door looks horrible in a house. Would anyone want to have those automatic shut door and horrible looking
fire door in their accommodation?
!!! in a 10 minute survey you think that we can read an 83 page document. There is alreay HMO rules in place, why
are more rules/regulations/red tape required ? The proposed fees are significantly more that the costs to administer
the scheme, so must be a form of tax. The regulations will not protect the tenants. The increased costs will either
be passed onto the tenants or discourage new landlords. What happens when there is a shortage of available rental
properties ? The cost of renting will go up. This does not help tenants.
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I don’t trust the council’s motives.
Some conditions too onerous eg water saving etc, it would be better for EHO staff to concentrate on enforcing the
basics, heating, fire safety etc too much of less importance in these conditions, it’s wishful thinking that landlords will
even read all these conditions let alone take any notice of them
This is all just a money grab. Landlords have so many hoops to jump through already and with the dearth of affordable
properties, you shouldn't disincentivise people from letting their properties out. Further, landlords will be likely to pass
these fees onto tenants
The entire thing is ill thought through and won’t address the real risk. Seems like a money spinner rather than any real
change to improve conditions for the renters who genuinely need the support.
I don't know if I am going to have an opportunity to comment later so will do so here. I understand there are rogue
landlords and they should and must be dealt with. So far, I have not seen you case for extending the HMO scheme. I
have not seen the facts as to the number of rented properties, the number falling under the existing HMO scheme, the
number that are rented through reputable agents, the number of social housing landlords and historically the number of
rogue landlords. I suspect the numbers would not justify this action. HMO properties tend to be for landlords that have
converted properties into multiple 1 bed self- contained places that serves a need but can easily be exploited. By
extending this you are moving into flats with responsible landlords, responsible lettings companies with gas
safety/electrical checks and well maintained etc. Legislation over recent years has made this sort of renting non-viable.
I am looking to sell as soon as I can, potentially reducing the already very limited rental stock. Every piece of legislation
on all this has gone the wrong and had unintended consequences. The last change was the Tenants Fees Act 2019
that resulted in higher agent commission rates and additional fees, all that happened was Landlords raised their rents
and that is what will happen with this. In addition, there are mortgage, property values and saleability implications.
What other options are there for dealing with the few rogue landlords?
There has no point to limit the liberty of choosing right by both tenant & landlord, the quality of property to be managed
through the process of selecting tenant by landlord, somehow monitoring by management agents. In a free market,
government's interference is not proper except those in risk of affecting general public's livelihood
see above. Disagree completely with imposing yet another unfair burden on landlords, that does not achieve any
useful objective for tenants (as there are already sufficient protective measures in place); but is strictly a money earner
for councils.
My landlord is compliant but facing more and more costs. Cannot see what benefit this will have.
I do not agree with a licensing scheme - most of us are good landlord and the rough ones are the ones who would not
apply for a license anyway; learnings from other councils should be taken into account
Consideration given case by case. each property configuration many not be practicable to meet the full conditions for a
particular requirement. ie. small existing WCs to have wash hand basin retro fitted with hot and cold when the bath
room basin is just next door. Also fire doors on simple fire escape routes not necessary with original Victorian heavy
doors,only upgrade when the door is replaced changes the character of the property.
If you intend to extend additional licensing to small flats with 3 persons sharing under one tenancy agreement there
should be no requirement to clean (as the tenants do it). Also it seems you are requesting a smoke alarm to be put in a
bathroom - that seems unnecessary. I am an NLA accredited landlord, are you not including this accrediation and
ongoing courses that they supply?
haven't managed to wade through 83 pages of bumf although think should allow 2 people per bedroom.
The issue is that good landlords are not recognised, but penalised with additional costs, based on bad decisions by
bad landlords. The Council should take a properly balanced approach rather than adding blanket costs, which will
ultimately get passed back to all tenants.
The Council is considering a fee disincentive. Where the Council discovers a dwelling is not licensed that should be,
the licence fee could be increased by a further 30% over the advertised fee level. Please tell us to what extent to you
agree or disagree with this approach? Is this not a form of fine? If so it should be clearly stated as such. Not called a
"fee disincentive."
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I'm afraid that I could not work out exactly what regulation is proposed from the document. I think that the removal of
poor landlords is overdue but does not require licensing. I think that the over regulating will cause issues - particularly
in the case of smaller HMOs. My properties are all of a high standard and well maintained. No damp mould,
insulated, double glazed, more fire alarms than required, regularly decorated, good furniture, well equipped kitchens,
etc... All two bedrooms of varying sizes. All let to young professionals. I charge at the high end of …. prices and rarely
have any vacant periods. I regularly get enquiries from three individuals wanting to let a two bed where they are a
couple and a friend or a couple and a sibling. They are usually choosing to rent a smaller higher spec flat in a great
location rather than a larger low quality flat a long way from transport - it is a matter of choice rather than necessity.
Lambeth's proposal would make such a let - which is hardly controversial - a licensable matter. It is clear from the
document that incentivisation of landlords is an afterthought (there are no proposals yet) and I cannot imagine what
would be offered that would interest me in subjecting myself to further regulation at my expense. I would therefore
refuse to let high quality homes to perfectly decent, willing tenants wanting to share high quality accommodation as a
group of three. From what I have seen as a developer, much of the worst housing is council or HA owned /
managed. That's not some angry pop at the council - it is my genuine observation. In fact, I am currently helping a
friend manage their flat of which the council is freeholder and the standard of maintenance and management is
laughable. Lambeth already has the power to come down hard on poor landlords. By which I mean properly poor
landlords - not low hanging easy pickings who have fallen foul of some minor administrative error. Lambeth should use
those powers. Most landlords would applaud this. Don't subject the rest of us to further box ticking and expense which
will only drive up prices and reduce choice.
The proposals seem aspirational and subjective which could lead to uneven and potentially corrupt administration of
the scheme
You should give incentives the landlords to get the properties HMO as this has been extremely bad year due to Covid19. The government has announced many incentives for almost everyone in this difficult time. The small landlords have
suffered huge losses this year. So I suggest that you should contribute to help the small landlords.
Legislation covers a tenant's rights and the landlord's obligations. Covid has turned us into enough of a police state and
people are moving out of London now that they can work from a cheaper area. Levying extra costs on landlords as
people move out of central London is really not a smart move.
Because of your greed leave landlords alone you are not doing things to help its for Lambeth council to take more
money £££££ stop lying and nothing we say matters your militant council you will loose tennants and landlords
because you greedy
Tenants are the most difficult people on earth they do anything not to pay rent and spoil property and then disappear
after owing over 5 months rent. They are a nasty peace of work
Legal standards around letting are already high. A three bed shared property is hardly a traditional HMO. There is no
need to licence just to enforce more
You are not fit and capable of managing any such scheme.
I can’t open the link. Having been a landlord for 30 years without a single problem I do not appreciate the council
interfering in my business. The constant moving of the goal posts is madness. First the HMO rule meant I had to evict
10 households, then the EPC changes meant several evictions, I have to evict many households this year because of
the new Electric tests, now you want to drive more people on to the streets by restricting the number of properties
available and extorting monies from perfectly good landlords. I have had enough! Any costs forced on me will be
passed on to my hard pressed tenants.
I don't think you should be charging private owners anything at all. They already contribute enough paying council tax.
It’s a very draconian approach. Agree there should be a license for people who overcrowd properties, however don’t do
this in a draconian way which will also affect normal people who may need the extra cash by renting a room or two at
their own residential property. A license should be given to properties accommodating more than 6 rooms, renting
more than 5/6 people, per property. Also there should be a limit per room, such as only one person per room, no
overnight visitors. In this way, overcrowding is avoided.
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The council should get its own house in order first. How about doing proper maintenance on the flats that YOU own
and manage, before vilifying the PRS? Oh by the way: Page not found for the reference doc !
Some of them are impossible
Why do all landlords get punished for the excesses of some at the lowest end of the scale, a just system would ensure
the scheme should only impose a regulation upon landlords who have shown some sort of negligence, not punish the
innocent
The Council is also consulting on proposed conditions it will attach to a licence, You can find out more about
this in the consultation document. Please tell us to what extent to you agree or disagree with this approach?
If you agree please set out what you would like to see?
rogue landlords held to account.
I would like to see a much simpler system for lettings which would put the onus on agencies to ensure properties were
fit for purpose. Landlords letting through such agencies should not be required to meet excessive regulation but
reasonable regulations could be policed more effectively by the agencies. In return Landlords should be offered a 90%
reduction in the fee for an HMO license. Landlords would still be free to let privately, but could then be subject to direct
council regulation.
Only application and enforcement of nationally agreed laws
Strong regulation to improve standards in housing
An additional licensing scheme across the borough to ensure a minimal amount of tenancy issues in HMOs
Proper, accesible and meaningful conversations in each neighborhood
Contact numbers for neighbours to raise concerns If on an estate additional contribution towards management
charges rather than just rateable values to the benefit of others in the block.
I agree very much on the standards put out for maintenance and for room sizes for people and provisions. I know there
have been many cases where people have been put in flats with no access to oven, only a microwave.
If your tenants sign a document to say they are happy with how they live then a license fee should not be charged.
Better quality rentals overall. Just keep in mind that letting your property is a compliance minefield and adding to the list
of requirements that Landlords/agents need to adhere to will simply deter clients and some rogue agents from doing
things property. Also, too much regulation will steer investment landlords away from the market, meaning less property
to rent in London.
A well-managed letting system that ensures landlords take due care of their tenants.
the owner of ….. is raking in £11,000 amonth from 10 male drug addicted occupants FROM local tax payers THIS
MUST BE STOPPED A government limit must be placed on all HMOs to stop this scandle
I would like to see the council implementing the existing regulations. There are currently 150 Acts of Parliament and
400+ regulations that the PRS has to adhere to. There's Housing Health & Safety Rating system (HHSRS), MEES,
EICRs & PAT testing, Environmental Health, Emergency Prohibition Orders (EPO) and Emergency Remedial Action
(ERA) notices, Improvement Notices, Overcrowding Notices, LACORS, fire regs, building control, planning control and
other tools the council can use to protect tenants. And I'd like to see the Social housing sector having to comply with
the same rules as the PRS.
All HMO landlords should have a license and tenants should be able to find out if the landlord has a license or not.
Maybe there should be some kind of public register where tenants can see if the landlord has a license BEFORE they
sign a contract.
Minimum standards
I would like to add that if a private landlord /and/or managing agent has been operating an unlicensed H.M.O. then they
should not be able to hold a license for it and should be made to sell the property . The managing agent should be
closed down, especially if illegal activities have taken place on their watch , such as turning a property into a cannabis
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factory. There needs to be more education and supervision with regard to nuisance dumping of bulky items, i.e.
mattresses outside/ next to the property. Also , recycling MUST be strongly encouraged as tenants in H.M.O.'s do not
understand their obligations.
Transparency from landlords in terms of their intentions for developing property and ensuring that such properties offer
sufficient quality and safety for residents. This should improve the conditions and value for money for renters who will
be reassured that they are getting value and good quality management from their landlord. It is also important for our
community to make sure properties are well managed and fit the character of the street in which an HMO operates and
that they avoid disruption for other residents.
I would also like to see the flats in converted period properties spread over 1 or 2 floors that rented out to 3 and more
tenants to classify as HMO. These kind of flats usually occupy top floors of the converted period buildings and require
adequate noise insulation, rubbish capacity management and fire hazard management, which is completely ignored by
the landlords. It created hazards not only for people residing in such flats but for the residents of the remaining flats in
the building.
The property should be managed to a good standard. Strict limits on tenant numbers per property. Tenants behaviour
should be monitored and ongoing anti-social behaviour, should be prevented.
I just think is not fair to fill up a house with different people and they pay a fraction of my council tax and have all the
same benefits
Landlords who are in breach of this being made to comply. Not just fined. Fines do not benefit the residents of the area,
only the councils bank balance.
Like the parking charges this is another way for the Council to make money with little return for the people having to
pay.Rogue landlords will avoid paying.
HMO licences must Not apply to tenancies with less than 5 or 6 occupants
Far more restrictions upon dishonest landlords with legal redress available to tenants.
The area transport is VERY Overcrowded, this is the Biggest problem i have noticed for the Times i have lived,
especially in …. Area.
A set out rules for decency because where there is no Law, there is no Sin The Family with Children may be; always
occupied first floors
Better agreements, better living conditions, landlords to be monitored on a regular basis, authorities to check and
monitor Landlord properties as they own several properties around the Borough. fines and penalties for rogue landlords
or abusive landlords where the money factor is more important that people live, made compulsory the tenant receive
Gas safety certificate, building energy performance
Biggest issue is lack of resources and support for your staff. This could be funded by penalties for those wilfully
neglecting the standards. I’ve reported someone I was told about running an unlicensed hmo and breaking every rule
in the book you could think about and NOTHING was done or even communicated. These proposed new licensing
standards account for very little if the staff at Lambeth housing are not backed by council management. Newham took
a hardline zero tolerance approach, made a huge impact on people abusing housing stock and tenants and funded it
well via the vast number of rightly issued fines.
respect towards the neighbours : external aspect, rubbish, noise, parking
I believe the space standards should be expanded to cover HMOs that were not previously covered. I live in a flat in a
converted block of self contained flats …….., with 4 other housemates (5 in total) and the flat is overcrowded. My room
is 5.2 square meters, which I do not believe should be allowed.
I agree but keep it simple - the regs for landlords are already pretty stringent so keep it sensible and proportionate.
Concentrate on safety first.
Cut the red tape, costs
Could there be some additional conditions on safety of the building? I know this is difficult stuff, but I think there is some
law about minimum temperature threshold for homes in winter (which I realise would be very difficult to enforce on
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inspection). My rented flat is incredibly drafty and two bedrooms are impossible to heat. The window frames need to be
replaced as the wood is rotting and there are gaps. It would be great if poor maintenance would mean my landlord
would have been forced to upgrade these to get a license.
If the council is underfunded, make tour case to the government. There are some awful landlords out there but also
many decent ones. Your working assumption is Lambeth is unsafe, on the back of which, let’s blame private landlords.
Shame on you.
All the proposed conditions. Especially specified number of occupants, amenities provided and safety standards
As a tnt in a council block I know of someone who put bunk beds in and let all the rooms out to about 6-7 people. The
actual tnt sub let, it was resolved but not quickly. Tnts were OK, but there was a lot of fly tipping and low key asb. So
this would mean it wouldn't take as long to investigate and resolve
To see accommodation fit for people to live in with suitable space, avoid over crowding, good quality facilities to enable
to feel part of society.
Standardisation of requirements for landlords of HMOs regardless of building type; focus on welfare and safety of
tenants in regards to standards of space, cleanliness etc. It is also important to work from the areas of greatest need
first, e.g to focus efforts first on HMOs which put the tenants at the highest risk, then work out from there.
Tenants need to have some protection against rogue landlords and this goes some way towards that protection. You
also need to incentivise landlords to join the scheme making it a positive thing rather than using threat of fines
See Coventry City Council for landlord accreditation scheme
Maintanance of exterior building and grounds so not unsightly.
In general better and safer maintenance of the building, rooms, amenities etc.. including windows. Our main issue is
the derelict state of the windows which makes it impossible to properly close/open them and has huge consequences
on our ability to heat the house properly and prevent noise nuisance from the streets.
For lambeth too look after there tenants better
The standard of housing provided by HMOs is often poor and I believe that the council is significantly underestimating
the number of HMOs that actually exist within the borough. I think your proposals are a good start. I would like to see
more investigation of undeclared HMOs and enforcement action. As per your report: "37.6% of HMOs are predicted to
have one or more serious failings that affect the health and safety of the occupants (a Category 1 hazard)...The vast
majority of HMOs also have management/tenancy issues that require enforcement action...26% of landlords reported
that their tenants had sub-let without their permission." I don't know why you would restrict the scheme to only part of
the borough that seems counterproductive.
Your list is comprehensive
Overcrowding is a big problem and should not be allowed. Fines imposed accordingly. Garden buildings being used
for extra rooms. Fines imposed accordingly. Properties to be put back if building laws broken. Fines imposed
accordingly. If not carried out another fine and prevented from purchasing other property in area.
Far to many unscrupulous landlords in Lambeth who want all of the profit of being a landlord and none of the
responsibility. Its about time that their tenants got value for money and if that requires regulation then so be it.
I would like to see sound proofing tests to ensure any HMO has sufficient sound insulation to prevent the increase in
occupants increasing noise levels as they shout and speak over one another to be heard, irritating the neighbours.
Well maintained properties to cover health & safety requirements and aesthetics.
Conditions around anti social behaviour. Two of the HMOs near our house have caused stress to the other residents
recently with their inconsiderate noise / music and partying. Our neighbourhood is usually peaceful and respectful. It
includes families and elderly people, however the groups of people in the HMOs don't seem to care and ruin many
afternoons and evenings with antisocial behaviour. Having a mechanism for Landlords to take more responsibility for
this should be imposed.
Requirement to meet planning and building controls, fair tenancy agreements and externally verified standards of
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The Council is also consulting on proposed conditions it will attach to a licence, You can find out more about
this in the consultation document. Please tell us to what extent to you agree or disagree with this approach?
If you agree please set out what you would like to see?
appearance and maintenance.
HMOs consisting of not more than 4 persons
Essential to have a detailed consultation document to review
good type discounts
Agree but a couple of concerns. The proposal to include any property with two single people (and I guess any property
with a couple and a single) does not seem to be wise because it does not look as it is necessarily addressing the same
issues that arise from HMO shortcomings more generally. Are there other ways to deal with this? Eg, simply
registering the property as a leased property with a nominal charge and self-certification? High costs will increase
costs to tenants already struggling. Random checks and/or tenant or neighbour concerns could trigger monitoring.
Second, if the aim is in part to combat ASB, then what is the evidence that HMO regulation will do that? And is it
outsourcing to landlords the regulation of criminal behaviour? Will it make landlords more reluctant to rent to tenants
that pose risk of ASB? And so have unintended consequences? I don't know the answers but I hope they are
questions the council has considered.
Clarity of what landlords and tenants can expect, keep stress levels down on both sides. Important to engage
landlords.
Structurally sound no damp sound proof where needed. Energy efficient Suitable size for set number of people Pest
free high level of security
Tight control and limitations on numbers in occupancy heavy fines and penalties imposed on landlords breaking the
rules. Make them accountable
Pay less about £100 or 200.00 per annum. Inspect once every 5years. Tenants tell so much lies to avoid paying rent so
they fabricated stories to council. Council should realise landlords are assisting them as council hasn’t got properties to
let
Many HMO’s are used to provide social care services to vulnerable adults and children by unscrupulous persons as a
money making scheme and are not regulated. They tend to fall outside of the CQC and OFSTED regulations based on
purpose provision, often falling short of delivering a professional service. There need to be a separate regulation other
than HMO for these type of service and LA need to look into the same
For a start 30% is too little, if you let a property without licensing or repeatedly fail to maintain it in a liveable standard,
you should lose the property and the council should then own it. Landlord can keep any mortgage debt. Put that rule in
place and watch BTL mortgage lenders happily police your rental accommodation standards for you. For conditions,
all electrical wiring should meet safety standards, heating and hot water should not only meet safety standards but be
tested and assessed as capable of serving the number of residents intended in the property. CCTV cameras in the
common areas, living room, kitchen, outside bathroom etc. should be banned as a practice (have seen this in several
properties I've viewed and it is chilling as well as a huge breach of GDPR). All points of ingress into the property should
be assessed as safe and secure per insurance best practice. Property should pass a fire safety assessment. Property
under expected usage should show no issues that a normal home owner would address such as damp or mold.
Landlord must not have had a judgement against them in letting previously eg. failing to rectify issues within a given
time period and must be able to provide references to prove they are an upstanding member of the community.
Property must provide amenities expected and maintained by a normal homeowner -- in a furnished property or an
HMO property: working washing machine, fridge, freezer. In a normal property: cooker, shower. I know you might think
a cooker is going too far but most people in London nowadays are trapped in renting, no hope of ever buying, and
likely sharing forever, too. We have to stop forcing people to live these half-lives in properties where like their only
cooking facilities are a microwave and an electric mini-hob for their whole lives, or there's no sufficient fridge space so
they just eat instant noodles made with a kettle in their room. Living in a rental property must become an equivalent
experience to living in an owned property in this house-price climate.
Fire safety requirements Timely repairs and maintenance Cyclical internal and external redecoration
I would like to see the council STOP landlords converting small houses into HMO with no regard to the local
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The Council is also consulting on proposed conditions it will attach to a licence, You can find out more about
this in the consultation document. Please tell us to what extent to you agree or disagree with this approach?
If you agree please set out what you would like to see?
neighbours & community. Ex social housing is often converted to the detriment to the local area- please stop it
There should always be conditions when giving a license and all must be followed
Because the link doesn't work. But the council has been smart enough to consider licensing HMO so I can only
assume these conditions would be appropriate
The standards need to be raised
A communication agreement between the occupant and the freeholder; if the landlord isn't doing anything / directly
about issues within the property.
The licence cost will just be passed on to tenants, who are already paying a lot of money to rent. Administration will
be cumbersome and will slow down the rental market. It should not be introduced.
Sort out the council estates and high rise buildings such as the Grenfell cladded type first. Stop picking on the easy
targets, that are landlords
Strict regulations on overcrowding. One person or couple per room. Landlords are taking the piss at the moment
stuffing rooms full of people
Security vetting of landlords to see if they are fit and responsible to hold a hmo licence.
Maybe put different types of licenses for HMO’s depending on the quantity they house: 1.- HMOs from 5-7 rooms but
no more than 7 people per house, including double occupants. 2.- HMOs from 7-10 people but no couples. 3.- HMOs
more than 10 people, including 2 occupants per room, but no more than 13. This would include couples of course
being counted as 2 people, not one per room. Maybe the Council should also protect the landlord by giving them
more power so their tenants don’t overcrowd their rooms or homes by abusing having visitors or living extra people in
their room. Often it’s not the landlords fault if one person rents a room and this person sublets to 3 others, putting at
risk the safety of other tenants in the same abode, ie: lowering the standards and quality of life, bringing disease or
theft etc. In this way the license protects the landlord and is limiting overcrowding spaces and at the same time
protecting the tenants. The tenants in return must also abide by the rules and not abuse the rented room or put at risk
his other tenants safety. Otherwise their tenancy should be terminated immediately.
The link to the document is not working.
I suggest a condition in relation to cleaning. Glasgow City Council require
windows to be cleaned once a month as a condition of an HMO licence.
Your above link does not work which is very unhelpful. I expect landlords are generally ok but it seems that the worst
offenders tend to be in the HMO area of letting as they can make lots of profit easily. Tenants need to be protected in
these kind of situations.
To be a decent landlord. Don’t overcharge. Do repairs. Kep home decent. No damp.
Far greater regulation and control of landlords. End to unfair evictions. Lifetime tenancies.
Property maintenance Landlord must be a fit and proper person, no criminal convictions
A standard tenancy agreement shows the conditions, why for a small number of rogue landlords are you penalising
everyone. I’ll sell my property and as I can’t cope with all this. I’m sure many other reputable small landlords will too.
Why not just fine the awful negligent landlords.
Landlords must be registered and provided training on licencing requirements and responsibilities
I believe private renting landlords largely take from communities; the profit margins are very high, and the landlords are
rarely if ever actually part of the communities they profit from. The more regulations and fees put on private landlords in
Lambeth the better. It isn't a good thing that more housing in Lambeth is being provided by private landlords; it just
means that more people in the Borough cannot afford to buy their own homes, and that is in part because rents are
excessively and unfairly high. Anything to discourage landlords from stripping the Borough bare is positive in my view.
It will incentive compliance with the licensing scheme
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
If you disagree please state any specific standards you disagree with and why?
These matters would be better left for negotiation between tenant and letting agent/landlord. It very much depends on
the circumstances of the relationship between the tenants who wish to rent. But it is not clear why the standards of an
HMO should be applied to unrelated people and not to a family letting the same premises.
This is not a 1 size fits all problem. For example there are often times when a room that is smaller than the minimum
room size, would make a perfectly good bedroom for someone on a lower income. People are also different sizes, so
what might work for someone at 5' might not work for someone at 6'5". Whilst I absolutely agree there needs to be
standards, imposing an already less than perfect model (mandatory) onto more properties, you are likely to drive
decent operators underground. We operate a Rent to Rent model. Some of out homes are worth upwards of £2m. We
pride ourselves on our product and service. And yet as far as I see, it seems you only think Rent to rent is a bad model
that encourages poor management - which is so far from the truth.
I diagree with the propsed minimum room size. People on lower incomes can only afford smaller rooms. The
minimum room size should be a room that can hold a single bed and chest of drawers. I have a room that can hold a
small double bed and a chest and a bedside table and it still doesn't conform to the propsed minimum room size. By
all means have a minimum room size but make it realistic. If you are concerned with lack of space then take a
holistic approach - does the property have an ample living room and kitchen and other areas for storage? If so smaller
room sizes should be acceptable.
size of kitchens... floor space too big, not necessary, if the kitchen is too small for a 3 bed flat the owner will only be
able to rent to 2 people and this will make it not viable and the area will lose a rented property
Smaller flats would not be licensed
I disagree to prohibit people from letting
Property is rented as seen, nobody is forcing tenants to occupy and if it’s cheaper because rooms are small or there’s
no bath for example, the decision to rent is made by the renter. Further standards not required and would almost
certainly come at more cost or disadvantage to landlords
People have the choice to rent a property or not. It also imposes changes on historic properties.
the size of the rooms required to let
Only agree to space standards which link to London Plan building space standards otherwise perfectly good ensuite
facilities may not meet proposed minimum bathroom sizes.
Too many rules will reduce the stock of housing which means rental increases. All costs are going to be met eventually
by tenants as the Landlord will just pass them on
council has wrong focus
some old properties may not easily conform to an arbitrarily set standards, and modifications can be expensive and
difficult to undertake
The size of rooms is for the tenants to decide when viewing the property not the council
As stated above, you will drive out good Landlords like myself and either; condemn young renters into the hand of
unscrupulous ones, or reduce rented housing stock as we sell for ridiculously high prices. There are plenty of other
routes to maintaining high standards. As usual Lambeth Council is opting for the easy option open to corruption.
These are not used in all council properties so why just pick on HMO's
ANY "forced" standard will directly or indirectly passed on to Tenants. Let the "free" market decide if a room is suitable
or not. smaller rooms would go for smaller prices. Some people can only afford that. Some Landlord cannot possibly
start to rebuild properties with your preferred room size.
The information provided is extremely poor. The first table 3.28 is blank, subsequent pages look like they've been
copied and pasted from various internal forms/sources. This section contains various elements, not just amenity
standards. Why does it state a person under the age of 18 cannot live in a property unless they live with their parent?
That's insulting, restricting and probably unenforceable. At 16/17 a person could have a partner & child, get married,
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
If you disagree please state any specific standards you disagree with and why?
can enlist in the army, get a job, drive a moped and tractor, register to vote, get a passport & travel unaccompanied, be
a blood donor, change their name, they can legally leave home at 16. Why do you want to prevent a child from
having a sink in their bedroom, or an en-suite? What if the child has mobility issues? A LL cannot dictate which rooms
their tenants live in. Your condition would mean that in a Victorian house with the large bedroom at the front & small
bedroom at the back, for parents to be beside/adjacent to the child's room, the parents would either need to sleep in
the middle medium bedroom or older child/housemate would have to sleep in the smallest bedroom. The idea of a
door buzzer going off night and day would be a breach of the tenant's "peaceful enjoyment" and probably that of the
neighbour's too. I would think that this would be classified as Anti Social Behaviour. LLs can provide safe, wellmaintained gardens but cannot be responsible for what a tenant does to them while they are resident. You state
"Window sills... less than 1100mm shall be fitted with window restrictors" however, window restrictors don't go on sills.
They go on windows. It is unclear between Table 1 & Table 3 how a large kitchen/diner/lounge (which is very popular
now) is classed. For a house-share with a separate kitchen, your minimum room sizes are higher than the national
standards and not indicative/representative of the housing stock in the borough. Before you bring in room-size
restrictions, you should thoroughly research the dwelling stock of the borough as you don't want to exclude thousands
of older properties (and some newer ones) from the housing market. Much of the housing stock has box rooms and
galley kitchens which might make them unviable as a rental. Many people bring their own white goods to a rental
property so dictating the size of their fridge freezer would be unreasonable. Many LLs do not provide tumble driers and
there may not be room for them. A LL may wish to incorporate a small bath with shower to provide options for their
tenants. Smaller baths would have to be removed from properties to comply with your regulations which would be
detrimental to the tenants and limit the potential market for the LL. As a tenant has the right to change the meters in a
property, and often lower-income tenants like to have pre-paid meters so they can control their usage, your condition
stating that meters must be a quarterly credit meter is unenforceable. Also, utility supply companies may insist on
changing to pre-paid meters where tenants have a poor credit history so the supply of meters is out of the control of the
LL. It is unclear whether your condition 3.2 Refuse & Storage requires a LL to provide internal bins or just external.
Furthermore, the location of internal bins is within the control of the tenants. A LL could request bins are located away
from bedrooms but it would be impossible to enforce if the tenant disagrees. The cleaning regime you stipulate is not
relevant to a shared house (and could not be enforced). Your requirement for smoke alarms in bedrooms and living
room is not what is recommended by LACORS for an alarm on every level. There is no legal obligation to have an
alarm in every room. There is no reasonable way for the LL of a shared house to pay for the electricity supply to the
alarms. A shared house by definition, does not require locks on bedroom doors. In a 2-up-2-down house there is no
need for fire escape signage to be plastered all over the house. Many of the specifications in this document are
aimed at Mandatory HMOs, not small house-shares of 3-4 people which is what this consultation is about and what this
document should be written specifically for. Not copied and pasted from your current Mandatory HMO requirements. It
is frustrating to see that in your 83 pages of demands from LLs that you only mention what is required by tenants in 4.5
lines of copy on Regulation 10. That speaks volumes.
not necessary, everyone has right to pay a price for a room. A friend of mine lives in a study but only pays half of the
regular rent, they are both happy. Enough homeless!
When I first moved to …. (before I was a home-owner here) I rented a room in a big HMO that was smaller than the
minimum room standard. It was called a "Single Room" - i.e. with a single bed. It was all I could afford to live in at the
time - but as my income increased I rented bigger and bigger rooms in the same house. If what you are proposing now
was in place then that room would not have been available to me and I would have had to live in another area. The
whole purpose of additional licensing is to help disadvantaged or low income tenants - but with this legislation you will
sweep away a whole class of people who are not professionals earning a good salary. Any hope that hardressers,
waiting staff, couriers, labourers etc have of living in the area will be eradicated.
the market should decide everything, we as tenants should be able to make our own selections
Minimum room sizes not met in flat where the council itself is the freeholder. So private LL’s cannot use the room as a
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
If you disagree please state any specific standards you disagree with and why?
bedroom however the same flat when owned by council and rented to council tenants is not subject to same
restrictions. Particularly notable in blocks of flats where Lambeth is freeholder
There are already standards set out in legislation. The problem is councils not enforcing them.
Space standards for the different types and styles of HMO, e.g. bedsits, rooms with kitchen facilities, hostel type
HMOs, etc- these need to be liberal as space is of a premium in London and thus tenants are willing to let a much
smaller space at a reduced rate in order to afford living in London, I don't think the space standards should be tied to
age. A tenants usually views a room before deciding if they want to take it, it should be left to the tenants to decide
what space is sufficient for their purposes. If a room is inadequate for the vast majority it won't let- this issue looks after
itself naturally no need to force landlord to measure every square millimetre imposing yet more requirements / costs on
top of the challenges already imposed by Covid and Brexit
why are additional standards being conflicting with national standards, governing the standard use of a shared
property. when people live with friends.
Room size standard are onerous for single occupancy rooms. Many tenants are happy paying for typically smaller
(usually < 6m2) 3rd bedrooms in terraced houses, which there are plenty of in Lambeth. Provided there is plenty of
shared living space, they are able to comfortably live in the room and realise that the smaller size is offset by the
dramatically reduced costs. Eliminating these rooms would increase the minimum rent and punish tenants who are
happy trading bedroom space for a good location.
Nothing wrong with wanting good standards - all our properties are. However smaller flats and room sizes are an
inevitable result of a lack of housing - keep it sensible.
A tenant can choose whether to live in a rented flat. It is upto the tenant to be happy with room sizes.
The focus should be on providing more rental properties, not placing arbitrary standards on existing ones
Makes things harder
Disagree with the notion of over regulation particularly when it has no regard for context.
same as above, the scheme should not executed thus no space for discussion
See above. Completely unfair to impose yet another set of requirements on landlords, which will not increase
standards for tenants. It may in fact increase the cost to tenants, or make it more difficult for them to find decent
accomodation at a decent price.
Why should it be only privately-rented properties that have to meet such standards ? Why not EVERY property ?
I do not agree with a licensing scheme - most of us are good landlord and the rough ones are the ones who would not
apply for a license anyway; learnings from other councils should be taken into account
Disagree with everything
The floor plan of the kitchen and kitchen/diner/living may not flow to contain all the requirements. eg. is a tumble dryer
required when hanging/rack space is available and dryers used inefficiently for drying single garments.
Single room size of 9 m2 seems excessive where there is no lounge.
seems to be a 'one size to fit all' without regard to the variety of housing stock in the borough
The standards are fine, but looking again at good landlords offering spacious accommodation, can these properties be
excluded? My flat has 3 very large double bedrooms and a huge sitting room (separate kitchen, 3 bathrooms and a
further wc), and has been occupied by 3 sharers until very recently when a partner moved in taking the total to 4. Why
are these considered HMO's other than for revenue raising. You are passing costs onto tenants.
If you have little money you have to get a small room.
Many landlords will be unable to comply architecturally or it will be too expensive, leading to fewer rentable properties
in an already scarce market. Higher rents will ensue, making the situation worse
I own an ex-council house. If the council make a smaller room, the landlord should be able to rent the room to a tenant.
I have been told that the room is too small and can't be let out. I was scammed by a fake estate agency (they were
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
If you disagree please state any specific standards you disagree with and why?
registered with official RPS scheme but still they were fake as you do not need to be a genuine agency to et officially
registered), I was given a fake contract with a tenant (who also probably did not exist at the first place). They put more
people to the house and even the loft is let out as well. I had all the evidences and provided it to police and council.
The police did nothing to help me and council imposed financial fines on my as there was "tenant" living in the loft even
I had no contract with him.
leave people alone
Again - could not find the details you are proposing. Also, for current HMO licensing these are already
requirements???????
I disagree with prescriptive standards of items like furnishings or kitchen equipment as this tends to become a tick list
where the items are provided but of the lowest quality.
The legal standards around property are already sufficient
I would prefer if the council started to pay more attention to the state and sizes of council rented properties so that the
tenants would be provided with a reasonable help. I wouldn't interfere in private owners properties.
Standards and sizes should be reflected in rental prices and by market forces, not legislation!
Room sizes, most of the housing stock is 100 years old + are you expecting people to change properties etc. Some are
listed, how will it apply to listed buildings.
STANDARDS ARE ARBITARY AND BASED ON INDIVIDUAL PERSPECTIVES RATHER THAN QUANTIFIABLE
BENCHMARKS
Focus on your properties and leave the privately owned alone. Thanks
Again simple fact, if you want to slash the amount of rental housing available in your borough this is an excellent way to
do it. I would personally consider taking my rental property off the market and selling it if these sort of regulations start
to come come in for landlords of any type
The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
Would you like to see any other standards added?
If yes, please let us know what you would like to see?
Ability for landlords to quickly and simply evict non compliant or antisocial or criminal tenants, backed up by the
borough. Tenants should have additional criteria or expectations placed on them if they’re to benefit from living in a
property that is accredited / certified
For every tenant residing in a property, they receive a document similar to the current how-to-rent document, a short
and handy document that will give tenants information on how-to-do/operate, once their rental is underway eg how do
they get a reluctant landlord to abide by his promise, pre-let, to deal with the damp on a tenant's wall etc, without
compromise to their tenancy. I find that tenants hardly complain because they are so wary of their landlords.
commitment to reducing emissions from HMOs e.g. more efficient appliances installed every X years, reasonable
measures taken to improve insulation, switching to less carbon intensive energy suppliers
Rent control
Regular inspections to check conditions of licensing is being complied with
If the property has a garden, I believe there should be standards which allow the tenants to use the garden facilities for
gardening, such as planting herbs, flowers and vegetables.
I believe that new developments built within recent years should be exempt as they will of have already met with
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
Would you like to see any other standards added?
If yes, please let us know what you would like to see?
Borough requirements re: planning and building control
Make Council Landlord Accreditation MANDATORY.
social responability towards neighbours and the local streets to stop these properties causing ASB
I would like to see a set of standards for Lambeth Council specifying at least: - Its targets and how they will be
measured - Standards for the licensing team to help LLs who encounter issues with tenants such as ASB (rather than
telling them to stop paying rent and wait for the LL to pursue an eviction via the courts) - Quarterly reports on the
inspections completed/in process i.e. whether they are meeting their targets - Number of applications
processed/refused/in process - How many prosecutions/penalties/enforcement notices issues per quarter - How
many properties have actually been improved due to licensing and how this is quantified - Whether ASB has increased
or decreased since licensing introduced and the rationale for the statement - How Lambeth is spending the licensepayers fees, broken down by actions/activities/departments at least annually - Annual review of any/all Lambeth
licensing schemes with actual figures and statistics and actionable improvements/learnings going forward. The PRS
has yet to see any factual evidence that proves licensing works, other than to generate revenues for the council, heap
additional responsibilities on LLs, increased rents to cover the costs and the removal of dwellings from the PRS.
An H.M.O. suits a local council where there are not enough properties for the number of tenants seeking a home. It
suits a landlord as they can get maximum rent for minimum input . I would say that there should be both a kitchen and
living room area where an H.M.O. houses many bedrooms . Also , encourage green measures and then give
reductions in licensing fees for these, such as solar panels on the roof ( or ground source heat pump ) , return a pavedover front garden to an area that is planted and allows rainwater to soak through to the earth , the installation of non
gas boilers , etc Plants and trees in the garden , if they have one. Green measures are not only helpful to the
environment but they create wellbeing and decrease anti social behaviours. H.M.O.'s tend to produce A.S.B. as they
are usually overcrowded and cause tensions to erupt . Not a good thing. I would also encourage regular inspections to
ensure that the buildings are safe and well maintained. Don't give the landlord or agent the benefit of the doubt. I did
not see any green measures in your HMO licensing document.
Vetting of landlords wishing to operate an HMO and a consultation with the local community. Strict penalties for
unlicensed HMO's and dishonest planning applications.
Property next door has been visited a number of times and is over occupied at least 6 people living there but the
council does not done anything
Energy consumption/ insulation
Extend HMO classification to one or 2 level flats with 3 or more tenants, especially when located in converted period
properties with other flats. Without proper management they are usually over populated and have not managed
properly.
Regular checks that the properties are maintaining living and mental health standards for the tenants.
Company reviews, outside area need to be check
Maximum Parking standards apply to HMO so that individual houses cannot fill a street with vehicles, and a recognised
cycle scheme in place
Consultation with neighbours where there are proposed changes to the number of dwellings on a plot.
I belong to the NRLA.Requiring landlords to meet certain standards is important but licensing will be difficult to enforce
and require a huge number of staff.The Council farmed out the Noise department and that didn’t work,I can’t see that
licensing will work either.
Lambeth's inspection criteria for HMO should also include external and internal redecoration of properties.
1. The Bedroom - a standard already made Sharp brands kind of Wardrobe 2. A modern wooden crafts effects tiles
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
Would you like to see any other standards added?
If yes, please let us know what you would like to see?
for all Floors 3. Bathroom not always or only basins 4. Kitchen with sweep through under and dinning accordingly
5. Home theater systems incorporated to the wall style 6. Living Room with a portable home office/study corner 7.
Awareness to always avoid junks and rubbish around the house and at the sensitive storages where there are fitting
pipe
More vetting for landlords generally, tenants are subject to intense scrutiny (references, bank statements) when
applying to rent - landlords do not face the same stipulations. I.e. past tenant references/reviews?
Make the law prevail and sanctions to dodgy landlords, Increase monitoring, safety standards of dwellings.
This proposal to include all accomodation institutions, student accommodation, housing associations and social
housing.
Something on maintenance - if window frames are rotting, or doors don't properly close.
More control over council leaseholders using ppty as a b&b or casual multiple lets
Regular visits by council to ensure standards meet requirements, opportunities for residents to raise concerns and
know they will be listened to.
if no choice the scheme must be launched, there should have options to still allow multi-occupants in a property for
those applied in advance and get permission from the council, for example students, early working classes with stable
income proof...etc. this can still satisfy the objective of scheme but less annoying to the property market
Outdoor space where possible
impact on tenant's rent and especially for tenants on low-income salaries / benefits
Lambeth visiting HMOs to enforce legal requirements
Sound insulation in walls and floors adjoining properties which is particularly bad in converted houses.
If the landlord is scammed the council should help him/ her in the difficult time rather than screw him/ her any further.
Soundproofing.
Criminal record checks and up to date financial and tax records for landlords, to prevent money laundering and failure
to pay tax on rental income.
You refer indirectly to the lack of being able to track down the owner to upgrade the work. In the rent to rent section, of
which I am a 4 property owner, I have SPECIFICALLY contracted with my head tenant that they CAN NOT do anything
to breach my HMO licence. Lambeth legal need to add clause in your HMO licences making the registered owners
responsible .It is not good enough to allow them to avoid liability by saying that they did not know what their head
tenants was doing etc.You need to place the burden 1005 on the registered owner.That they put pressure on their
tenant to ensure that the HMO licences is not breached .Otherwise you will simply spend all your time and precious
funding trying to enforce action against landlords who can evade liability. Tighten your contractual wording .My tenant
presented a contract allowing them to change the position of walls etc and I specifically excluded this clause. They
were surprises as they rent from 53 other landlords who have never comment or read their contracts!! Any action is
then against the registered owner. I would also like it to be mandatory for all HMO s to be placed on a public register.
This way neighbours can see how many rooms are actually let out. So when they see 20 people entering a property
with a licence for 4 people they can feel more confident to report an offence to Lambeth.This saves you time and
money in doing your own preliminary investigation. Allow the public to assist ...especially those living nect to HMOs.
flat two beds rooms
Outside spaces
limit people considering bathroom and sanitation. Fines for tenants breaking tenancy agreements and sharing beds
and rooms in shifts acting in breach of the limits on number of occupants
Rent control and quality of housing
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The Council is also consulting on proposed amenity standards (room sizes, kitchen and bathroom facilities,
etc.) that it would require in HMOs. These can be found in the consultation document. To what extent do you
agree or disagree with these standards?
Would you like to see any other standards added?
If yes, please let us know what you would like to see?
Council shod also upgrade their own street properties so as not to appear hypocritical
Special regulations for those used for air B&B including consent from neighbours due to impact on private dwellings
from the regular flow of people often not having care or consideration as they pass through.
Length of time between a landlord being told formally that something is wrong in the flat and when they have to fix it
Commitment to anti-discriminatory letting eg: Landlords must not refuse to let to people with protected characteristic
(BAME, LGBT etc)
The timeframe in which landlords must react, e.g. landlord cannot wait 2 months.
Access to lift
Appearance of house.
A heating standard because of rising temperatures. Facilities for cycle storage should be mandetry as well.
I would want to see a suitably qualified team overseeing any such scheme. You should also consider making sure that
the accommodation is correctly priced and that the spaces are offered to those most in need. Given that it is likely that
occupiers will be on your housing register you need to ensure value for money is obtained and that the spaces are fit
for purpose
Proof that landlords are paying tax
Number of occupants per dwelling
Cleaning standards, considering the current situation. Above all tenants. Landlords should be caring for the
cleanliness of internal communal areas such as toilets, etc. Noise control from tenants, also Council tenants.
I would like to see that private landlords renting their properties out to local councils and charities also abide by the
same criteria. Private landlords are ripping councils off by providing shocking living conditions for people. This needs
to stop.
Landlords have the power to evict HMO tenants who break HMO rules
How about some PROTECTION for landlords who have significant investment in their properties?
Decent size. Decent decoration. You can not view info. Some of it can’t even be viewed in English
Something about outside space.
That flats and rooms are decorated internally every five years.
soundproofing and level of noise disturbance, dampproofing
That rooms classed as bedrooms are examined to make sure they have windows and adequate fire escapes. I would
also like to see proper standards in what is classed as kitchen and living area, as there has been a move in the last
couple of decades to squashing living areas into kitchens to make more "bedrooms", thereby bringing down basic living
standards. Rents should also not be set by square footage but by how much rent the number of people who could
actually live in the property (classed by bedrooms as set out above) could actually afford. Affordability is not taken into
account.
More conditions on anti social behaviour and limits on people attending the property
Minimum living space for HMOs. Space may be in the form for a larger kitchen or living room. This is even more
important now, due to the shift to working from home.
Standards should apply to all social housing, including Council and RSL properties. Excluding these properties ignores
the sub-standard level of accommodation sometimes provided by these organisations. It also gives tenants of such
properties the impression that Lambeth Council cares more about regulating others above itself.
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I have experience of letting a property in another area under an HMO scheme. The council concerned took an
excessive time to respond / demanded copies of certificates that had already been supplied. I would not like to see the
same repeated in Lambeth. In my view a better approach would be to ensure Letting Agencies are approved and
advise tenants to rent through these rather than privately, though the choice would ultimately remain for them..
I am a private owner-occupier who lets his flat to 3 tenants. I have a reputable letting agent who makes sure I comply
with all legal and other requirements. In the circumstances I do not think a licensing system is needed.
I agree there needs to be standards, but this approach is poorly thought through. How about a national "coliving
association" that landlords and managers can join and that gives them a recognisable stamp of approval, rather than a
council led approach which we all know is likely to cause more problems than it solves.
will push too many landlords out of the market
I know most landlords are suggesting this additional licensing scheme is a cynical money making scheme by the
council.
You can prove them wrong in the following way. If this is a genuine exercise in raising standards then why
not give a massive discount on the fee for properties that already have all the health and safety measures in place and
clearly are well managed and clean. The purpose of licensing is to ensure the tenants are looked after the and
property is habitable. If this is already the case licensing was not needed to bring it up to standard anyway. The fee
should only be the cost of someone checking the form (2 hours of time?) and a site visit (30 mins of time, or 1 hour if
travel is included?). So the cost should be 3 hours of an employee’s time – even if this was billed at an extremely
generous £50 an hour the license should, in these circumstances, cost £150.
If you give scores for well run properties you should not charge them any fee. The scheme is for problem properties.
Most mortgages do not allow the lender to lend on a Licenced HMO, this will cause many people to have to
remortgage, lose preferential interests rates, incur large fees and higher interest rates. This may result in many owners
being forced to sell and more loss of rental property or certainly increased rents.
It's a silly idea. Hasn't worked anywhere in the country, why keep flogging a dead horse?!
There is a danger of coercion with scores on the doors by landlords and by tenants. A right to respond as per glass
door may be necessary to indicate when issues have been resolved.
I don’t want the general public to know I live in a rental accommodation. I’m entitled to privacy
Please don't license any Landlords who appoint an ARLA registered agent.
Landlords and accommodation providers need to included in forming the conditions of these schemes (rather than an
after thought) to ensure that they are practical and effective. The vast majority of landlords already operate fairly, safely
and ethically and run it like any other business. Increasing their costs for no reason only leads to honest people going
bankrupt and dishonest people finding ways to circumnavigate the rules and make things unsafe. There is not point in
having regulation for the sake of regulation.
By all means crack down on landlords that exploit people and circumstances but these generally aren’t going to be
small scale landlords with one property to rent. Piling on additional requirements for landlords makes renting out a
property even more costly and burdensome and will perhaps drive certain arrangements under ground
The council is proposing to charge landlords a fee which the NRLA has warned could lead to landlords passing the cost
on to tenants in the form of increased rents, in order to cover the cost of applying for a licence, and so doing nothing to
address affordability. The Council already has the necessary tools to tackle poor housing management without
introducing this licensing scheme. There are more than 150 Acts of Parliament and 400 regulations affecting landlords
in the private rented sector. Rents will increase at a time of great hardship for many people.
The licencing scheme needs to be absolutely clear. On the lambeth website it states that any property which has
shared facilities is potentially a HMO. In other links we are told it could be for poorly converted flats or buildings with 3
storeys or more. The Government guideline is very clear. If more than two households are sharing facilities then it is an
HMO. We need a clear statement from Lambeth on this so responsible Landlords understand the rules.
nuisance.
I think it's a good scheme, I just hope it can be enforced.
You don’t need a licensing scheme. It should be on an individual basis.
This can be provided to tenants through a web portal or email attachment

Page 116 of 217

Please use this space to make any other comments you wish about the proposed Licensing scheme:
This is purely a revenue gaining proposal for Lambeth council. HMOs by definition are four occupants or more, which
is quite correct.
surely the tenants have eyes for themselves
The scheme should clearly differentiate between the scenario where a landlord rents out rooms individually and where
a group of friends rent a property under one tenancy agreement. Very often 3 or more friends rent a property under a
single tenancy agreement and I strongly feel this should not be part of the licencing scheme. E.g. a couple (unmarried)
and a friend renting together should not fall under this scheme.
Don’t do it!
Why would you want to name and shame ??? We live in a democracy not an autocracy !!!
I predict you will use this so-called consultation to take the well-tread easy, corrupt Lambeth Option
This feels like a lot of work for very little return and another example of financial waste by a government institution.
The scheme is to wide and takes into many types of property. I own a 3/4 bed house with 2 reception rooms that is
either rented to 3 or 4 sharers or a family. It is luiumping high quality houses that are let and managed through
regulated agents in with the poor quality housing. The costs are extorinate and this is yet another attack on the PRS.
Under this scheme I would be expected to pay approx £3000. For what? There is a big difference between HMO's
where each tenant will get their own contractand properties let out under a single AST. To target the later is soley a
money making scheme that has no real bebift for tennats. With regards to a name and shame for landlords that is fine
but itmust be recipricated.
It will need a huge uptake to fund the scheme and I do not believe that it will be managed to the benefit of the tenants
and the reputable landlords.
you want to address the bottom of the market. but you also want to leave variety and choice. Some people want to pay
less, and not spend much on their housing. They may want to save for a mortgage or they may be saving to take
money back to another country. They should not live in substandard places, but they should be able to for example
choose smaller cheaper rooms. And landlord will pass the costs of all new requirements to tenants, so costs should
start low. Can increase gradually over time.
ANY "forced" standard will directly or indirectly passed on to Tenants. Let the "free" market decide if a room is suitable
or not. smaller rooms would go for smaller prices. Some people can only afford that. Some Landlord cannot possibly
start to rebuild properties with your preferred room size. This is a time of crisis, we need to focus on rebuilding the
economy, not destroying it.
As always with councils, fixing /fildeling / corruption /aways finds its way in to that sort of system just look how
takeaways and restaurants have scamed it
I have nothing to fear from being graded as I provide clean warm well maintained accommodation. Something the local
authority consistently fail to do.
These conditions are excessive for a 2 or 3 bedroom property with a couple and a friend living there. It is also geared
to traditional HMOs where rooms are rented individually/bedsits where tenants tend to have locks on their doors and
additional services such as cleaning provided by the landlord. A number of the conditions are irrelevant to shared
houses and impossible to comply with, such as the landlord rewiring the house so that the alarms and emergency light
are on a separate meter so that they can pay for the electricity supply. The cleaning regime of 3xpw for the communal
areas of a 2 bedroom house would be: £13 ph x 1.5 hours x 3 days per week x 4 weeks per month = £234 which will
ultimately have to be paid by the tenant, equating to an additional £2,808 pa in rent. Plus the cost of cleaning products
and sanitisers. The idea that a LL can "benefit by advertising a licensed property” is moot as no-one would be able to
advertise an unlicenced property. And meeting existing legal standards is not an argument for bringing in additional
licencing as the laws are already in place, the council just need to enforce them as you say “We have a huge number
of residents living in private rented accommodation and we are determined to use the powers available to us to drive
up accommodation standards for households while tackling rogue landlords and illegal HMOs."
"The aim is to
ensure that tenants living in a licensed HMO can rent with confidence knowing that their property has been inspected
and licensed by the council. Landlords also benefit as they can advertise a licensed property which is managed in a
responsible manner and meets legal standards." There is no legal requirement for the council to inspect properties,.
Croydon have done a woeful job - they've inspected less than 1/3 of licensable properties and no one can hold them to
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account. In the private sector, a company that only does 1/3 of its remit would go bankrupt. 8.3 Lambeth " will
annually review the cost of running the scheme and the projected revenue stream from licencing. This could mean that
the fees charged may need to be increased or reduced depending on whether the number of applications received
deviates from the assumed profiles or fluctuations in the running costs." This is clear evidence that the council has not
costed this project and the figure of £522 is plucked from thin air. As a minimum the council needs to publish a
quantified breakdown of; staff costs – admin, staff costs – enforcement & inspection, ASB team, IT and overheads
across the 5 year life-span of the scheme with a robust estimate of the number of license fees anticipated. Your
document actually states you have only managed to license 23% of the properties you should have - so if you’re
incapable of licensing a large percentage of Mandatory HMOs, how will adding more properties make you more
competent? As far as anyone can tell, these licencing schemes are just a way for councils to generate revenue and
there is little evidence that they actually have a wider, positive impact. 3.1 "That a significant proportion of the HMOs
of that description in the area are being managed sufficiently ineffectively as to give rise, or to be likely to give rise, to
one or more particular problems either for those occupying the HMOs or for members of the public" Where is the
evidence that majority of shared houses in Clapham, Brixton, Stockwell etc are managed ineffectively and have ASB?
"Consider whether there are any other courses of action available to them (of whatever nature) that might provide an
effective method of dealing with the problem or problems in question; and that making the designation will significantly
assist dealing with them" - there are. There's Housing Health & Safety Rating system (HHSRS), MEES, EICRs & PAT
testing, Environmental Health, Emergency Prohibition Orders (EPO) and Emergency Remedial Action (ERA) notices,
Improvement Notices, Overcrowding Notices, LACORS, fire regs, building control, planning control etc. And you
haven’t provided any evidence of “the problems in question”. "Seek to adopt a co-ordinated approach in connection
with dealing with homelessness, empty properties and anti-social behaviour affecting the private rented sector as
regards combining licensing with other action". HMO licencing has no impact on homelessness (it might actually
worsen homelessness as people living in rooms that don't meet the minimum size are evicted, or LLs selling up as they
don't want the hassle or can’t afford the compliance works), empty properties (by definition, if you're operating a HMO,
it is not an empty property) and little or no evidence that it helps with ASB.
4.2 You provide no evidence of what you
state here. As far as I'm aware, there are no statistics for ASB in HMOs in Lambeth, especially when you don't even
know how many HMOs you have, or where they are. And as you don't know which properties are HMOs, how can you
justify the figure that 37% of them have Cat 1 Hazards? 4.3 One would have to see the questions asked to be sure
that they weren't skewed (if they’re anything like this consultation document then I imagine they were). You quote 58%
of tenants complained about damp but 90% of damp is caused by the tenants, however, LLs can be fined even if the
tenant is the cause. Without seeing the questions, it is impossible to draw unbiased conclusions from this small
sample. 4.6 I would disagree that the spread does not indicate the need for borough-wide scheme. There are 2
wards with over 400 (anticipated) and 9 with over 200 (no wards with 200-300). 9 wards with 100-200 which is not
dense at all. 4.7 & 4.8 are PREDICTED but there's no indication of where this "prediction" comes from or how it's
derived. Anyway, these are covered by existing legislation, you just have to enforce it. 4.11 States 5,027 HMOs, yet
earlier you state you don't really know how many HMOs there are, so how can you say it's 5027? Also, 3,686 over 5
years is 737.2 pa which is only 15% of the estimated HMOs. Chart 4 shows Bishop & Oval wards, which have the
highest number of HMOs, have the smallest number of ASB per 1000 properties, contradicting your argument that
HMOs cause ASB. 3.13 " Licensing can assist with these issues by imposing conditions on licence holders to put in
measures to both limit and report ASB associated with the tenants of their HMOs." Except that it's the licence holder
who has to take action, or face fines. At the moment, evictions are on hold except for the most egregious cases, notice
is now 6 months, and the courts are so backlogged it is estimated to take 12-18 months to evict someone. If you want
to issue a Section 8 notice, you will have to prove to a court that the person you are evicting is responsible for the ASB
and have evidence. You would not be “assisting” LLs dealing with ASB but imposing penalties and sanctions on them.
4.15 & Chart 6 shows that the council already have, and use, the existing legislation to improve the PRS. Also note
that filthy properties seem to become the LLs responsibility, despite the fact that a LL cannot dictate how a tenant
should live in their property. Also note that " Fire, Cold and Damp and Mould are the most common hazards found",
however, tenants are largely responsible for cold (they don't put the heating on), damp and mould (under-heating,
drying clothes indoors, not ventilating etc). 4.17 The LL is responsible for overcrowding, yet 26% of LLs in their
survey said that tenants had illegally sub-let their property (and this is just the number who are aware of it). LLs are
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already accountable for overcrowding under existing legislation. "Notices... will often result in tenants being evicted
and presenting as homeless to the London Borough of Lambeth" reinforces the believe that, rather than reducing
homelessness, licensing can cause it.
4.18 In 2 years the Private Sector Enforcement and Regulation Team raked in
over £80,000 in fines from 8 Civil Penalties in relation to HMOs and a further 8 cases were being investigated for
possible prosecution or Civil Penalty. 4.19 "Licensing turns this situation around, making it an offence not to license,
preventing a landlord from evicting tenants until it’s licensed". This is backward thinking. If you want a LL to manage a
property well, you need to work with them, especially if it requires evicting problem tenants. What you’re proposing is
to keep problem tenants in the properties and in our community for an extended length of time because the LL hasn’t
paid you a large sum of money for a piece of paper. 4.20 Makes its own argument for actually limiting additional
licencing to tall buildings. Rather than saying "It's unfair to licence a bungalow when a high rise isn't", wouldn't it be
fairer to licence the high-rise and not the bungalow? 4.21 Is disingenuous. Rent to Rent is a perfectly legal practice
when done properly and with the required consents in place. R2R only works when there are 5+ tenants which is
already covered under Mandatory HMO regs, therefore, it negates the Additional HMO licence argument. If R2R is not
done properly, it is an illegal HMO and covered by existing legislation.
"In the majority of cases the head tenant nor
the landlord will make any attempt at carrying out the improvements now needed at the property in relation to levels of
amenities needed and improvements to fire safety for the number of people now living at the HMO... They are
invariably poorly managed and the sub-tenants have little recourse as they are not the actual tenant of the property and
the head tenant has no authority (in the majority of cases) to let and create new tenancies. This means that the subtenants are often the people caught in the middle, leading to them being wrongly evicted from the HMO... It is common
for the head tenant and the landlord to blame each other for this practice. This makes it hard to establish who the
London Borough of Lambeth should take action against." This is a sweeping statement for which you present no
evidence. In fact, in R2R, the sub-tenant has a tenancy contract with the lead tenant and the lead tenant has a
contract with the owner/LL. If not, it's illegal sub-letting. Avoidance Rental Model: This is usually just a house-share
where the bedrooms have en-suites and sometimes a kettle & fridge in the room, but they all share a kitchen. Tenants
now desire en-suites and some independence so LLs are providing this. It is not generally a scam. As the rooms are
now banded for Council Tax, this makes the rent more expensive, therefore, they tend to be high-quality rooms,
otherwise, who would pay more for it? You are implying it's a benefits scam when in actuality, it is a general trend for
tenants to want independence. LHA is capped at the lowest 30% so a lot of benefit tenants couldn't afford it.
Furthermore, the council can now charge Council Tax on each room which means they recoup some, if not all, of the
higher LHA rate. 4.22 "Although the London Borough of Lambeth have put in place measures to help tackle HMOs
and rogue landlords … these measures are insufficient on their own to deal with the problem. Designating an
Additional HMO Licensing scheme will help lead to a reduction in ASB when combined with other measures being
taken by the London Borough of Lambeth and its partners. ... whilst at the same time providing tenants with better
information about properties they may be planning to rent. It is also consistent with the London Borough of Lambeth’s
co-ordinated approach towards homelessness and the co-ordinated approach adopted between partner agencies and
the London Borough of Lambeth to deal with ASB and other environmental problems." Why are the existing measures
"insufficient", if the council are not enforcing legislation then the inefficiency is down to them. No council has been able
to accurately prove the direct correlation of licencing reducing ASB. What information about a property will be
provided to the tenant by the council? (And the Mayor already planning to create a London-wide PRS database).
Depending what information is provided, this may be a breach of GDPR. There is also strong evidence that licencing
increases homelessness, not vice versa.
5.1 This says nothing. "Explored issues". Working with the PRS to reduce
homelessness - has nothing (positive) to do with licencing. 5.2 You already have the tools to prosecute rogue
landlords, enforce fines of up to £30,000 per breach, and ban landlords from operating. There is already legislation in
place to protect tenants, sets out their rights and how a council can intervene. 5.4 Sadiq Khan has not introduced the
promised London-wide not-for-profit lettings agency he promised in his 2016 manifesto. The government (not the
Mayor) introduced the Tenant Fee Ban. 6.1 Licencing for licencing's sake is not a "strategy". HMO managers
become responsible for how tenants dispose of their rubbish and LLs can get fined, or barred if tenants don't adhere to
recycling and rubbish disposal. The "benefit" of "long term improvement of HMOs" does not have a target so cannot be
measured. "A scheme takes tension out of the relationship between landlord and tenant - Improvements will be
required by the London Borough of Lambeth, rather than tenant complaining and subsequently losing their tenancy"
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This is rubbish. "Retaliatory eviction" is already illegal. Licencing increases tensions between LLs and tenants as the
LL becomes responsible for whether the tenant recycles properly, if they cause any ASB (the council blames the LL and
the only way to resolve it is to evict). "Tenants will know the level of quality to expect and ultimately be provided with
better quality and choice of accommodation". The minimum quality of accommodation is already enshrined in law,
other than that, price, location and demand dictate the quality. Banning the rental of rooms below 4.64m2 altogether,
and banning an adult from a room less than 6.51m2, and requiring a couple's room to be at least 10.22m2 means there
will be less choice for tenants, not more. And how does Lambeth propose to inform potential tenants of the level of
quality to expect? A leaflet? A letter? A note on your website? There is no correlation between Additional HMO
licencing and a "reduced turnover leading to more settled communities". "Improved neighbourhoods should lead to a
positive impact on property values and rental yields" - while improvements (by whatever method) would improve
neighbourhoods and property values, this makes buying in the borough more expensive and will reduce the number of
properties available as LLs won't want to invest in a borough with already high prices, additional legislation and now an
additional £3K+ licence fee every 5 years. More expensive properties + more costs would equal higher rents and will
reduce yields. Higher property prices also reduces the ability for tenants to become home owners.
7 Reviewing
Progress: There are no targets or measurements included here so no-one can say whether it has succeeded or failed.
Without SMART KPIs there can be no evidence that licensing works or that LLs are getting value for the exorbitant fees
you are proposing. 7.2 "Improved tenancy management particularly with regard to a reduction in end of tenancy and
protection from eviction in HMOs". Licences have nothing to do with "end of tenancy". Are you suggesting that having
a licence means LLs are less likely to evict, or tenants are less likely to leave? And protection from retaliatory eviction
is already covered in legislation, and the proposed removal of the Section 21 Notice (sometimes called a "No Fault
Eviction") is going to make it even more difficult for a LL to regain possession of their property. Furthermore, with ASBs
becoming the LLs responsibility and the requirement for LLs to remove such tenants to be compliant with licensing, this
may make eviction the only option in future, leading to poor/no reference for the tenant and therefore homelessness.
8.4b "Tacit consent will apply to the scheme. This means that the Council must set a reasonable time frame in which it
must process a full and complete licence application. If it fails to meet this time frame then the HMO can be operated
as though the Council had issued an unconditional licence". What is a "reasonable time frame" to process an
application??? There should be a Lambeth Charter which sets out all targets to be met by Lambeth including
processing times, number of inspections etc. PROPOSED CONDITIONS: 2.1, 2.2, 2.3, 2.5 and more should state
that documents should be provided "on request" and the term "on demand" needs to be replaced with a reasonable
timeframe such as 28 days for compliance. 2.4 "A bathroom or lavatory is treated as a room used as living
accommodation". As far as I am aware, bathrooms and loos are categorically excluded from "living accommodation"
and legally do not require a smoke alarm. The law only states that a LL is required to ensure the alarms are working
when the tenant moves in, and are tested regularly (or maybe twice pa?) Tenants are usually responsible for changing
batteries in alarms. 2.8 "The licence holder is required to comply with any scheme which is provided by the local
housing authority" waste services are provided by the council, not the local housing authority. 3.6 Is this on
demand/request? 3.13 "The gas and electricity supply must NOT be via any form of prepayment meter". I'm not sure
you can legally state this as some tenants, especially those on benefits, prefer pre-payment meters. 3.14 "The Licence
Holder must ensure that the common parts of the house are at all times adequately heated and provided with lighting,
as necessary". We can provide them with heating and lighting but if they turn off the heating and don't replace light
bulbs, LLs cannot be held responsible. 3.15 Who is the arbiter as to whether the exterior of the property is in
"reasonable decorative order"? 3.16 How can a LL ensure that people do not sleep in communal areas? Even with
regular inspections (every 6 months is recommended) the LL must give a minimum of 24 hours written notice of a visit,
and even then, the tenant can refuse entry. 3.18 "Infectious Disease Control: Please see my previous comments in
this questionnaire regarding this ridiculous condition "The licence holder must inform the Council by email
HMOLicensing@lambeth.gov.uk within 72 hours of becoming aware of the occurrence of an outbreak." The only way a
licence holder would know of an outbreak is if the tenants tell them. 3.19 "Inform us if there is a fire in the property The
licence holder must inform the Council by email HMOLicensing@lambeth.gov.uk within 72 hours of becoming aware of
the occurrence of a fire within the house." Does this include a chip-pan fire or just if the house goes up in smoke?
3.21 Tenancy Arrangements: “The licence holder shall take reasonable and practicable steps to prevent or reduce antisocial behaviour by persons visiting the house … The tenancy agreement will include provisions relating to forfeiture of
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the property in the event of a breach of the tenancy agreement terms in the following circumstances: "That the tenant
or someone or visiting the premises has been guilty of conduct which is, or is likely to cause a nuisance or annoyance
to neighbours; or, that a person visiting the premises has been convicted of using the premises, or allowing it to be
used for immoral or illegal purposes or has committed an arrestable offence in, or in the locality of the licensed
premises." So a Licensee will be responsible for the actions of visitors who are likely to cause a nuisance or
annoyance to neighbours and prevent their tenants from having a visitor who's been arrested. How can they do that?
LLs cannot dictate who the tenants can have as guests. And this clause implies that LLs must evict a tenant who has a
visitor with a criminal record, contradicting your argument that licensing will provide tenant stability. Bulky Waste: "The
licence holder shall ensure that any items of bulky household furniture… are disposed of in a responsible manner using
a licenced waste carrier or the Council’s chargeable bulky waste collection service." How do you expect LLs to do
that? "Labelling of furniture, soft furnishings, kitchen appliances and white goods.” Please see my previous answer
on this ridiculous suggestion. I can understand it’s to limit fly-tipping of white goods & beds but it’s a sledgehammer to
crack a nut. 3.27 Training Courses:" The Licence Holder and manager of the house shall attend training courses or
otherwise demonstrate competence in relation to any applicable codes of practice as specified by the London Borough
of Lambeth. The licence holder shall submit to the Council within twelve (12) months of the date of the licence copies of
certification demonstrating competence and/attendance at the relevant training courses." This is insulting to long-term,
compliant landlords. You do not stipulate which courses or how a LL could demonstrate competence so this is an
arbitrary condition. "No bedroom can be let to a child under the age of 18 without a parent/legal guardian also
occupying a bedroom in the HMO." This would prevent letting to a 16-18 year old at school/uni/job which is ridiculous.
You can join the army at 16 but you can't rent a room in a house with your friends? Please see previous answers in
regards to your conditions relating to children’s bedrooms. "Where a bedroom is provided for a child under the age of
ten the bedroom shall be fitted with a form of wireless door sensor, which sounds when the door is opened. The
receiving unit for the wireless door sounder shall be provided to the parent/legal guardian." So every time a child goes
in and out of their bedroom, an alarm goes off, waking the rest of the house, disturbing study/entertainment/meals.
This could cause serious issues for the child feeling trapped, the household being disturbed at all times of the day or
night (if the child had an en-suite bathroom, at least the alarm wouldn't go off when they go to the loo in the middle of
the night) 3.5 "Cleaning of Shared Rooms and Space” Please see my earlier answers to this which can only be
relevant to HMOs, not shared houses so that should be made clear.
Rented accommodation in Lambeth should be of a high and safe standard, but including single-property landlords
renting to a couple and one other as an HMO in these proposals is completely excessive and disproportionate.
A scoring system would be great. Display online more like airbnb's list of a property's amenities and details that visibly
promotes behaviours and provisions by landlords who want to do well.
Again: there should be a way for tenants to find out if the landlord has a license or not. I rented a room in a HMO in
2016-2018 and did not know the landlord did not have a license. It was a four storey building with 6 rooms. The rent
was expensive and the conditions were appalling. When the Council came round I had to find another room and move
out in a rush and I really struggled. The landlord is renting the building again without license …. There are no
consequences to the landlord, but the tenant struggles. Something should be done about this.
i think there should be more housing in Lambeth, too hard to find anything. Rooms can be smaller if rent is lower.
I’m a Lambeth Landlord who owns a number of properties, some of which already have an HMO license and other
properties which will require a license under the new proposed scheme. I am lucky I bought my properties a long time
ago and therefore I have enough margin to pay for the cost of licensing on top of the rent reductions which are
happening because of Covid. But most landlords are making a loss and would consider themselves very lucky if they
were breaking even. Therefore I think the costs of additional licensing will be the final straw and they will sell their
properties and move on. This means the amount of rooms/properties for 20 something individual renters will drastically
reduce over the next few years. Also, I think the NRLA’s objection to additional licensing is incredibly sensible. They
say: “The council is proposing to charge landlords a fee which the NRLA has warned could lead to landlords passing
the cost on to tenants in the form of increased rents, in order to cover the cost of applying for a licence, and so doing
nothing to address affordability. The Council already has the necessary tools to tackle poor housing management
without introducing this licensing scheme. There are more than 150 Acts of Parliament and 400 regulations affecting
landlords in the private rented sector.” So, if I can afford the licensing fee, why am I bothering to object because
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other landlords selling up and leaving the individual rental sector means that there would be less competition which
would benefit me. Yes that’s true in the short term, but I am taking a 5/10 year view on this. Since I’m certain that
most current landlords will sell up and new landlords will be discouraged this means, as an area, Lambeth will become
less attractive to young renters in general. This is because, due to reduced availability of properties, there will be less
individual renters in the area which will make it less vibrant and, in addition, the rents will be too high. Other areas
which are cheaper for renting and have more supply will become the new ……. Lambeth has done a great job of
investing in regeneration of the area in recent years. The hospitality businesses which have moved in because of this
regeneration depend on young renters to survive. These businesses are already struggling because of Covid. Loss of
the young renting market would remove the life blood of …. and …. as well as … and …. and all the other areas that
Lambeth has invested in. This will obviously have a devastating effect on the area; I am taking a 5/10 years view on
this and I am hoping you can do the same. Again you could say in 5 or 10 years when the number of individuals
renting is dramatically reduced I can just sell up and move on to somewhere else to rent out properties. That's true and
I will do that if additional licensing comes in - but I also live in Lambeth and I want it to thrive for personal as well as
business reasons. I remember when I wouldn't tell people that lived in …. because it was too embarrassing. Since the
local authority very wisely invested in the area more young renters came and made it a safer and more vibrant place
and so now it's become an area which I am proud to say I live in. And just in case you think I am subtly bashing
people of BAME background and/or glorifying in gentrification I would like to say I'm from a BAME working class
background myself and I have lived in …. for over 30 years, and I genuinely welcome the changes to the area that
have come from young renters. Those of you making this decision, do you have that level of knowledge of this area?
I have a feeling that the financial short term imperative will be so strong that no matter what I say you will go ahead
with the licensing. If this is the case at least implement it in Sep 2022 or even Sep 2023 rather than April 2022. This is
because the earliest that it is projected that the whole adult population will have their second Covid injection is
August/Sep 2021 and implementing Additional Licensing in Sep 2022 allows most landlords one year in order to be
able to gather up money and get their ducks in a row after Covid, rather than feeling afraid and selling. I get it, you’re
suffering because of Covid so you need to make some money. But landlords are also suffering because of Covid and if
you give them time to raise funds you won’t kill all the geese that lay the golden eggs. Basically the delay will allow
some landlords to stay landlords which I believe will be better for the local economy.
However, the 'scores on the doors' scheme is open to corruption . It is very difficult to get the council to take any
responsibility for allowing its tenants to be housed in unsuitable , poorly maintained properties. Indeed, I would say that
Lambeth council is aiding and abetting dodgy landlords and subsidising them by putting residents into 'temporary '
accommodation in sub standard properties .
I welcome the proposals and believe they are urgently required to address the many unlicenser and unsafe HMO's
currently operating in the borough.
Really important thing to do quality and cost of PRS shocking in places and needs inspection
Make HMOs clearly identifiable when people are renting, sometimes tenants are not aware that they live in HMO
property and have special rights associated with it.
It sounds interesting as long as they do not add cost.
HMO licences application need to be shared with everyone before license get approved
It is far too easy at the moment for landlords to create HMO's. Planning are toothless, and in my experience are far
more likely to take in the viewpoint of a landlord than listen to the neighbours who have to live with the consequences
of a landlords ( and thus their tennants) actions.
Our neighbour has previously rented the property on a per room basis. The property is in poor condition, and affected
us, both in terms of overall atmosphere (not nice to look at, overgrown garden, transient neighbours) and more
specifically because the tenants didn't look after it (probably because it was in such poor condition to start with) and
this resulted in damp coming through to our property through the adjoining wall. To the extent this scheme would help
avoid this, we would be supportive. I am sure it has much broader benefit for more egregious housing standards too!!
I note I would be interested favour of the limit of people being reduced from 5 to 3 or 4. Particularly if traditional living
rooms have been converted to bedrooms to maximise capacity.
The number of let properties in the borough is now beyond the control of any scheme like licensing.
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Licensing & regulation costs increase rents and worst may scare away good landlords good landlords like myself know
what their tenants need and provide it to them without the need for potentially onerous regulation & costs Regulation
needs to add value for everyone I believe a checkalandlord or checkatenant or checkapropertymanagementcompany
online website would be useful tool
I found this Proposed Program/Project to be a strategic control for a maximum satisfaction in Health, Security, Safety
and Environment
Its a bloody joke, taxing and charging quality landlords to increase your revenue.
Some of the questions in this survey made assumptions - for example I've never seen some of the documentation that
Landlords now need to supply to tenants, or seen information about the Tenancy Deposit Scheme, because when I first
rented the house these schemes weren't in existence.
HMOs are private residences, even though people share the facilities, they are fundamentally homes. Displaying
ratings and documents will simply make tenants feel they are in a public place. It is not a good idea.
Rather than Lambeth introducing more expensive bureaucracy via a licensing scheme, it should be enforcing current
legislation on housing standards and fining bad landlords.
The timing of this is very poor- most Landlords are struggling at present due to the impacts of Covid and Brexit.
Imposing such at this time will put a lot more small independent Landlords out of business reducing the rental stock.
Every regulation the government imposed seems to support big business- give the little guy a break rather than always
offering concession the big organizations. The little guy often manages his / her properties far more effectively that the
impersonal approach of corporate entities
I do not think 3 people sharing a flat should be classed as an HMO. There are already laws and powers the council
can use against landlords and tenants who cause problems or do not follow the rules. Landlords already have to have
electrical safety and gas certs. The council can already take action against landlords with substandard property or for
overcrowding. If a property is converted to individual beds sits that is different. 3 friends sharing, no way should that
be an HMO, the council should be putting it s resources into using it s existing powers to sort out problem tenants and
properties. We have an HMO in another area for over 10 years and the licensing process is a major ,time consuming
and stressful process, so have decided not to renew. We had 5 tenants who have now moved out at their request
because of COVID. We will not be reletting except to family. If Lambeth bring in HMO for 3 sharers we will either sell or
relet to only 2 people.
These proposals should not discriminate between large institutions and private landlords the council need money so
why limit your fees to only private landlords you need the institutions and associations they have bigger pockets and
can help pay for more council services and drive up standards across the board and keep a check on yourself as a
social landlord to keep looking in the mirror
This is only another unnecessary Tax on Landlords to finance a poorly run Council which already has sufficient powers
to adequately police the Private Rental Sector.
the abuse of the system the LA could not control. the occupiers will not have any benefits for such a system
I strongly disagree with it - time and money would be better spent on chasing down the rogue landlords, who are
unlikely to comply with this scheme anyway.
HMO Licensing staff need more resources and support! Lambeth has big issues and you have good people! Back
them with more staff, powers and take a tough stance with those just in it to make money with no sense of duty of care
to tenants
This scheme is completely unnecessary. All it does is to increase the cost of the rent and drive the tenants out of the
area. Also significantly reduce the potential investment in the area.
It should be properly enforced. I am concerned that some slum landlords can act illegally under the radar.
#27 - scores on the doors is too simplistic. You may have a fantastic flat that scores lower due to certain silly
unavoidable things.
Why would you want to "mark" rental properties ? Increase prospect of crime?
Are you sure you can identify all landlords? Mine is rogue one who hasn't given us contracts and avoids most of his
responsibility by pretending he lives in the flat and we're actually lodgers. He's had us lie about contracts to the flat
remortgaged, hasn't put our deposits in a scheme (though I'm legally savvy enough to know I get it back in triplicate if
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he gives me any issues on moving out).
We go along with it 'cause we don't have many other options.
Sort yourselves out. So much going on and wrong in Lambeth. Invest in the borough. …. has been neglected for years.
It’s very important to regulate the PRS to prevent unscrupulous landlords profiting from the London housing crisis and
under supply of affordable homes. However the ability to evict tenants causing ASB should be strengthened for the
benefit of neighbours
Great idea council lshdr abuse is very overlooked, if this could address that it would be helpful
It looks like a clone of the scheme in ….., staff can barely process the licences so have little hope of getting to visit all
the properties, generating money to pay staff to process paperwork. Hasn’t improved much for anybody
Scores is challenging and not always sure it helps as you can make a property look good for visit but is it still same a
week later. We need to address quickly the chronic state of so many properties in private renting across borough to
enable people to live in high quality accommodation we all would like to see.
Abandon it. Stop trying to eke more money out of a group that is already being squeezed by government measures
Whole thing is poorly thought through and won’t have the desired effect. Given Lambeth’s poor performance in other
areas I’d much rather see efforts put into delivering better value for money and quality across existing services than
trying to create new requirements that don’t deliver what’s promised.
I understand there are rogue landlords and they should and must be dealt with. So far, I have not seen you case for
extending the HMO scheme. I have not seen the facts as to the number of rented properties, the number falling under
the existing HMO scheme, the number that are rented through reputable agents, the number of social housing
landlords and historically the number of rogue landlords. I suspect the numbers would not justify this action. HMO
properties tend to be for landlords that have converted properties into multiple 1 bed self- contained places that serves
a need but can easily be exploited. By extending this you are moving into flats with responsible landlords, responsible
lettings companies with gas safety/electrical checks and well maintained etc. Legislation over recent years has made
this sort of renting non-viable. I am looking to sell as soon as I can, potentially reducing the already very limited rental
stock. Every piece of legislation on all this has gone the wrong and had unintended consequences. The last change
was the Tenants Fees Act 2019 that resulted in higher agent commission rates and additional fees, all that happened
was Landlords raised their rents and that is what will happen with this. In addition, there are mortgage, property values
and saleability implications. What other options are there for dealing with the few rogue landlords?
Frankly, cannot agree the scheme to limit the activities happen on a free property market, but there are still many ways
to satisfy the original idea, except those are just lie behind the government wants to get at-most benefit from landlord
who paid trust to the country but country doesn't welcome.
Your proposed scheme would only be a money earner for the council. It would not increase the quality of living
accomodation for tenants. Tenants would in fact suffer with decreased availability and flexibility in accomodation, and
increased cost.
Money making exercise with no benefit to tenants or landlords.
- If Lambeth wants to tackle bad landlords, it should identify and tackle bad landlords. Introducing schemes like this will
not touch the bad landlords, who don't care about the law and will prey on the fact that there are vulnerable tenants
who they can target (e.g. illegal immigrants; people happy to pay low rent for poor conditions etc). You do not address
bad landlords by forcing ever more cost and regulation upon the good ones. All this will achieve will be a reduction in
the number of good landlords and properties in Lambeth. And where will that leave the borough ? - I used to own 7
properties in Lambeth. I built them up over 20 years by scrimping and saving every penny I had, and borrowing as
much as I could. Despite what you may think reading this, I may have a lot of assets on paper, but I am by no means
wealthy in daily life. I drive a rubbish car, live a modest life, and rarely take holidays. My properties are all about
planning for my and my family's future. They are our pension. - I use a reputable chain of estate agents to manage my
properties, and work on the basis that I would not ask anyone to live in a property that I wasn't prepared to live in
myself. - However - I used to own 7 properties in Lambeth, and I sold 3 of them 2019/20 (2 in …, one in …). I
currently have another property on the market to sell (in …). I am selling them because the increased costs and
administrative burden of being a landlord here no longer makes it worth the hassle or cost. It just isn't worth being a
landlord in London any more, when even valid costs like your mortgage can no longer be put against tax as a cost (as
it would with any other form of business). As these properties are my pension, I've decided to sell up and put what little
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money remains once my mortgages are repaid into something else. - If Lambeth now adds even more administrative
cost and burden to what is essentially a business for me, then I will sell even more of my properties. You may read that
and think 'great'. But the net result of that will be you will wake up one day and realise that there is a huge shortage of
rental accommodation in Lambeth, because you used a sledgehammer to crack the nut of bad landlords and only
drove out a lot of the good ones in the process. You will find that an entire demographic of young people who are not
native to London/Lambeth are decimated as Lambeth tenants, because the properties no longer exists to be rented to
them in the numbers that they have existed for years. And the remaining rental properties will only shoot up in price as
a result of the reduction in supply. So where will Lambeth be as a borough if it has significantly less places available for
people to rent, and increased rental costs on those that remain ? You will just trigger a spiral in which ever-more
renters (and particularly young people) are forced out of Lambeth to live in cheaper places (usually further out of town).
This is a short-sighted policy driven more by a dislike of landlords than it is a genuine desire to root out the bad ones. If
you want fewer crimes, you focus on dealing with criminals - not with treating the entire country as if they're actual or
potential criminals. Likewise if you want fewer bad landlords, identify and tackle the bad ones - don't drive out the good
ones by adding to their costs and administrative burdens even more. - Also - a huge limitation upon the quality of
privately rented property in Lambeth is the fact that many of them are leasehold properties. The Freeholders are
responsible for things like communal areas, external appearance of the building etc, yet the leaseholders have zero
power to hold them to account on that. If Lambeth really wants to improve the standards of rental accommodation rather than just wring money out of landlords - then do something to address the fact that Freeholders are an
unaccountable law onto themselves. Force Freeholders to be more responsive to their leaseholders and to take better
care of their properties. Tackle the actual problems, rather than treating everyone as if they're a criminal
I am very concerned at the councils obvious failure to license mandatory HMOs properly, are they able to efficiently run
an additional HMO licensing or is this a money making exercise, £522 per unit of accommodation must be one of the
highest rates in the country. The use of local licensing where the licensing rules are all different between boroughs
does seem to be ridicules. Surely there should be one set of rules and a mandatory national Landlord
accreditation/license then simply let the councils administer/enforce them? How do the council expect landlord from
different boroughs to find out about their licensing schemes?
I do not agree with a licensing scheme - most of us are good landlord and the rough ones are the ones who would not
apply for a license anyway; learnings from other councils should be taken into account
A money making exercise for job worths
Include maintenance of exterior and grounds so not unsightly
Please make sure that this licensing scheme will actually secure tenants' ability to afford renting in this borough and not
force their evictions by making their houses safer, great, but actually even more overpriced than they are now! The
main issue here is not so much rogue landlord and tenants but the very fact that the housing market is overpriced,
discriminatory and exclusive. You must ensure you wont make it even worst with this licensing scheme and protect
tenants on a low-income salary!!
Licencing isn't the problem policing the scheme is
Our property is presently empty as our tenants recently left. We would like to do some of these works now, but is there
any likelihood that items such as fire doors or smoke alarms will change dramatically?
For space to numbers in occupation ratio it's fine, BUT it can't be subjective. It would become like hotels - some get
more stars because they have something that someone else doesn't want.
Saved for a pension and the pension scheme took it. Saved for a pension through property and the council want it. Is
it any wonder there is a pensions crisis?
Wrong time, too much regulation. Not likely to achieve stated objective.
If licensing rules are not adhered to then owners to be penalised with a high fine. This would discourage them from
abusing the system. If repetitive even higher fines. It’s happening too often in Streatham Vale area.
The proposals will make things worse for tenants and landlords alike
How do you think that lambeth can run a scheme if you can’t even make sure that all present HMO in the borough have
licences as I reported a property that doesn’t have a licensing over a year ago and the property still has not licence and
there are six people living in the property

Page 125 of 217

Please use this space to make any other comments you wish about the proposed Licensing scheme:
More and more people overwhelm the local infrastructure and working from home becomes a nightmare during the day.
Overcrowding leads to mental health issues due to lack of space inside and outside. It is a 25 minute walk from my
road to the nearest patch of common or park.
Then everyone must be named and shamed like this for doing anything wrong. Such order should be issued through
proper courts. You will probably violate public human righst by doing so.
If you are going to introduce a ‘scores on doors’ you might want to operate a general licensing scheme, so that all
landlords can benefit from it, as it is a very good idea.
I think money would be better spent elsewhere.
I think the idea is good, but it runs the risk of being embarrassing for lodgers - in making it public that someone is living
in not a nice place.
Need for annual or twice yearly appraisal of HMO properties to maintain standards.
Change ''shall ''attend landlord schemes to MUST attend. Any surplus money could be reinvested into the salaries of
more enforcement officers. Because without enforcement non of these suggestions will work. If there are
consequences for breaches landlords will be more likely to co operate . Small point on electrics. Tenats always load up
sockets so make it mandatory to have at least one double socket on each of the four walls of a bedroom. I supply a
minimum of 4 to 6 double sockets per room to stop the possibility of overloading and fires. Be clear in the licence that
if the required work is not done within say 3 months then the council will send in your workforce and charge the
landlord. If put all these additional clauses in the HNO before it is signed you have a much smoother and cheaper
legal pathway to enforcement. If you do not include what you want ...you will just spend more public money on
protracted litigation. Also on the public register would be useful to have the managers name and contact details. I
have often found it difficult to contact a landlord about issues such as refuse , overgrown hedges etc.Having a contact
number would mean less need again to rouble Lambeth. Also to reduce the risk of fire in communal areas Lambeth
should FORCE landlords to use pink 30 minute fire rated plasterboard in halls and kitchens etc. Refuse is a huge
issue.I continue to complain about the disgusting amount of refuse that is left everytime a tenat moves out from a next
door property at 34 Oakdale Rd. It is a refuse for about 14 studio flats so everytine someone leaves they simply dump
all their furniture and belonging on the pavement .There is so much rubbish that they never even bother to return the
bins to the front garden ..they are left on the public pavment 24/7. The refuse men have now stopped removing the
refuse because it is so piled high with nappies , rotting food ,. broken glass. I write regularly to complain and Lambeth
do nothing. Refuse is a huge issue ...no point you writing about it if you do nothing when you are sent letters AND
PHOTOS!!!!!!
i just would like place safe and peaceful.
If the reg system is going to treat all HMO poperties the same then I'm not sure that's appropriate. Eg, an HMO with
six people in bedsits, owned by landlord with three similar properties, seems very different from a landlord who is
renting out a house while out of the UK / London for a period. If a shared house is to become an HMO then does that
mean where the tenants themselves might have decided on who would move into a house the new reg system would
mean a landlord will have a say / veto? That would be very unappealing. Also, where do property guardian properties
fall in the scheme?
this is a money making scheme for the council and will punish landlords and take their profit which left wing council
love to do and ruin where ever the left is found look at california high hog taxes buisness leaving
Renters will make their own judgements. This is a waste of time and money. Housing is not a restaurant. It is
completely different. Also, if landlords were to disagree with your scores you would have to have a dispute process
which would cost the council more. Finally I wouldn't want some low paid council worker with no experience making
judgements on the quality of my proper. It is a ridiculous idea.
Council also needs to put its own house in order and stop neglecting their own street properties
Council inspect every 5 years except if there is a complaint. Pay £100.00 per annum.
I would very much object if this licensing scheme in any way led to the further conversion of single-occupancy homes
into multiple occupancy homes.
Licensing notifications should be sent out for views and opinions.
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This is a brilliant idea. Make it happen asap.
An excellent initiative that I hope will gain support from Landlords and tenants alike
Landlords need to be accountable and have motivation to NOT ignore issues or slowly react.
I provide a high standard of property with high quality equipment and respond to any tenant issues as promptly as I
can. Recently however there are so many requirements such as the new compulsory eicr reports along with the
usual gas safety and equipment servicing that this is becoming harder. All of this costs significant sums and together
with other costs such as the reduction in mortgage interest relief this is now detracting from money available for normal
upkeep and future enhancements without increasing the rent. Adding a further burden is just going to make things
harder particularly when there is pressure to reduce the rents. I honestly do not believe that focussing on a few
standards would improve the quality of my accommodation as it is natural for me to try to improve this anyway to retain
the tenants as long as possible. We can push the quality of the accommodation and equipment higher but is this what
tenants really want at the moment given that it leads to either higher rent or the landlord selling up.
I would hate to live in apartment with its score on the door. Too like the stasi or similar.
Stop all these HMO affecting local communities
I strongly believe landlords who are not part of any redress scheme should not be allowed to let properties. I am not
only a landlord but also managing agent and I run ….propertyblog.co.uk I am trying educate landlords about huge
amount of legislation for the past few years but until they are not being forced by local authorities,they ignore to adhere.
Many landlords are ignorant, there are few agents in the area who also completely ignore safety of tenants and
compliance, mainly because there are not enough checks on documents and property standards. Let's be honest,
there are about 327 pieces of legislation in housing act, but they have to be enforced by local authorities to be taken
seriously.
This is just another way for the Council to make money and offer nothing in return.Who will carry out checks and what
are their qualifications?.There is an implication in the tone of this survey and an assumption that all landlords are
exploiting tenants and that their properties are not what they should be.This is insulting to landlords who are providing
good accommodation and in my case not ever making a profit.I would not trust the Council to run such a scheme.Over
ten years I battled over noise problems with a neighbouring HMO.I constantly tried to enlist the help of the Council.The
noise team were useless. To me that is an example of how incompetent the Council is.I expect licensing will be similar.
I have provided a good home for a number of young professionals for over 10 years. I cannot afford to go on not
making a profit.I am selling my property as more and more charges are being imposed by the council,and not giving
me anything in return.I became a landlord by accident and the Council should be aware that by introducing this charge
they must give an assurance that it will enforce the licensing and not just take money from compliant landlords and let
rogue landlords slip through the net.Otherwise the scheme is pointless.
I have never seen a more partisan consultation document: you even use data in the document that you admit is not
statistically valid. The costs of this will drive rents up in Lambeth and make them even more unaffordable for renters.
You make no arguments why existing legislation is insufficient and throughout the report mix your new (3+) and old (5+)
definitions of HMOs. I am also interested in the equalities act ramifications given the likely increase in rents.
Scores on the doors should include appearance and property maintenance.
Properties let exclusively for Airbnb should be treated like guest and hotel properties.
I like the scores on the doors idea but don’t think this should be public/advertised publicly. However, potential tenants
should be able to view. If these are visible, these properties may be targeted.
Too open to interpretation. As long as standards are met then the dwelling will be habitable and comfortable. What then
happens if a tenant lives in a way the landlord/lambeth doesnt like?
You are incapable of monitoring any such scheme effectively
Don't think this is neccessary to be made public. The person renting the property can assess the quality on viewing
It should not be introduced. I am not a landlord in Lambeth however I am one elsewhere. The time and expense is a
deterrent to landlords and the cost gets passed on to tenants.
Another attempt to extort money from landlords that will be spent on mindless Low Traffic Neighbourhoods or some
other criminal waste of money crackpot scheme.
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Landlords who let sub standard accommodation should be prosecuted
Licensing should be imposed as long as it protects the landlord from vicious, filthy, tenants who do not abide by the
rules of their contract and overcrowd their limited space meant for one person only.
Must be applied fairly so responsible landlords are not unduly out upon but those that flout the standards are dealt with
robustly.
I think private landlords letting to private tenants often are made aware that their properties are not good enough
because people will not rent them out. It is the private landlords renting their properties to local councils that need to
be strictly monitored. How lambeth council supports putting vulnerable people in the accommodation in the property I
live in is beyond me. I wouldn't let a pet stay in those flats and yet you cram people in these poorly maintained spaces.
Its inhumane!
As this will sigmitase tenets and this could bring them to being targeted by different groups. Please DO NOT use this
method!!!!
A declaration from Council unequivocally renouncing a stealth tax ambition and make it legally binding that reasonable
enforcement will be exercised. No bailiff involvement except in gross negligence on part of landlord.
It is just about revenue raising for the council.
The proposals need details of enforcement, when/how licences may be withdrawn etc.
scores on doors needs to be a national scheme if it were to happen
It would be good to have standards that management companies should adhere to
Question 9 is a bit binary. I think the standard of maintenance could be better, but "No" is a bit strong.
Why would a tenant want that. It’s ridiculous. You should have a list of all the bad landlords, so tenants have a way of
checking.
i doubt it will happen. private cowboy landlords seems to be the life blood of ….. if it comes into effect they will not
include the fee in current rent prices. they will add it on top. a licensed hmo double room is about 800 with bills on top.
it will now be 1000. i currently pay 650 with rates and water included in this unlicensed hmo. which landlord can easily
justify increasing to 750 if licensing comes in. i get paid 1600 a month. travel is 170 a month. plus bills and food and
repaying my own debts. while i support the scheme i do not think you have the resources to ensure _reasonable_
rents. i think this scheme will only further the elitism happening in …. and the landlords will just move to other parts of
london. which i’ll have to do too soon at this rate!
I think I've said enough.
Private tenants clearly suffer from a marker with imperfect information. A fact that landlords have exploited for decades.
Anything that makes the quality of a rental easier to understand for prospective tenants will correct this market failure.
Landlords should have to maintain their properties to a minimum modern standard and provide the required
improvements in a timely fashion or be fined. No one in 2021 London should only have an outside toilet!
As above, leave private renting sector alone and focus on improving your own job. Thanks
I am dubious about the legality of a penalty premium for those who should be licenced but are not. How does that fit
with the High Court decision in Gaskin?
The document provided which outlines Lambeth Council's proposal to licence all HMOs includes many illustrations, bar
charts etc most of which have no dates from when the data is gathered. For me this makes the data meaningless... for
example is your ASB data from a 5 month or 5 year period? If this data is to mean anything some analysis of it might
assist your arguement for your proposals. Currently the proposals seem to be largely based on anecdotal rather than
real evidence over a non-defined period.
Once again - yes use scores to highlight the good and the bad, yes punish the bad. But adding costly administration to
everyone even the innocent is a punitive and overbearing piece of red tape interference from government that will
cause landlords to leave your borough
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1. Introduction
1.1 Definition of a House in Multiple Occupation.
The Housing Act 2004 sections 254-8 provide the full definition of a House in Multiple Occupation
(HMO) but in essence a property occupied by three or more unrelated persons, forming two or more
households and sharing standard amenities constitutes an HMO. Additionally some buildings which
have been converted into self-contained flats, which do not comply with current Building Regulations,
are also deemed to be HMOs14. These are referred to as section 257 HMOs.
1.2 Description of license conditions.
When licensing HMOs the Council will attach conditions to the license. Schedule 4 of the Housing Act
2004 sets out a number of conditions that the Council is mandatorily required to put into the licences
it issues. Section 67 of the Housing Act 2004 also allows the Council to put in place conditions of its
own making as long as these conditions are reasonable and proportionate. This document
separately sets out the mandatory and discretionary conditions that will be applied by the London
Borough of Lambeth. In practice a schedule of conditions attached to a licence will combine the
mandatory and discretionary conditions for ease of reference and application.
The discretionary conditions set out in this document are not limited or exhaustive and there will be
occasion when the Council will need to apply specific conditions that fall outside those contained in
this document.
The application of Conditions to licences will also depend on the type of HMO being licensed. For
example, many the conditions set out in this document would not apply to section 257 HMOs.
Conditions relating to section 257 HMOs will also depend on how the 257 HMO is owned, managed
and operated.

2.0 Mandatory licence conditions which the licence holder must comply with, as
required by Section 67 and Schedule 4 of the Housing Act 2004 (as
modified).
2.1 Gas safety
If gas is supplied to the house produce to the London Borough of Lambeth annually for their
inspection a gas safety certificate obtained in respect of the house within the last 12 months.
2.2 Electrical Safety
The Licence Holder shall ensure that every electrical installation in the house is in proper working
order and safe for continued use.
14 Section 257 - A building converted into flats that meets the HMO definition is one that wasn’t
converted in accordance with the 1991 Building Regulations (or later) and still doesn’t meet those
standards and where a third or more of the flats are rented out on short term tenancies.
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The Licence Holder shall supply the London Borough of Lambeth, within seven days of demand, a
written declaration or appropriate certification as to the safety of the electrical installation(s) in the
house.
The Licence Holder shall ensure that any electrical appliances supplied by the licence holder, (e.g.
fridges, kettles, lawn mowers, hedge trimmers, etc.) in the house are in proper working order and
safe for continued use.
The Licence Holder shall supply the London Borough of Lambeth, within seven days of demand, a
written declaration or appropriate certification as to the safety of any electrical appliances in the
property (supplied by the licence holder).
Only approved Electrical contractors are to be permitted to carry out inspections of electrical
installations and appliances or remedial works. Any necessary remedial works identified by such
contractors shall be undertaken within a reasonable time period. The Licence Holder must, within
seven days of inspection, provide the London Borough of Lambeth with a copy of such inspection
reports. The Licence Holder shall inform the London Borough of Lambeth upon completion of such
works.
2.3 Furniture
Keep all furniture made available by you in the house in a safe condition.
Supply to London Borough of Lambeth, on demand, with a declaration by you as to the safety of the
furniture.
2.4 Smoke Alarms
Ensure that smoke alarms are installed on each storey of the house on which there is a room used
wholly or partly as living accommodation in the HMO. A bathroom or lavatory is treated as a room
used as living accommodation. A heat detector/ alarm is to be installed in kitchens and kitchen areas.
A declaration as to the positioning of smoke and heat alarms must be supplied to the London
Borough of Lambeth on demand
Note: This requirement will be satisfied where an appropriate fire detection and alarm system is
provided as recommended in BS 5839 part 6 2019.
Ensure that all smoke alarms are kept in proper working order. A declaration as to the proper working
order of such alarms must be supplied to the London Borough of Lambeth on demand
Note: This requirement will be satisfied where appropriate certifications of the fire detection and
alarm system have been given as recommended in BS 5839 part 6 2019.
Note: Further requirements for fire standards may be set out under the discretionary conditions
below.
2.5 Carbon Monoxide
Ensure that a carbon monoxide alarm is installed in any room in the house which is used wholly or
partly as living accommodation and contains a solid fuel burning combustion appliance. A declaration
as to the positioning of such alarms must be supplied to the Local Authority on demand. Note. ‘Room’
includes a hall or landing. A bathroom or lavatory is to be treated as a room used as living
accommodation.
The licence holder must ensure that the carbon monoxide alarms are kept in proper working order. A
declaration as to the proper working order of such alarms must be supplied to the London Borough of
Lambeth on demand.
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Note: Further requirements for carbon monoxide detection maybe set out under the discretionary
conditions below.
2.6 Statement of terms for tenants occupying the house
Supply to the occupiers of the house a written statement of the terms on which they occupy it.
Note: Further requirements for tenancy terms maybe set out under the discretionary conditions
below.
2.7 Minimum room standards
The licence holder is required:
a) to ensure that the floor area of any room in the HMO used as sleeping accommodation by one
person aged over 10 years is not less than 6.51 square metres;
b) to ensure that the floor area of any room in the HMO used as sleeping accommodation by two
persons aged over 10 years is not less than 10.22 square metres;
c) to ensure that the floor area of any room in the HMO used as sleeping accommodation by one
person aged under 10 years is not less than 4.64 square metres;
d) to ensure that any room in the HMO with a floor area of less than 4.64 square metres is not
used as sleeping accommodation.
The licence holder shall ensure that:
a) where any room in the HMO is used as sleeping accommodation by persons aged over 10
years only, it is not used as such by more than the maximum number of persons aged over 10
years specified in the licence;
b) where any room in the HMO is used as sleeping accommodation by persons aged under 10
years only, it is not used as such by more than the maximum number of persons aged under
10 years specified in the licence;
c) where any room in the HMO is used as sleeping accommodation by persons aged over 10
years and persons aged under 10 years, it is not used as such by more than the maximum
number of persons aged over 10 years specified in the licence and the maximum number of
persons aged under 10 years so specified.
A reference to a number of persons using a room in an HMO as sleeping accommodation does not
include a person doing so as a visitor of an occupier of the HMO.
For the purposes of this paragraph a room is used as sleeping accommodation if it is normally used
as a bedroom, whether or not it is also used for other purposes.
Any part of the floor area of a room in relation to which the height of the ceiling is less than 1.5
metres is not to be considered in determining the floor area of that room for the purposes of this
paragraph.
Note: Further requirements relating to room sizes and amenity standards are set out in the London
Borough of Lambeth’s adopted Houses in Multiple Occupation Standards.
2.8 Waste
The licence holder is required to comply with any scheme which is provided by the local housing
authority to the licence holder and which relates to the storage and disposal of household waste at
the HMO pending collection.
Note: Further requirements for waste maybe set out under the discretionary conditions below.
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3.0 Discretionary licensing conditions set by the London Borough of Lambeth
under section 67 Housing Act 2004, which must be complied with
3.1 Documents to be displayed in the house
Ensure that a copy of the licence and all conditions are either displayed in a conspicuous place in a
common area. Normally the documents will be displayed in an appropriate position in the main
entrance hallway of the HMO. Alternatively provide a copy of the licence to each tenant at the start of
their tenancy.
Note: The licence holder is supplied with additional copies of the licence, conditions and other
documents for display. Further copies can be supplied at cost if requested.
3.2 Notification of changes
Email: HMOLicensing@lambeth.gov.uk
Change of licence holder’s address
The licence holder must inform the London Borough of Lambeth if they no longer reside at the
address given in their application form. Furthermore, the Licence holder must provide the London
Borough of Lambeth with their new address and contact details within 21 days.
Change of manager/managing agent
The licence holder and/or the manager must inform the Council if there is a change in manager/
managing agent, within 21 days, or if a manager/managing agent is appointed who is not named on
the existing licence.
Change in the status of the licence holder and/or manager/managing agent
The licence holder and/or the manager must inform the Council of if they have any criminal
convictions since their initial application for a licence.
The licence holder and/or the manager must inform the Council of an bankruptcy of the licence holder
or manager.
Managing agent ceases to have an interest in the property
If the licence holder is a managing agent, they must inform the Council if they cease to have an
interest in the property, within 21 days.
Changes and alterations to the property
The licence holder must advise the Council in advance of making any changes to the layout, amenity
provision, fire precautions or mode of occupation of the HMO. For example, a change from a ‘shared’
type of HMO to a ‘room rent’ HMO, etc.
For the avoidance of doubt, a shared HMO is one where the tenants, though unrelated, come
together as a group to rent a property as a whole. They will have a single Assured Tenancy
Agreement and will have control over who replaces tenants when one or more decide to leave. They
will be comfortable using shared communal spaces and will typically not have locks on their bedroom
doors. Typically, they would cook and eat meals together and would choose to spend time together in
a living area or lounge. Examples of this type of occupation are where there is a common shared
interest i.e. students from the same college or employees of the same employer.
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3.3 Emergency Contact
Provide and fix a notice containing the name, address and telephone number of the person managing
the house in a position readily visible to all occupants. The notice shall be in clear legible lettering
and not easily defaced or damaged and shall be securely fixed in position.
The licence holder shall give a written declaration that they shall provide to each current and future
occupant with the name, address and telephone number of the landlord’s appointed local out of hours
contact, who will respond to emergency situations outside normal business hours, and be able to
attend or arrange for a contractor to attend the property to deal with any emergencies within 24 hours
of notification. A copy of these details shall be forwarded to the Council on demand.
3.4 General Maintenance of the Property
Ensure that at all times the property is maintained in good repair and safe condition. Also,
arrangements are made to ensure compliance with any standards or Approved Codes of Practice
which the London Borough of Lambeth or central government may from time to time require.
3.5 Gas appliances
Ensure that all gas appliances provided by the licence holder are serviced annually.
Ensure that a carbon monoxide alarm is installed in any room in the house that contains a gas
appliance (includes boilers).
The licence holder must ensure that the carbon monoxide alarms are kept in proper working order
(this can be a check of the battery and operation of the alarm). A declaration as to the proper working
order of such alarms must be supplied to the London Borough of Lambeth on demand.
3.6 Soft furnishings
The licence holder shall, within the period of 3 months from the date the licence is issued, provide to
the London Borough of Lambeth a signed declaration confirming that all soft furnishings supplied by
him/her to the tenants complies with the Furniture and Furnishings (Fire) Regulations 1988 (as
amended).
3.7 Electrical installation and appliances
All electrical works must be completed by an electrician registered with the Government’s Competent
Person Electrical Register working to the British Standard for electrical safety (BS 7671). On
completion of the works, the registered electrician will issue a BS7671 certificate to confirm that their
work has been designed, inspected and tested in line with the BS7671 electrical safety standard. For
notifiable work, the registered electrician will provide a Building Regulations Compliance Certificate to
confirm compliance with Building Regulations. A copy of the BS7671 Certificate (and Compliance
Certificates where relevant) must be sent to London Borough of Lambeth Residential Services on
demand.
Details of the Government’s competent person electrical scheme and a search facility to find a
competent, registered electrician can be found on the following web page:
http://www.electricalcompetentperson.co.uk/
The licence holder shall ensure that all portable electrical appliances provided by him/her for use at
the premises are maintained in a safe condition.
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3.8 Electrical Installations that Require Low-Risk Upgrade Works
Where low-risk (i.e. works that are only recommended and are not required to protect safety) works
have been identified for remediation on the Electrical Installation Condition Report (EICR), the
Licence Holder shall at the expiry of the ElCR (5 years from the date of issue) or within two years
from the date of the licence, whichever comes sooner, have those works carried out.
The licence holder must inform the Council when the works have been completed and provide an
updated EICR. Email: HMOLicensing@lambeth.gov.uk
3.9 Energy Performance Certificates
The licence holder shall ensure that the flat/ house has a valid Energy Performance Certificate,
(EPC).
3.10 Minimum Energy Rating
The Licence Holder is in control of property with an Energy Performance Certificate (EPC) Rating of
less than ‘E’, contrary to the Energy Efficiency (Private Rented Property) (England and Wales)
Regulations 2015 (as amended), which makes it a requirement to only rent properties that have an
Energy Performance Certificate (EPC) Rating of ‘E’ or above.
The Licence Holder shall within twelve months of the licence being issued carry out the works
detailed on the EPC for the property to improve the energy efficiency of the HMO to achieve an EPC
rating of ‘E’ or above
OR
within three months of the licence being issued register a valid exemption on the national exemptions
register Guidance - https://www.gov.uk/government/publications/private-rented-sector-minimum-energyefficiency-standard-exemptions
Register - https://prsregister.beis.gov.uk/NdsBeisUi/used-service-before
The Licence Holder shall notify the Council once the works have been completed or the exemption
registered by email to HMOLicensing@lambeth.gov.uk
3.11 Right to Rent Checks
The License Holder shall ensure that ‘right to rent’ checks have been carried out in accordance with
the Immigration Act 2014. The licence Holder will retain and produce on request the relevant copies
of documents from the prescribed lists and the record of the date the right to rent checks were carried
or in the case of tenants with a time limited right to remain, copies of documents from the prescribed
lists and the record of the date the follow up checks were carried out. Further guidance is available
here.
3.12 Access to Utility Meters
The licence holder shall ensure that their tenants can access and obtain readings of the utility meters
(gas, electricity and water, as applicable) for the house at reasonable times (no less than the delivery
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frequency of the utility bills) during the course of the tenancy and a final reading at the termination of
the tenancy. Furthermore, the licence holder shall supply to the tenant a written document describing
the location of the utility meters (gas, electricity and water, as applicable) and the access
arrangements for the meters.
3.13 Supply of water, gas and electricity
The licence holder shall not unreasonably cause the supply of water, gas (where provided) and
electricity to house to be interrupted, where these supplies is under their control.
The gas and electricity supply must NOT be via any form of prepayment meter.
3.14 Provision of Services
The Licence Holder must ensure that the common parts of the house are at all times adequately
heated and provided with lighting, as necessary, so as not to present any hazards to the health and
safety of the occupants.
The Licence Holder will be required to ensure that gas or electricity supplies to common parts or
shared amenities are on the landlord’s supplies.
The Licence Holder will ensure that such supplies are not disconnected or threatened with
disconnection due to non-payment of monies owed by the landlord to the relevant statutory
undertaker.
Where rents are inclusive of gas or electricity, the Licence Holder will be required to ensure that the
gas or electricity supplies to units of accommodation are not disconnected or threatened with
disconnection due to non-payment of monies owed to the relevant statutory undertaker. For the
avoidance of doubt, this condition applies even if rent is withheld or not paid by any or all of the
tenants.
3.15 Environmental Management
The Licence Holder shall ensure that the exterior of the house is maintained in good repair and
reasonable decorative order.
The Licence Holder shall ensure that any building works or improvements are undertaken with the
minimum of disruption to the occupants, neighbours and the wider community.
3.16 Restrictions and Prohibitions
The Licence Holder must ensure that common areas, including shared living rooms, kitchens,
hallways, etc. of the house are not used for sleeping, by tenants or their guests. For the avoidance of
doubt, this will not prevent occasional guests from sleeping in a shared living room.
The Licence should arrange for programmed inspections of the property to be carried out to ensure
that the property is being occupied in accordance with the Licence.
3.17. Water Saving
The licence holder shall, where possible, install water saving devices to the bathroom and kitchen
facilities provided in the HMO. This should include (but not limited to):


Tap aerators



Shower flow regulators
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Shower timer devices



Combismart - thermostatic valve – only where Combination Boilers are fitted.



Toilet cistern – flush water-use reduction devices.
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The great majority of water companies offer both a free ‘water saving’ assessment of property and a
selection of free water saving devices. The Council advises that you contact your water company in
the first instance before purchasing any equipment.
The Council recommend that you have a qualified plumber install all devices in the HMO, to ensure
proper fitting and use as these devices cannot be used for all types of water products, e.g. power
showers.
3.18 Infectious Disease Control
In the event or either a national or local outbreak of an infectious disease (that poses a significant risk
to health) that is spread by air, water or touch (or a combination of these), the licence holder shall as
a minimum put in place the following measures:


Inform

Notify all occupants in writing or the nature of the infectious disease, how it is spread and the
measures put in place at the HMO to limit its spread.
Provide a Notice, clearly displayed, in an accessible common area, setting out the nature of the
infectious disease, how it is spread and the measures put in place at the HMO to limit its spread.


Clean

Increase the frequency of the cleaning schedule for all the common areas in the HMO, including (but
limited to) living and dining areas, shared bathrooms, toilets and kitchens. The minimum frequency
should be three times a week.
The cleaning regime should include (but is not limited to) the sanitisation/disinfection of:
o Door and window handles and locks,
o Doors, handles and controls of all white goods communally provided,
o Taps and plugs,
o Showers,
o Baths,
o Wash hand basins,
o Toilets,
o Shared surfaces, e.g. dining tables, chairs, coffee tables, etc.
o All shared surfaces and cupboards used in the storage, preparation and cooking of food
and making drinks,
o The doors, handles and controls of cooking appliances and kettles.


Sanitise
Provide hand sanitiser stations in each common room including (but limited to) living and
dining areas, shared bathrooms, toilets and kitchens and at the main entrance to the HMO.
The sanitiser should not be diluted in any way and supplied in pump action containers for ease
of use.

Examples of an infectious disease that would require these measures to be put in place are, COVID19, Tuberculosis, SARS-CoV, cholera, etc.
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The licence holder must inform the Council by email HMOLicensing@lambeth.gov.uk within 72 hours
of becoming aware of the occurrence of an outbreak.

Page 140 of 217

3.19 Inform us if there is a fire in the property
The licence holder must inform the Council by email HMOLicensing@lambeth.gov.uk within 72 hours
of becoming aware of the occurrence of a fire within the house.
3.20 Notification to tenants
The written statement required under the mandatory conditions listed above must also include the
following information: 

An inventory of contents and their condition at the commencement of the tenancy,



details of the rent and dates due, rent payment methods and how and when rent may be
increased and,



details of arrangements for the payment for services including gas, water, electricity and
heating, and provide the relevant contact information for the services provided at the house.



details of the arrangements for the storage and disposal of refuse, including recycling
requirements and days and times for collections.

3.21 Tenancy Arrangements
The licence holder shall take reasonable and practicable steps to prevent or reduce anti-social
behaviour by persons occupying or visiting the flat/ house and to this end shall:
Report all incidences of anti-social behaviour to the appropriate authority, for example the police or
the Council.
Ensure adequate security arrangements are in place to prevent unauthorised access to the premises.
The licence holder shall enter into an assured shorthold tenancy agreement (unless an alternative
arrangement is more appropriate, e.g. a license to occupy) with each new tenant of the dwelling for
which he/ she is the person having control. The tenancy agreement will include provisions relating to
forfeiture of the property in the event of a breach of the tenancy agreement terms in the following
circumstances:
"That the tenant or someone living in, or visiting the premises has been guilty of conduct which
is, or is likely to cause a nuisance or annoyance to neighbours; or, that a person residing or
visiting the premises has been convicted of using the premises, or allowing it to be used for
immoral or illegal purposes or has committed an arrestable offence in, or in the locality of the
licensed premises."
The Government have produced a model template for an Assured Shorthold Tenancy which can be
found here - https://www.gov.uk/government/publications/model-agreement-for-a-shortholdassured-tenancy
The licence holder shall investigate complaints of anti-social behaviour (as defined in Housing Act
2004, Section 57(5)) arising from their property and being caused by their tenants or tenants’ visitors.
Where appropriate they shall take legal advice and act to either caution or evict the tenants.
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3.22 Refuse
The licence holder shall provide suitable and adequate receptacles both within and outside the
property (as necessary) to allow for the safe and containable storage of refuse and recycling until it is
collected. If this isn’t achievable within the standard collection arrangements, then the license holder
shall make adequate alternative arrangements for the collection of refuse and recycling. The license
holder must conform to the requirements of the London Borough of Lambeth’s Rubbish and
Recycling Service (https://www.lambeth.gov.uk/rubbish-and-recycling). The London Borough of
Lambeth will provide advice and assistance to landlords upon request.
Notices
Provide and fix a notice(s) containing the arrangements for the storage, recycling and disposal of
waste, in a position readily visible to all occupants, next to or as close to the refuse container(s)
provided. The notice shall be in clear legible lettering and not easily defaced or damaged and shall be
securely fixed in position.
Bulky Waste
The licence holder shall ensure that any items of bulky household furniture (such as mattresses/bed
bases/fridges etc.) are disposed of in a responsible manner using a licenced waste carrier or the
Council’s chargeable bulky waste collection service.
Labelling of furniture, soft furnishings, kitchen appliances and white goods.
The licence holder shall label any furniture, soft furnishing and kitchen appliances and white goods
provided at the property, using a suitable indelible marker pen (removable labels are not acceptable)
with the address and, where relevant, the room number the articles relate too, e.g. Room 1, 38,
postcode. The labelling should be readable and clear. The license holder will regularly check the
labelling and re-label should the existing labelling have faded to the point it can no longer be read.
This doesn’t apply to articles provided by the tenants.
Note. This condition will be applied in defined hotspot areas where there have been significant issues
with dumping of articles of furniture, etc. as a way of easily identifying the properties the articles come
from.
3.23 Fire precautions
Provide fire precaution facilities and equipment at the property, as deemed necessary by the London
Borough of Lambeth. Information on necessary fire precautions and equipment for the property will
be provided to the licence holder. Fire precautions and equipment must be maintained in proper
working order. Appropriate records of such maintenance, such as current certificates, are to be kept
and produced to the London Borough of Lambeth on demand as evidence of such maintenance.
Provide details of fire exit routes to tenants and, in respect of the fire alarm system, ensure that all
tenants are aware of fire and fault indications, are adequately familiar with controls (e.g. resetting)
and aware of measures to avoid false alarms. Tenants should be aware of what to do in the case of
a fire.
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Consummate with the requirements of the Regulatory Reform (Fire Safety) Order 2005
(http://www.legislation.gov.uk/uksi/2005/1541/contents/made ) the manager shall make a suitable
and sufficient assessment of the risks to which tenants or visitors to the HMO are exposed for the
purpose of identifying the general fire precautions required at the HMO. The manager shall supply a
copy of the risk assessment to London Borough of Lambeth on demand.
3.24 Security
The Licence Holder must ensure that there are adequate measures in the property to provide a
secure environment for the occupiers. These should include the following minimum requirements:
(a) Where window locks are fitted, the Licence Holder will ensure that keys are provided to the
relevant occupant.
(b) The Licence Holder must ensure that the main entrance/exit door and any other door
designed for escape in the event of an emergency is fitted with locks that can be opened
from the inside without the use of a key.
(c) Where previous occupants have not surrendered door keys, the Licence Holder will arrange
for a lock change to be undertaken prior to new occupants moving in.
The Licence Holder must ensure that security measures do not impede any provisions provided for
means of escape from fire.
3.25 Fire Doors
Following testing, the Government have advised that several fire door manufacturers have failed the
standard testing requirements, meaning that the fire doors sold will not hold back fire for a minimum
of 30 minutes. This presents a significant safety risk to occupants.
The Government have issued some guidance to the private sector in relation to fire doors:
https://www.gov.uk/government/publications/advice-for-building-owners-on-assurance-andreplacing-of-flat-entrance-fire-doors?utm_source=8f072d3d-8cb9-40d8-9d2fedb0c7a50b03&utm_medium=email&utm_campaign=govuk-notifications&utm_content=weekly
The licence holder shall carry out a full inspection of any fire doors installed in the HMO. The licence
holder shall ensure that:


The door is sound and in good repair.



Any glazing in the door is in good repair and at least 6mm minimum thick wired cast glass.



The door been fitted with 100mm butt hinges that are securely fixed.



The intumescent strips and cold smoke seals are in place and in good repair.



The self-closer fitted to the door operates correctly, closing the door without intervention.



The gap between the frame and the door is no more than 3mm.

The licence holder shall submit to the Council within three (3) months of the date of the licence a
signed declaration stating that the above has been carried out.
In addition, the licence holder shall submit to the Council within three (3) months the licence
manufacturers certification that the door meets the relevant British Standard for fire resistance and
smoke control. Where you cannot evidence that the fire door meets the relevant British Standard for
fire resistance and smoke control from both sides, carry out the following:
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Review your fire risk assessment.



Put in place interim measures to mitigate the risk of sub-standard doors. The level of interim
measures will depend on the nature and size of the building but could include;
o advising the occupants in writing of the evacuation procedures and the reason and
need to keep fire doors closed,
o carrying out fire drills,
o decreasing the intervals between management inspections,
o putting in a waking watch,
o making sure the route of escape is free of obstacles and combustible materials,
o where it is safe to do so providing escape windows.

With the interim measures in place, either:
i.

either obtain third party certification that the in-situ doors meet the relevant British Standard, or

ii.

plan to replace the doors.

Where you are uncertain that the doors to be purchased are from a manufacturer that can supply
actual certified 30-minute fire resistant doors then we would recommend buying and installing doors
labelled as 60-minute fire resistant. By doing so you are providing yourself with some assurance that
the doors should at least provide 30-minute fire resistant if not greater.
The licence holder shall submit to the Council within twelve (12) months of the date of the licence
third party certification that the in-situ doors meet the relevant British Standard or manufacturers
certification relating to the resistance of the new fire doors installed at the HMO.
3.26 Flats in Multiple Occupation in a block of flats
The licence holder shall ensure the tenants of the Flat in Multiple Occupation (FMO) are informed in
writing of the fire safety arrangements in place within the block, being, but not restricted to:


Evacuation arrangements, e.g. an all-out or stay-put policy.



The safest route to safety from the FMO.



The designated fire assembly area.



Fire Drill arrangements (if any).



Fire Warden and/or waking watch arrangements (where provided).



The nearest manual call point (where provided).

3.27 Training Courses
The Licence Holder and manager of the house shall attend training courses or otherwise
demonstrate competence in relation to any applicable codes of practice as specified by the London
Borough of Lambeth.
Details of Training Courses:
London Landlord Accreditation Scheme (LLAS) and:
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Accreditation and Training for Landlords & Agents Service (ATLAS)
Website: www.londonlandlords.org.uk
The licence holder shall submit to the Council within twelve (12) months of the date of the licence
copies of certification demonstrating competence and/attendance at the relevant training courses.
3.28 Provision of amenities and space standards
The standards which apply to the property with respect to kitchen facilities, washing facilities, heating
facilities, space standards and amenity standards are the London Borough of Lambeth Houses in
Multiple Occupation Standards. The Standards will apply during the term of the licence.
The property will also be subject to:


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



The Licensing and Management of Houses in Multiple Occupation and Other Houses
(Miscellaneous Provisions) (England) Regulations 2006, and



The Licensing and Management of Houses in Multiple Occupation (Additional Provisions)
(England) Regulations 2007.

The table below shows deficiencies in the HMO. The deficiencies must be addressed within XX
months of granting the Licence.

Deficiencies

Location

1
2

See ADDENDUM attached For Works on How to Address the Deficiencies in the HMO.
3.29 Inspection
This property will be re- inspected following granting of the HMO Licence. The purpose of the reinspection will be to determine compliance with the Licence conditions.
Or
The works are expected to be carried out with XX months of the date of issue of the licence. The
property will be inspected during the term of the licence to ensure compliance. When the works have
been completed please submit documentary evidence of this. This can be in the form of certification
(where provided), an invoice for the works, a signed note from the contractor, a photograph of the
works, etc. Please email the documentation to HMOLicensing@lambeth.gov.uk
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3.30 Missing documents
Provide electronic copies of the following documents that were missing from your license application
within 3 months of the issue of the license:
[delete/add as appropriate]
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.
xi.
xii.

Energy Performance Certificate (EPC)(s)
Written tenancy agreement(s) with the occupying tenants.
Lease Agreements/Commercial Agreement with owner (if any)
Building insurance certificate
Inventory of furniture and fittings(s)
Terms if contract (or a copy of your contract) with the Managing Agent (if any)
Gas Safety Certificate(s)
Portable Appliance Test (PAT) report(s)
Test certificates for fire alarm system
Test certificates emergency lighting system
Asbestos report(s)
Fire Risk Assessment

Email the copies to HMOLicensing@lambeth.gov.uk
3.31 Interim Measures
The London Borough of Lambeth have agreed interim safety and welfare measures with the licence
holder to minimise the risk to tenants whilst works are carried out in relation to [fire safety] [space
standards] [amenity standards]. These interim measures are:
[List measures – examples given below]


Battery operated smoke detectors located in [add locations].



Battery operated heat detectors located in [add locations].



Battery operated hand-held emergency lighting located in [add locations].



A ‘waking fire watch’ comprising:
o 24 hour continuously staffed fire patrols of the building.
o Trained and competent staff.
o Staff given appropriate equipment and PPE.
o A ‘all out’ evacuation plan managed by the watch staff.



Undersized shower cubicles located in [add locations].



Undersized baths located in [add locations].



Microwaves located [in all rooms used for sleeping] [in the following rooms used for sleeping
[add locations]].
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Kettles located [in all rooms used for sleeping] [in the following rooms used for sleeping [add
locations]].



Electrically operated space heaters [in all rooms used for sleeping] [in the following rooms
used for sleeping [add locations]] [and] [the communal living rooms].

These interim measures shall be maintained in good repair, condition and where applicable, remain
fully operational whilst in place. This includes, where applicable, adherence to standards and
manufacturers guidance.
The licence holder must inform the Council by email HMOLicensing@lambeth.gov.uk within 72 hours
of becoming aware of the failure of any of the interim measures.
3.32 Occupancy
The licence holder to ensure that the following maximum numbers as households and persons
occupying the HMO, as listed below shall not be exceeded:
Room

Location

Size(m2)

Permitted use

Maximum
number of
persons
permitted to
sleep in room

Adult or
child under
the age of
10.

The property is suitable for occupation by up to XX individuals forming no more than XX households.
The occupancy of each room should not exceed the numbers stated in the table above. Child and
children mean a person under the age of 18 unless otherwise stated.
No bedroom can be let to a child under the age of 18 without a parent/legal guardian also occupying
a bedroom in the HMO.
A child’s bedroom will be lockable (thumb turn lock) with two keys provided to the parent/legal
guardian.
A bed shall be provided for exclusive use by the child.
Where a child is under the age of ten, the minimum bedroom size is 4.64 m² (higher standards will
apply in different circumstances, see below).
Where a bedroom is provided for a child under the age of ten, the bedroom shall be adjacent too or
directly across from the bedroom occupied by the parent/legal guardian of that child.
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Where a bedroom is provided for a child under the age of ten, the bedroom shall not contain any
kitchen facilities or bathroom facilities.
Where a bedroom is provided for a child under the age of ten the bedroom shall be fitted with a form
of wireless door sensor, which sounds when the door is opened. The receiving unit for the wireless
door sounder shall be provided to the parent/legal guardian.
Where there is a garden or other outside space associated with the dwelling it shall be maintained, it
shall be free of harbourage for rodents, free of refuse and detritus and articles that could cause harm
(physically, chemically or biologically), e.g. items with cutting edges, gas cylinders, pesticides, etc.
Where items of this nature are stored in the garden they should be stored in locked container,
inaccessible to children. The garden should be safely & easily accessible to the children.
Balconies must have guarding to a height of at least 1100mm. Guarding should be designed to
discourage children from climbing on it and should be strong enough to support the weight of people
leaning against it. There shall be no gaps greater than 100mm in width.
Window sills (to windows on the first floor upwards or on the ground floor where there is a basement
well) less than 1100mm shall be fitted with window restrictors. It shall be possible to override the
window restrictors for escape purposes.
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Appendix 6. Amenity and Space Standards
1. Introduction
1.1
Definition of a House in Multiple Occupation
The Housing Act 2004 sections 254-8 provide the full definition of a House in Multiple Occupation
(HMO) but in essence a property occupied by three or more unrelated persons, forming two or more
households and sharing standard amenities constitutes a HMO. Additionally some buildings which
have been converted into self-contained flats, which do not comply with current Building Regulations,
are also deemed to be HMOs15. These are referred to as section 257 HMOs.
The Housing Act 2004 gives the Council powers to deal with poor living conditions in HMOs and
enforce prescribed standards of management to ensure the health, safety and welfare of residents.
This document sets out the minimum standards adopted by the London Borough of Lambeth.
If you own or manage any HMO you must ensure that licence application is submitted to the London
Borough of Lambeth. Contact details can be found at the end of this document.
1.2

Interaction with the Housing Health and Safety Rating System (HHSRS)

The Housing Health and Safety Rating System (HHSRS) is a risk-based approach to assess whether a
dwelling contains hazards that could impact on the health, safety and welfare of persons occupying
that dwelling, or visitors to the dwelling. There are 29 potential hazards identified for dwellings. An
assessment under the HHSRS will determine if any hazards are present and for each hazard identified
whether the hazard is a category one or a category two hazard. Hazards assessed as category one
are the most serious and will have a severe impact on the health, safety and welfare of occupiers.
All HMOs should be free of any hazards that are assessed to be category one hazards. The Council
has a statutory responsibility to take enforcement action where it identifies any category one hazards.
The Ministry of Housing, Communities and Local Government (MHCLG) have produced a guidance
document about the HHSRS for landlords and other property related professionals, which contains
detailed information on the prescribed hazards, as well as how the system is used to identify, assess
and enforce in respect of hazards.
This guidance document can be downloaded from their website here:
www.communities.gov.uk/documents/housing/pdf/150940.pdf

15 Section 257 - A building converted into flats that meets the HMO definition is one that wasn’t
converted in accordance with the 1991 Building Regulations (or later) and still doesn’t meet those
standards and where a third or more of the flats are rented out on short term tenancies.
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1.3

Interaction with the HMO Management Regulations

Regulations for the management of HMOs have been set by Government: - The Management of
Houses in Multiple Occupation (England) Regulations 2006. These Regulations place a duty on a
person managing a HMO to maintain the building and the facilities within the HMO e.g. bathrooms,
kitchens, access routes in and out of the property. Failure to comply with the Management Regulations
is a direct offence i.e. if a HMO is inspected, and contraventions of the Regulations are found, the
Council could instigate an immediate criminal prosecution. Persons managing a HMO are therefore
advised to make themselves familiar with the requirements of these Regulations.
There is a very similar set of management regulations for section 257 HMOs (see point 1.1 above)
called The Licensing and Management of Houses in Multiple Occupation (Additional Provisions)
(England) Regulations 2007.
A summary of the Management Regulations can be found at Appendix One.
1.4

Energy Performance Certificates

Where all accommodation in an HMO is let to a group of tenants under a single tenancy agreement an
Energy Performance Certificate must be made available to prospective tenants.
1.5

The Energy Efficiency (Private Rented Property) (England and Wales) Regulations 2015
(as amended)

These Regulations make it a requirement to only rent properties that have an Energy Performance
Certificate (EPC) rating of ‘E’ or above. Exemptions apply and a landlord must register an exemption.
Guidance - https://www.gov.uk/government/publications/private-rented-sector-minimum-energy-efficiency-standard-exemptions
Register 1.6

https://prsregister.beis.gov.uk/NdsBeisUi/used-service-before

The Smoke and Carbon Monoxide Alarm (England) Regulations 2015

These Regulations require landlords in the private rented sector in England to ensure that a smoke
alarm is installed on every storey of their rented dwelling when occupied under a tenancy, and that a
carbon monoxide alarm is installed in any room which contains a solid fuel burning combustion
appliance. They also require landlords to ensure that such alarms are in proper working order at the
start of a new tenancy. There will also be an on-going requirement to maintain the alarms provided
under these Regulations to ensure compliance with the HMO Management Regulations.
1.7

The Electrical Safety Standards in the Private Rented Sector (England) Regulations 2020

These Regulations require landlords in the private rented sector in England to ensure that the electrical
installations in their rental properties are safe and that they can prove it is by having in place a
Electrical Inspection Condition Report (EICR). These Regulations also make it a requirement that the
EICR is provided to tenants and to the Council (on demand). A landlord must send a copy of their
EICR to the Council if it shows safety failures and also provide the report that shows that these failures
have been remedied.
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1.8

Licensing of Houses in Multiple Occupation

1.8.1 Mandatory Licensing

The Housing Act 2004 (section 55) places a duty on Council’s to licence HMOs that meet a prescribed
definition. This is commonly referred to as mandatory HMO licensing. The Licensing of Houses in
Multiple Occupation (Prescribed Description) (England) Order 2018 sets out this definition as being:
An HMO that;
(a) is occupied by five or more persons;
(b) is occupied by persons living in two or more separate households; and
(c) meets—
(i) the standard test under section 254(2) of the Act;
(ii) the self-contained flat test under section 254(3) of the Act but is not a purpose-built flat situated in a block
comprising three or more self-contained flats; or
(iii) the converted building test under section 254(4) of the Act.

In the main this will mean any HMO, occupied by five or more persons living in two or more
households, where there is sharing of all or some amenity (e.g. a bathroom).
1.8.2 Additional Licensing

The Housing Act 2004 also allows the Council to extend licensing to cover all or some of the HMOs not
covered by mandatory licensing. See section 1.1 for the definitions of an HMO.
1.9

Planning Permission and Building Regulation Approval

Planning and/or Building Regulation approval may be required where works are being undertaken to
create an HMO or carry out alterations within an existing HMO. Compliance with these standards is not
a substitute for securing any required planning permissions or building regulation approval. Contact
details for the London Borough of Lambeth Planning and Building Control teams are provided at
section 4 of this document and property owners must make their own enquiries to ensure compliance
with Planning and Building Regulation requirements.
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2.

The Amenity Standards

2.1

Space for living

Standards specified in this section are for HMOs that are commonly known as bedsits and shared
houses, including bed and breakfast for temporary accommodation. Standards for section 257 HMOs
are detailed in a separate section.
It is expected that all rooms will have a minimum ceiling height of 2.1m over at least half the floor area.
Any floor area where the ceiling height is below 1.5m will be discounted when calculating the floor area
in any room.
The following will also be discounted when calculating the floor area:


Bathrooms, shower cubicles, toilet compartments



Corridors



Chimney Breasts



Other significant obstructions that reduce the floor area

For the avoidance of doubt any room in the HMO with a floor area of less than 4.64 square
metres cannot be used as sleeping accommodation.
A reference to a number of persons using a room in an HMO as sleeping accommodation does not include a
person doing so as a visitor of an occupier of the HMO.

For the purposes of these standards a room is used as sleeping accommodation if it is normally used
as a bedroom, whether or not it is also used for other purposes.
2.2

Children

When reading these standards in relation to minimum room sizes for children the following criteria shall always
apply:


No bedroom can be let to a child under the age of 18 without a parent/legal guardian also occupying a
bedroom in the HMO.



A child’s bedroom will be lockable (thumb turn lock) with two keys provided to the parent/legal guardian.



A bed shall be provided for exclusive use by the child



Where a child is under the age of ten, the minimum bedroom size is 4.64 m² (higher standards will apply
in different circumstances, see below).



Where a bedroom is provided for a child under the age of ten, the bedroom shall be adjacent too or
directly across from the bedroom occupied by the parent/legal guardian of that child.



Where a bedroom is provided for a child under the age of ten, the bedroom shall not contain any kitchen
facilities or bathroom facilities.



Where a bedroom is provided for a child under the age of ten the bedroom shall be fitted with a form of
wireless door sensor, which sounds when the door is opened. The receiving unit for the wireless door
sounder shall be provided to the parent/legal guardian.



Where there is a garden or other outside space associated with the dwelling it shall be maintained, it
shall be free of harbourage for rodents, free of refuse and detritus and articles that could cause harm
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(physically, chemically or biologically), e.g. items with cutting edges, gas cylinders, pesticides, etc.
Where items of this nature are stored in the garden they should be stored in locked container,
inaccessible to children. The garden should be safely & easily accessible to the children.

2.3



Balconies must have guarding to a height of at least 1,100mm. Guarding should be designed to
discourage children from climbing on it and should be strong enough to support the weight of people
leaning against it. There shall be no gaps greater than 100mm in width.



Window sills (to windows on the first floor upwards or on the ground floor where there is a basement
well) less than 1,100mm shall be fitted with window restrictors. It shall be possible to override the
window restrictors for escape purposes.

Rooms where there are kitchen facilities in a separate room, whether this is a shared
kitchen or for exclusive use

The room sizes in the following table are linked with the provision of adequate dining space associated
with the kitchen facilities. If the kitchen does not contain adequate dining space then the room sizes in
the table below will be the required minimum.
Table 1. Minimum room sizes, where kitchen facilities are in a separate room

Type of
bedroom

Nature of occupation Minimum floor space

Single Room

One person (over the
age of ten)

9m²

Single Room

Child under the age of
ten

6.51 m²

Double Room

2 adults co-habiting as 14m²
a couple

Double room

2 children under the
age of ten

10.22m²

Twin Room

2 individuals

If you intend to let a room to 2
individuals who are not living together
as a co-habiting couple please contact
the Council for further advice.

The occupation of rooms by more than two people is not considered acceptable.
It is expected that all rooms will have a minimum ceiling height of 2.1m over at least half the floor area.
Any floor area where the ceiling height is below 1.5m will be discounted when calculating the floor area
in any room.
Refer to section 2.2 for standards that apply in relation to children in HMOs.
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2.4

Rooms containing their own kitchen facilities within the letting room

Table 2. Minimum room sizes, where kitchen facilities are within the letting room

Type of bedroom

Nature of occupation

Minimum floor space

Single room

One person

13m²

Double room

2 people co-habiting as a
couple

17m²

The occupation of rooms by more than one person is not considered acceptable except for a cohabiting couple.
Rooms containing their own kitchen facilities are not considered suitable for occupation by children (0
– 17 years).
It is expected that all rooms will have a minimum ceiling height of 2.1m over at least half the floor area.
Any floor area where the ceiling height is below 1.5m will be discounted when calculating the floor area
in any room.
Refer to section 2.2 for standards that apply in relation to children in HMOs.
2.5

Rooms where there are separate kitchen facilities and a lounge/dining room.

These standards will only be applied in properties where there is evidence that the occupiers are living
more like a single household and are comfortable using shared communal space. Examples of this
type of occupation are shared houses where the occupiers came together as a group or have a
common shared interest i.e. students or employees from the same college or employer. Typically they
would cook and eat meals together and would choose to spend time together in a living area or
lounge. In addition to minimum room sizes for sleeping purposes, there are minimum room sizes for
the lounge/living areas.
This would also apply to ‘co-living’ HMOs, where tenants are sourced by the landlord, but in doing so
the tenants are ‘matched’ to existing tenants to promote communal living. A typical co-living HMO will
not have locks on doors, have shared living and dining spaces.
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Table 3. Minimum room sizes, where there is separate kitchen facilities and a
lounge/dining room

Type of bedroom

Nature of occupation

Minimum floor space

Single room

One person (over the age
of ten)

6.51m².

Single Room

Child under the age of ten

4.64 m²

Double room

2 people co-habiting as a
couple

10.22m².

Double room

2 children under the age
of ten

6.31m²

Twin room

2 individuals

If you intend to let a room to 2
individuals who are not living
together as a co-habiting couple
please contact the Council for
further advice.

*Lounge/living area

1-3 people

8.5m².

*Lounge/living area

4-6 people

11m² (plus 0.5 square metre for
each additional person sharing
the lounge/living room).

* - For the avoidance of doubt it is acceptable to have a shared kitchen/dining or kitchen/living
space, as long as the space provided for the lounge/living area is in line with the minimum
areas set out in table 3. Please refer to section 2.7 for the standards for kitchens and their
minimum floor areas.
The occupation of rooms by more than two people is not considered acceptable.
It is expected that all rooms will have a minimum ceiling height of 2.1m over at least half the floor area.
Any floor area where the ceiling height is below 1.5m will be discounted when calculating the floor area
in any room.
It would be expected that any lounge/living area will be suitably furnished with adequate, comfortable
seating to accommodate all residents in the HMO at any one time.
Refer to section 2.2 for standards that apply in relation to children in HMOs.
2.6

Hostel Type Accommodation

Houses generally referred to as ‘hostels’, ‘guest houses’ and ‘bed and breakfast hotels’ or the like. These will
provide accommodation for people with no other permanent place of residence as distinct from hotels which
provide accommodation for temporary visitors to an area.
This category would include establishments used by local authorities to house homeless families or persons
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pending permanent placement, and similar establishments which provide accommodation for people who would
otherwise be homeless. It would also include bona fide hotels used for such purposes even on a casual basis
and hotels housing a mixture of homeless households and visitors.

The following space standards will apply. Note that in addition to room unit sizes there is also a
standard requirement in this type of HMO to supply a common room of a certain size.
The minimum floor area for each bedroom unit shall be as follows:
Table 4. Minimum room sizes, for hostel type accommodation

Nature of occupation

Minimum floor space

One person (over the age of ten)

6.5 m²

Child under the age of ten

4.64 m²

Two persons (over the age of ten)

10.25m²

Two children under the age of ten

6.31m²

Three persons (over the age of ten)

15m²

Three children under the age of ten

11m²

Four persons (over the age of ten)

19.5m²

Four children under the age of ten

15m²

Five persons (over the age of ten)

24m2

Where cooking facilities are in the room a minimum of 3.5m2
to be added to the above relevant minimum floor area.
It is expected that all rooms will have a minimum ceiling height of 2.1m over at least half the floor area.
Any floor area where the ceiling height is below 1.5m will be discounted when calculating the floor area
in any room.
For each additional person there should be an additional 4.64 m² of floor area. In no case shall a room
be occupied by more than five persons being of the same family and rooms shall not be shared unless
the individuals concerned consent to share the room. In any event, no persons over the age of 10
years and of opposite sexes shall be required to sleep in the same room unless they are co-habitees.
In this type of HMO a common room is to be provided. The area, or aggregate areas if more than one
room is to be provided shall be calculated on the basis of 1m² of floor area per person. This shall
include at least the provision of one area of 15m².
Refer to section 2.2 for standards that apply in relation to children in HMOs.
2.6.1 Where meals are provided

Where those having control of the premises can properly show to the satisfaction of the Local
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Authority, either by virtue of the scale of their provision of meals or because of the manner in which the
premises are occupied, that such a provision would be excessive, a ratio of 1 kitchen set for each 12
persons in occupation may be applied. Kitchen facilities shall be made available for use 24 hours per
day.
2.7

Kitchen Facilities

These requirements also apply to the use of ‘pod’ facilities, where the facilities come in a prefabricated
unit containing the facilities, which is then fitted and plumbed either in a bedroom or separately.
For all accommodation where kitchen facilities are not within the letting room.
Where exclusive kitchen facilities cannot be provided, one set of kitchen facilities shall be provided for
every 6 occupants.
No kitchen facilities are permitted in hallways and landings and in the means of escape from fire.
Where appliances provided are likely to cause noise and/or vibration they are to be located in positions
to minimise noise nuisance to neighbouring or adjoining property (vertically and horizontally) and to
minimise noise/vibration transmission to sleeping accommodation within the HMO. All appliances
must be fitted and adjusted in position to avoid vibration and consideration given to the use of sound
proofing and/or anti-vibration materials.
The following are the minimum room sizes for kitchens whether a shared kitchen or a kitchen for
exclusive use.
Table 5. Minimum floor area for kitchens

Number of occupants per
kitchen

Minimum floor space

One person

5.5m²

2 people

6.5m2

3 people

7.5m²

4 people

8.5m²

5 people

9.5m²

6 people

10.5m2

7 people

11.5m2

8-10 people

14.5 m2

It is expected that all rooms will have a minimum ceiling height of 2.1m over at least half the floor area.
Any floor area where the ceiling height is below 1.5m will be discounted when calculating the floor area
in any room.
The kitchen size and layout must enable the practical, safe & hygienic use of the kitchen for storage,
preparation and cooking of food.
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The wall, floor and ceiling surfaces shall be smooth, impervious and capable of being easily cleaned.
A set of kitchen facilities for up to 6 people shall include:
Table 6. Minimum levels for kitchen facilities

Kitchen facilities

Standard

Minimum requirement

Cooker

1 cooker for every 6
people. Where the
property is occupied by
up to seven persons a
combination microwave
may be considered
acceptable in lieu of a full
size cooker.

Minimum of 4 burners,
oven and grill.

A microwave is not a
suitable alternative to an
oven.

A minimum area of
500mm x 600mm worktop
must be provided
adjacent to the cooker.
Sink and drainer on a
base unit

Provided with a constant
1000mm x 600mm.
supply of hot and cold
water and properly
connected to the drainage
system. The cold water
supply shall be direct from
the mains supply Where
the property is occupied
by up to seven persons a
double sink and drainer
may be considered
acceptable in lieu of two
separate sinks.

Fixed worktop

Made of an impervious
material.

2000mm x 600mm
(shared kitchen) 1000mm
x 600mm (single use
kitchen).

Storage cupboards

One cupboard for each
tenant, the cupboard
below the sink cannot be
used for food storage.

One standard 500mm
wide wall cupboard per
person.
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Table 6. Minimum levels for kitchen facilities

Kitchen facilities

Standard

Minimum requirement

The cupboard can be
located in the bedsit
where there is sufficient
space.
Separate storage space
shall be provided for
shared cooking
equipment such as pans.

One standard 1000mm
wide base unit (The
cupboard space below
the sink is not suitable for
storing cooking
equipment).

A refrigerator

1 refrigerator for every 6
people.

245 litres for 6 people. If
refrigerators are provided
in individual lettings a
smaller refrigerator in the
kitchen could be
accepted. This must be
discussed with the case
officer.

A freezer

1 freezer for every 6
people.

85 litres for up to 6
people.

A washing machine

A washing machine with
an adequate exclusive
power source, water
supply and

Where there are more
than 10 people occupying
an HMO there must be at
least 2 washing
machines.

drainage properly
plumbed in.
A clothes dryer

A clothes dryer with an
appropriate power socket
and venting to the outside
provided. If it is not
possible to vent to the
external atmosphere then
a condensing dryer is to
be used.

Where there are more
than 10 people occupying
an HMO there must be at
least 2 clothes dryers.
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Table 6. Minimum levels for kitchen facilities

Kitchen facilities

Standard

Minimum requirement

Electrical power sockets

4 double 13 amp sockets
provided within the food
preparation area, at least
2 shall be above worktop
level. 1 extra socket to be
provided for each major
appliance (fridge, freezer,
washing machine). The
cooker to be connected to
a separate cooker spur.

The sockets should be
spaced as evenly as
possible around the
kitchen and suitable for
use with electrical
appliances on the kitchen
worktop e.g. toasters.

Ventilation

Suitable natural and/or
artificial ventilation to
prevent the build-up of
steam.

Mechanical extract fan
with an extraction rate of
15 litres/sec (min 3 air
changes per hour).

Lighting

Suitable natural and/or
artificial lighting.

Sufficient to enable the
safe preparation and
cooking of food.

It is preferable for a kitchen to contain only one set of facilities, however, if a kitchen is large enough, 2
sets of facilities may installed in the same kitchen for up to a maximum of 12 users. A kitchen for 12
users shall be a minimum of 14.5 square metres in area.
The kitchen should preferably be not more than one floor from any letting room that it serves but
cannot be more than 2 floors from any letting room.
The following table details the minimum provision where the kitchen facilities are provided within the
letting room. For the avoidance of doubt, this includes the use of ‘pod’ facilities, where the facilities
come in a prefabricated unit containing the facilities, which is then fitted and plumbed in the letting
room.
Table 7. Minimum levels for kitchen facilities within letting rooms

Kitchen facilities

Minimum requirement

Sink and drainer on a base unit

Suitably sized sink with drainer provided with a
constant supply of hot and cold water.

Cooker

2 burners, oven and a grill. A microwave is not a
suitable alternative to a cooker.

Worktops

Securely fixed worktop of minimum size 600mm
x 600mm. located adjacent to the cooker. If the
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cooker is of a type placed on a worktop an
additional worktop must be provided exclusively
for the cooker.
Storage cupboard for dry
goods

Minimum capacity 0.15m³. The base unit below
the sink is not suitable for the storage of dry
goods.

Refrigerator

Minimum capacity 140 litres.

Electrical sockets

Two double sockets appropriately sited with the
worktop(s)
1 extra socket to be provided for each major
appliance (fridge, freezer, washing machine).

Lighting and ventilation

Suitable and sufficient natural and/or artificial
lighting to enable the safe preparation of food.
Suitable and sufficient natural and/or artificial
ventilation to rapidly remove the build-up of
steam mechanical extract fan with an extraction
rate of 15 litres/sec (min 3 air changes per hour).
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2.8

Clothes Drying Facilities

Consideration should also be given to the provision of clothes drying facilities externally e.g. a rotary
line or a suitably located and ventilated tumble dryer, etc.
Where appliances provided are likely to cause noise and/or vibration they are to be located in positions
to minimise noise nuisance to neighbouring or adjoining property (vertically and horizontally) and to
minimise noise/vibration transmission to sleeping accommodation within the HMO. All appliances
must be fitted and adjusted in position to avoid vibration and consideration given to the use of sound
proofing and/or anti-vibration materials.
2.9

Bathrooms, Ensuites and WCs

The following applies to all bathroom/shower and WC facilities whether shared or for exclusive use and
includes ensuites facilities. This includes the use of ‘pod’ facilities, where the facilities come in a
prefabricated unit containing the facilities, which is then fitted and plumbed either in a bedroom or
separately:


Each bath or shower room must also contain a wash hand basin.



All rooms containing baths/showers, WCs and wash hand basins must be of adequate size
and include space for drying and dressing and somewhere appropriate to hang towels and
clothes.



All rooms containing baths/showers, WCs and wash hand basins must be adequately lit,
ventilated and heated.



All baths and wash hand basins to have a tiled (or similar impervious material) splash back of
minimum height 300mm. All shower cubicles to be fully tiled (or similar impervious material) or
be a complete self-standing cubicle.



The minimum acceptable size for a bath is 1700mm x 700mm.



The minimum acceptable cubicle floor area for a shower is 0.64m 2. In calculating this, the
minimum measurement of any cubicle side is 700mm.



Every bath, shower and wash hand basin must be provided with an adequate and continuous
supply of hot and cold water and be connected to the drainage system in compliance with
current Building Regulations.
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Where exclusive bathroom/shower room and toilet facilities cannot be provided, bath or shower rooms,
and toilets with a wash hand basin shall be provided as follows:
Table 8. Minimum levels for bathrooms/WCs

Number of
occupants per
bathroom

Minimum requirement

Standard

1-5 persons

One bathroom or shower
room, and one toilet with a
wash hand basin

The WC may be located
within the bath/shower room

Six persons

One bathroom or shower
room, and one toilet with a
wash hand basin

The WC and wash hand
basin shall be provided in a
room separate to the
bath/shower room

7 – 12 persons

Two bathrooms or shower
rooms, and two toilets with a
wash hand basin

One of the required WC and
wash hand basins shall be
provided in a room separate
to the bath/shower room

13-17 persons

Three bathrooms or shower
rooms, and three toilets with
a wash hand basin

Two of the required WC and
wash hand basins shall be
provided in rooms separate
to the bath/shower rooms

Where appliances provided are likely to cause noise and/or vibration they are to be located in positions
to minimise noise nuisance to neighbouring or adjoining property (vertically and horizontally) and to
minimise noise/vibration transmission to sleeping accommodation within the HMO. All appliances
must be fitted and adjusted in position to avoid vibration and consideration given to the use of sound
proofing and/or anti-vibration materials.
2.10

Buildings converted into flats (Section 257 HMOs)

Section 257 of the Housing Act 2004 defines the circumstance where a building converted into flats is
a HMO. This is a building that wasn’t converted in accordance with the 1991 Building Regulations (or
later) and which still does not meet those standards and where a third or more of the flats are rented
out on short term tenancies.
The standards detailed below are for units occupied by a single household. Where the units are
occupied by two, who are not cohabiting as a couple, or more unrelated persons the standards
detailed at sections 2.1 – 2.9 will apply.

Page 164 of 217

The table below details the minimum required standards for a section 257 HMO:

Table 9. Minimum room sizes for section 257 HMOs

1 bed

1 bed

2 bed

3 bed

4 bed

1 person

2 persons

3 persons

4 persons

5 persons

Main
bedroom
(double)

-

10.22m²

10.22m²

10.22m²

10.22m²

Single
bedroom

6.51m²

-

6.51m²

6.51m²

6.51m²

Single
bedroom for
children
under the age
of 10

Not
suitable

Not suitable

4.64 m²

4.64 m²

4.64 m²

Living room

12m²

12m²

13m²

14m²

15m²

Dining room

-

5m²

6m²

6m²

7m²

Living/Dining

-

15.5m²

17.5m²

18.5m²

18.5m²

6m²

6m²

8m²

8m²

8m²

Kitchen/Diner

10.5m²

10.5m²

12.5m²

12.5m²

13m²

Bathroom/WC
combined

3.5m²

3.5m²

3.5m²

3.5m²

3.5m²

Total Floor
Area

37m²

45m²

60m²

70m²

85m²

Kitchen

All kitchens must meet the standards detailed at 2.7 section above.
All bathrooms must meet the standards detailed at section 2.9 above.
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3.

All HMOs – further requirements.

3.1

Heating

All units of accommodation must be equipped with adequate means of space heating. ‘Adequate’ will
mean that heating must be available, if required, to all tenants at all times and be capable of heating
habitable rooms to 21°when the outside temperature is -1°C and all other rooms to 18°C when the
outside temperature is -1°C. Although provision for space heating may be centrally controlled such
systems should be operated to ensure that occupants are not exposed to cold indoor temperatures
and the amount of heating in each unit must be under the control of the occupying tenant.
The method of heating must be safe and should be efficient and affordable. A current safety certificate
must be available where gas or electrical appliances are provided. Where heating is provided by a gas
or electric central heating system, the gas or electricity supply must be via a quarterly credit meter and
not a key or card meter (except where a system is exclusive to a self-contained flat).
3.2

Refuse Storage and Disposal

Appropriate refuse storage facilities should be provided within dwellings with suitable access to
disposal facilities. Refuse containers to be located away from habitable rooms. Where dwellings do not
have a yard or garden to store refuse bins, suitable bins should be provided to permit storage without
causing odours or attracting vermin or pests. The management of a House in Multiple Occupation is a
commercial activity and as such a Manager may have to give consideration to increasing the facilities
provided by the Local Authority to prevent refuse accumulations and to meet recycling requirements.
3.3

Lighting and Ventilation

3.31

Natural Lighting

All habitable rooms, including shared communal rooms such as living rooms, dining rooms and
kitchens shall have an adequate level of natural light and ventilation provided by means of an
openable clear glazed window to enable normal domestic activities to be carried out safely and
conveniently during daytime lighting conditions. Where practicable bathroom and toilet compartments
shall also comply with this standard. Glazing to windows and doors in bathrooms and toilet
compartments shall be obscure to protect privacy.
3.32

Artificial Lighting

All habitable rooms, kitchens, bathrooms, toilet compartments, staircases, landings and passages shall
be provided with adequate electrical lighting, and all wiring and fittings shall be maintained in a safe
and usable condition.
All habitable rooms, kitchens, bathrooms, and toilet compartments shall have at least one ceiling or
suitably located wall lighting outlet with the capacity to allow normal domestic activity to be undertaken
after dark. Light switches shall be fixed and conveniently located near the entrances to rooms and
circulation spaces.
Bathrooms shall have ceiling pull switches inside or a wall switch outside the room.
On common staircases, landings and passages, lighting shall be controlled from each landing. If time
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switches are used, the light shall remain illuminated for a reasonable time to allow for people to easily
traverse the distance between the switches, whilst walking slowly. The controls shall be such that a
person may illuminate the whole route as it is travelled, in stages or otherwise.
3.33

Ventilation

a) All habitable rooms shall be ventilated directly to the external air by a window, the openable area of which
shall be equivalent to at least 1/20 of the floor area of the room. In addition, where a basement room is
used as a habitable room there should be an unobstructed space immediately outside the window opening
which extends the entire width of the window or more and has a depth of not less than 0.6m measured from
the external wall or not less than 0.3m in the case of a bay window with side lights.

b) All kitchens, bathrooms and WCs should comply with ‘a’ above, but if this is not practicable, mechanical
ventilation that is automatically controlled with a humidistat switch or a minimum 15 minute overrun
facility; fans should be wired to the lighting switch and be capable of giving a minimum of 4 air changes
per hour. The minimum extraction rate is 60 litres of air per second for kitchens and 15 litres per
second for bathrooms.
c) Suitable and sufficient permanent ventilation shall be provided and maintained in all kitchens,
dining/kitchens, bathrooms, WCs and other rooms containing cooking or washing facilities.
d) Suitable and sufficient permanent ventilation shall be provided and maintained in any room in which
there is a gas appliance.
3.4

Water Supply

Each dwelling shall be provided with a supply of cold running water suitable for drinking purposes directly
off the rising main, and located over a sink or wash hand basin. Where this is not practicable and subject to
the agreement of the Council, such supply shall be provided at an alternative location.
Any down service pipe from any water storage tank in an upper storey or roof space should be provided
with an accessible stopcock.
All water supplies shall be protected from frost damage.
In larger premises a Legionella risk assessment is required.
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3.5

Cleaning of Shared Rooms and Spaces

It is the manager’s responsibility to ensure that all shared rooms and spaces e.g. communal lounges,
kitchens, bathrooms and corridors are cleaned. To include:


A regularity of cleaning sufficient to the needs of the HMO and the people it accommodates.



Cleaning is to include (but not limited to), floors and their coverings, windows, surfaces, doors,
etc.



Standards of cleaning in kitchens are to be of a hygienic level that minimises cross
contamination, the transmission of food borne illness and the attraction of pests (rodents and
insects).



The cleaning schedules are to include the regular cleaning of shared refrigerators, freezers,
ovens, hobs, microwaves, other kitchen appliances supplied and washing/drying facilities.



Standards of cleaning in bathrooms, shower rooms and WCs to be of a level that maximises
personal hygiene for the occupants of the HMO.

This is to include (but not limited to) the regular cleaning of sanitaryware and its drainage to prevent
accumulations and to maintain the proper flow of grey water and sewerage.
3.6

Fire Safety

The following fire safety advice is in accordance with the recommended standards detailed by
LACORS in their publication “Housing – Fire Safety, Guidance on fire safety provisions for certain
existing types of housing”16 with regard to fire safety risk assessment in sleeping accommodation.
Responsible persons who operate licensed HMOs are required to record their fire safety arrangements
and the responsible person must allow the Fire Authority to see those arrangements.
An automatic fire detection and alarm system shall be provided to ensure early warning in the event of
a fire. The actual works required in any particular case will depend on the layout of the property and
are decided upon by the Council after undertaking risk analysis and following consultation with the Fire
Authority. In most cases a fire detection and alarm system that complies with BS5839 Part 6: 2019 is
required. In most cases kitchens and sleeping or living rooms will require an appropriate heat or smoke
detector. A current inspection certificate from a competent person will be required.
An emergency lighting system shall be provided in most cases with luminaires provided in such
numbers and locations so as to adequately illuminate the staircase enclosure in the event of failure of
the main lighting. In most cases an emergency lighting system meeting BS 5266-1 will be required. A
current inspection certificate from a competent person will be required.
Electricity supplies to automatic fire detection and alarm systems and emergency lighting shall be from
a landlords supply. A current inspection certificate from a competent person will be required with
respect to the fixed electrical installation and portable appliances supplied by the landlord.
Generally all rooms opening on to an escape route should be provided with a 30(s) minute fire door.
16 http://www.cieh.org/policy/fire_safety_existing_housing.html
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This will include fitting cold smoke seals, intumescent strips to the frame or door, providing 3x N0
100mm steel hinges, overhead door closers and locks which are openable from the inside without the
use of a key.
Suitable fire fighting equipment must be provided, adequate and appropriate to the risk. Normally,
kitchens and lettings with kitchen areas shall be provided with a properly mounted fire blanket.
In larger HMOs or any HMO where there is a regular turnover of residents signs are required in order
to provide clear, unambiguous information to enable persons to safely leave the building in an
emergency. Escape signs must comply with the provisions of the Health and Safety (Safety Signs and
Signals) Regulations 1996 and, generally, be positioned that a person escaping will always have the
next escape sign in sight.
Where the HMO is required to be licenced the licence holder, or the appointed manager will be the
‘responsible person’ with respect to the Regulatory Reform (Fire Safety) Order 2005 and BS 5839-1
and must appoint a ‘competent person’ or persons with enough training and experience or knowledge
and other qualities to enable them properly to assist in undertaking the preventative and protective
measures.
Further detailed advice can be found

http://www.legislation.gov.uk/uksi/2005/1541/contents/made

3.6.1 Co-Living Standards

Co-living is a form of HMO type where a property is let to individual tenants rather than a group coming
together, but the agency finding the tenants will carry out vetting that seeks to find tenants that are
compatible with each other. The agency also encourages communal living among the tenants, e.g.
eating together, socialising, etc. To this end a typical co-living HMO will not have locks on the individual
bedroom doors and will have a communal living space.
This type of HMO is not one that is typical to the LACoRs guidance. As such the London Borough of
Lambeth have devised their own standard of fire safety, which is set out below:
Table 10 – Co-Living Fire Safety Standards

Number of Storeys

Fire safety provisions

1-2 from ground floor and ‘regular’ escape route
i.e. no inner rooms and open plan hallways



Grade D1 LD1 or equivalent



Solid doors- not necessarily 30 minute fire
resistant doors.
Grade D1 LD1 or equivalent

Other 1-2 storeys and 3-4 storeys (where escape 
route is straightforward)


Complex escape routes and 5-6 storeys




30 minute protected route including FD30s
with smoke seals, intumescent strips and an
overhead closer.
Testing switch on ground floor is preferable
Grade A LD2
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3.7



30 minute protected route including FD30s



kitchens and lettings with kitchen areas shall
be provided with a properly mounted fire
blanket.

Contact Details for the Landlord

Display in a prominent place in the HMO the contact details including name, address and telephone
number for the landlord. The telephone number must be one that residents can use to contact the
landlord out of hours in the case of an emergency. If a landlord is regularly out of the country or away
for long periods of time, a local manager should be appointed who can act on behalf of the landlord,
contact details for this person should also be displayed.
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4.

Contact details for London Borough of Lambeth

4.1

Private Sector Enforcement and Regulation Team

Telephone 020 7926 4444

Email: pse@lambeth.gov.uk
Postal address:

Private Sector Enforcement and Regulation Team
PO Box 734
Winchester
SO23 5DG
https://www.lambeth.gov.uk/housing

4.2

HMO Licensing

Telephone 020 7926 4444

Email:

HMOLicensing@lambeth.gov.uk

Postal address:

HMO Licensing
PO Box 734
Winchester
SO23 5DG
https://www.lambeth.gov.uk/housing/landlords-and-ownership/hmo-licensing-guide

4.2

Planning Department

Telephone: 020 7926 1180
Email: planning@lambeth.gov.uk
Postal address:
Planning
London Borough of Lambeth
PO Box 734
Winchester
SO23 5DG
https://www.lambeth.gov.uk/planning-and-building-control

4.3

Building Control

Telephone: 020 7926 9000
Email: buildingcontrol@lambeth.gov.uk
Postal address:
Building Control
London Borough of Lambeth
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PO Box 734
Winchester
SO23 5DG
https://www.lambeth.gov.uk/planning-and-building-control

4.4

Energy Efficiency Advice & Information

https://www.lambeth.gov.uk/housing/housing-advice/saving-energy-and-keeping-warm-in-your-home-guide

4.5

Landlord accreditation

Register for landlord accreditation here – https://www.lambeth.gov.uk/housing/landlords/register-for-landlordaccreditation

Email: landlordadvice@lambeth.gov.uk.
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Appendix One - Summary - The Management of Houses in Multiple Occupation
(England) Regulations 2006
Web address: http://www.legislation.gov.uk/uksi/2006/372/contents/made
Regulation 3 - Duty to inform the occupier of contact details including name, address and telephone
number and to display this information in a prominent place in the HMO. If a landlord is regularly out of
the country or away for long periods of time, a local manager should be appointed who can act on
behalf of the landlord, contact details for this person should also be displayed.
Regulation 4 - Duty of the manager to take safety measures in relation to providing and maintaining
the means of escape from fire & fire fighting equipment and to reasonably protect the occupiers of the
HMO from injury.
Regulation 5 - Duty of the manager to maintain water supply & drainage. Water rates should be
registered in the name of the landlord/manager who is responsible for paying the bills.
Regulation 6 - Duty of the manager to supply & maintain gas & electricity, including the provision of
the latest gas safety certificate to the local authority when requested and the uninterrupted supply of
gas and electricity. Utility bills should be registered in the name of the landlord/manager who is
responsible for paying the bills. Key meters are not acceptable.
Regulation 7 - Duty of the manager to maintain common parts, fixtures, fittings and appliances
including stairs, banisters, floor coverings, windows, lighting, shared appliances, yards, gardens and
boundaries. Common parts must be kept free from obstruction, clean and in good order & repair.
Regulation 8 - Duty of the manager to maintain living accommodation and any furniture, fittings and
appliances provided by the landlord.
Regulation 9 - Duty to provide waste disposal facilities suitable for the number of people occupying
the HMO.
Regulation 10 - Duties of occupiers to reasonably cooperate with, not to hinder or frustrate the
manager in performance of his duties; to provided information reasonably requested by the manager
for the purpose of carrying out his duties; take reasonable care to avoid causing damage; properly
dispose of rubbish; and comply with reasonable instructions regarding the means of escape from fire,
prevention of fire and the use of fire equipment.
Note. The management of section 257 HMOs (certain buildings converted into flats) is regulated under
The Licensing and Management of Houses in Multiple Occupation (Additional Provisions) (England)
Regulations 2007. However, the Regulations are broadly the same in content and nature.
Web address: http://www.legislation.gov.uk/uksi/2007/1903/contents/made
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Appendix 7. Private Sector Housing Enforcement Policy
Introduction
This policy provides details of the Council’s approach to regulating private sector housing standards in Lambeth.
It sets out what owners, landlords, their agents and tenants of private sector properties can expect from us.
Enforcement means an action carried out in exercise of or against the background of statutory enforcement
powers. It includes inspections (using our powers of entry, which includes, where necessary, by warrant) and
investigations where the purpose is checking compliance with the law. It also includes providing advice to help
those responsible persons and businesses to comply with statute and more formal enforcement action such as
service of statutory notices, the making of orders, the issue of financial penalties, works in default, enforced
sale, compulsory purchase and prosecution.

Aim of the Policy
We aim to ensure that all enforcement activity we undertake is:
Targeted at properties and people that pose the greatest risk, including owners and landlords who evade
licensing and regulation, and those whose properties cause a nuisance or put people’s health and safety at risk.
Proportionate, reflecting the nature, scale and seriousness of any breach or non-compliance. This will ensure
that the most serious risks are targeted first, and means in some cases that we may take informal action.
Fair and objective, based on the individual circumstances of the case, taking all available facts into account.
Transparent, our actions will be explained in plain language, with clear reasons given for any enforcement
action taken and compliance failures or problems discussed with anyone experiencing difficulties. A clear
distinction will be made between legal requirements (what must be done) and advice or guidance (what is
desirable).
Consistent, taking a similar approach in similar circumstances to achieve similar ends. It does not mean
uniformity, as we will take into account many factors such as the level of risk, the history of compliance and the
attitude and actions of those involved.
Accountable, undertaken in a responsible manner that has a clear purpose. Where enforcement action is
taken, we shall ensure the target is given information about their rights of appeal and otherwise how they might
register a complaint.
Coordinated, taking a shared approach where there are complementary responsibilities across different
departments or agencies.
This enforcement policy helps to promote efficient and effective approaches to regulatory inspection and
enforcement, which improve regulatory outcomes without imposing unnecessary burdens. This document has
been prepared having regard to the Regulator’s Code - Better Regulation Delivery Office (BRDO April 2014).
In certain instances we may conclude that a provision in the Code is either not relevant or is outweighed by
another provision. We will ensure that any decision to depart from the Code will be properly reasoned, based on
material evidence and documented.

Enforcement Objectives
The Council’s Private Sector Housing Services covers all privately owned residential accommodation and land.
In normal circumstances, our enforcement action will be carried out to ensure:
A. Tenants of a private landlord or Registered Providers of social housing (RP’s) live in homes free of
significant hazards which affect their health and safety.
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B. Privately rented accommodation, including houses in multiple occupation (HMOs), are managed in
accordance with legal requirements.
C. All licensable properties are licensed, and licence conditions met.
D. Vulnerable occupiers or those unable to support independent living, live in accommodation free of
significant risks to their health and/or safety.
E. Owners or occupiers of privately-owned land or property do not cause a statutory nuisance to owners or
occupiers of other land or property.
F. Owners or occupiers of privately-owned land or property do not present an unacceptable risk to public
health, safety or the environment.
G. Empty homes don’t cause a nuisance to the local neighbourhood, are secured against unauthorised
access and are ultimately brought back into use.
H. Purpose built and buildings converted into blocks of flats are free of significant fire safety hazards,
especially in relation to external cladding materials.
I.

The service meets its statutory duties.

Our enforcement powers and our approach
The Council’s Private Sector Housing Service (PSH) is responsible for enforcing a wide range of statutory
provisions relating to housing conditions in privately owned and rented property.
We will adopt a balanced approach to enforcement based on advice, education and support to landlords, with
formal action being taken in appropriate circumstances. Fair and consistent regulation benefits service users,
local businesses, landlords, agents and property owners, by helping to maintain a “level playing field”.

PSH has a range of legal powers and duties, which we will seek to enforce and apply in a firm but fair,
open, consistent and helpful way. Any enforcement action will be compliant with relevant legislation
and guidance and shall be in line with the principles of good enforcement outlined in the Enforcement
Concordat and the Regulators’ Code.
This policy promotes efficient and effective approaches to regulatory inspection and enforcement without
imposing unnecessary burdens on businesses such as landlords and letting or managing agents.
The policy recognises the contribution responsible businesses make to the private housing sector and seeks to
take a robust approach to those that are not responsible and in particular those that actively seek to avoid
compliance and put people at risk.
Enforcement, in the context of this policy is not limited to formal enforcement action such as prosecution, but
includes for example, the inspection of premises for the purposes of checking compliance with legislation and
the provision of advice regarding housing standards.
We have a legal duty to take action against certain conditions; these include statutory nuisances and those
assessed as ‘category 1 hazards’.
There may be circumstances where shared or complementary enforcement action is undertaken with other
agencies. In these cases, the decision on enforcement will have regard to the relevant policies and procedures
of our partners, and we will ensure a co-ordinated approach.
We will minimise the costs of compliance for residents and landlords by ensuring that any action required is
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proportionate to the risks involved or seriousness of any breach. As far as the law allows, we will take account of
the circumstances of the case and the attitude of the owner or agent when determining what action to take. We
will have regard to various courses of remedial action and will consider what is ‘reasonably practicable’.
We will expect all landlords in the private rented sector to have a good understanding of the standards that they
are required to meet in terms of the condition and management of the homes they rent out and shall expect
landlords to refer to the Council‘s guide to minimum property standards and to liaise with Council officers or
other professionals to ensure that they comply with their duties.

Relationship with the divisional Public Protection, Assurance and
Regulatory Services Enforcement Policy
The London Borough of Lambeth has in place an overarching divisional Public Protection, Assurance and
Regulatory Services Enforcement Policy that sets out the principles of good regulatory practice and the
approaches that are followed by our regulatory services and officers across these services. This document is a
supplement to that policy that explains in more detail the policy with regards to private sector housing
enforcement.
Both consider the Council’s approach to better regulation within the Government’s Better Regulation agenda.
They follow the principles of good regulation set out in the Legislative and Regulatory Reform Act 2006 (2006
Act) and subsequent related legislation.
The 2006 Act requires that regulatory services have regard to current Regulators Codes when developing
policies and procedures that guide our regulatory activity. This policy has regard to the Regulators Code 2014.

Data Protection and Sharing
This Policy has regards to the General Data Protection Regulations and the Data Protection Act 2018.
The Council actively shares information between its services. The Council will share information with other
organisations, partner agencies and external regulatory partners for purposes of law enforcement, to investigate
matters of fraud and for the prevention or detection of crime, the capture or prosecution of offenders, and the
assessment or collection of tax or duty. In doing so the sharing of data will be done in accordance with General
Data Protection Regulations and the Data Protection Act 2018.
Where general data is shared between internal services and external agencies it is done so in line with the
published privacy notices, which can be found on the Council’s website, here. In addition, Data Sharing
Agreements, which set out when, why and how we share data, have and continue to be established between
relevant services where it is necessary to do so.
In relation to this Enforcement Policy the data that can be collected as part of the process is as follows:










proof of residency
addresses
email addresses
social media profile (as a person or another legal entity)
telephone numbers
gender
date of birth and age
health conditions/disorders/impediments/disabilities (physical and mental)
nationalities
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identity
details of the properties you own or renting/licensing
details of businesses you are running or associated with
details of land and buildings you own, lease or are associated with
criminal convictions
civil judgements
civil penalties issued
company names and addresses you are part of
right to manage entities you are part of
legal partnerships and their addresses you are part of
vehicle registration and registered keeper and their address.
details of mortgages, charges, interests, restrictions against property in your ownership (as a person
or other legally entity, solely or jointly)
household information, such as ages and gender
financial information
associations, e.g. people, financial, criminal, directorships, companies, partnerships, address history,
management companies, right to manage entities.

The Rogue Landlord and Agent Checker
The Council is part of the Greater London Authority's (GLA) Rogue Landlord and Agent Checker. The watch list
is a two-tier database hosted by the GLA. The first tier is for general public access and gives details of landlords
and letting agents with unspent criminal convictions for housing-related offences under legislation, such as (not
exhaustive and subject to change):







Housing Act 2004
Housing Act 1985
Prevention of Damage by Pests Act 1949
Environmental Protection Act 1990
Protection from Eviction Act 1977
Fraud Act 2006.

This includes information such as landlord name, part of home address, address of property associated with the
offence, value of fine and date of conviction.
The second tier is for London local authority staff only, to view spent and unspent convictions, cautions, and civil
penalty notices (up to six years previous). This aids Local Authorities in the determination of matters such as
whether an individual or organisation is fit and proper to hold a licence.

The database of rogue landlords and property agents under the Housing and Planning
Act 2016
The national database in intended to provide Councils with the ability to track rouge landlords and property
agents. Where a Banning Order is issued against a rouge landlord or property against the Council must place
the information on the database. The Council has a power to enter details onto the database of other specified
prosecutable offences and where it issues two or more civil penalties against the same person in a twelvemonth period.
Before making an entry on the database, the Council must issue a notice informing the person before making an
entry on the database. The Notice sets out what the entry will be and the time period the entry will remain on the
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database. The recipient may appeal the Notice to the First Tier Tribunal.
The Council will have regard to the legislation and guidance in making the decision to make an entry on the
database.

Public Registers
The Council is under a duty to maintain certain public registers under the Housing Act 2004, which covers:
a)

Property licences for any scheme in force

b)

Temporary Exemptions from licensing

c)

Management Orders in place

The Council will maintain the registers in line with the Housing Act 2004 and subordinate regulations issued as
well as any guidance. These will be made available to the public on request and are available online.
The information the Council places on the register is set out by statute. This includes the licence holders name
and address. Where a licence holder wishes to use a business or correspondence address rather than their
home address, this will be considered at the point of application. The address for the licence holder cannot be
the address of the licensed property, unless that is also the licence holders main or only residence.

Primary Authority
In October 2013, primary Authority requirements under the Regulatory Enforcement and Sanctions Act 2008
(enforced by the Local Regulation Department of the Office for Product Safety and Standards) were extended to
cover the Housing, Health and Safety Rating System (HHSRS), under the Housing Act 2004.
The Council welcomes applications from businesses to form a Primary Authority Agreement, e.g. letting agents,
landlords, RPs. This can apply where either a business has housing across two or more Local Authority areas
or where an organisation, such as a trade body wishes to offer a consistent approach to compliance for its
members.
The Council will have regard to formally recognised Primary Authority Agreement’s in its enforcement approach.
The Local Regulation Department publish a list of primary authorities and the businesses they support.

Targeting Enforcement Action
From time to time we will target our enforcement activity to ensure we meet our objectives effectively and
efficiently. Our targeted action is agreed in line with the Council’s constitution and delegations.
Some examples of ways in which activity may be targeted is set out below (not an exhaustive list):

Property Type or Occupation
a) Unlicensed properties.
b) Poorly managed privately rented properties.
c) Private rented property subject to incidences of anti-social behaviour.
d) Properties where tenants receive Local Housing Allowance/Housing Benefit/Universal Credit.
These tenants are more vulnerable to lower standards of accommodation and can consequently
face greater risks to their health safety and welfare.
e) Properties poorly or illegally built or converted that may not comply with planning or building
regulation requirements.
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f) Household types such as shared accommodation.
g) Properties with a low energy efficiency rating on their Energy Performance Certificate (EPC)17.
h) Construction type – where there is a known issue associated with methods of construction for
example external cladding systems, precast reinforced concrete, etc.
i) Where a style of renting or rental model causes risk to health, safety or welfare, e.g. rent to rent
models, where a short-term tenant sub-lets a property creating an unregulated HMO.

Areas
a) Where there are identified issues in a specific locality. This can be determined, for example, street
by street, Local Super Output Area, town centre or ward basis, etc.
b) Where an area of the Council has been identified as potentially having adverse health or
socioeconomic indicators.
c) To provide a co-ordinated approach alongside other Council initiatives.

Individuals
Where a landlord, agent, organisation or individual18:

a) Fails to manage privately rented accommodation in accordance with legal requirements.
b) Fails to comply with informal or formal requests to meet minimum legal requirements of relevant
legislation or commits offences.
c) Fails to submit a valid licence application or meets licensing standards and requirements.
d) Places tenants in overcrowded accommodation.
e) Their activities result in the need for us to work proactively to meet our enforcement objectives.

Other
a) To support the Council’s published corporate strategies and policies such as the joint strategic
needs assessment or homelessness strategy.

Licensing of Private Rented Sector Properties
Mandatory HMO Licensing
On the 1 October 2018 the Government changed the definition of the type of HMO that must be licensed
regardless of where you are in the country (mandatory licensing). The definition is as follows:
HMOs occupied by 5 or more people in 2 or more households, where householders lack or share basic
amenities, which is:


A building



A converted flat

17 From 1st April 2018 private rented property (new lets and tenancy renewals) cannot lawfully be rented with an EPC rating of less than
‘E’.

18

Such persons may also be referred to as “rogue” landlords or agents as per the oxford English dictionary definition of a rogue being “a

dishonest unprincipled person”
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Purpose built flats (with up to 2 flats in the block, and any of which are occupied as an HMO)

The Licensing of Houses in Multiple Occupation (Prescribed Description) (England) Order 2018

brought these changes into

force.

Discretionary Licensing
Local Authorities have the discretion to bring into force licensing of residential accommodation as defined in
parts 2 and 3 of the Housing Act 2004. Adopting these provisions allows local authorities to require landlords of
some privately rented properties to apply for a licence.
There are two types of discretionary licence schemes:


Additional HMO licensing may be appropriate where a large number of HMOs in an area are not being
managed effectively and are causing particular issues for the people who live in these properties or
residents in the area.



Selective licensing may be appropriate where there are issues with low housing demand, anti-social
behaviour, high levels of migration, poor property standards, high levels of crime or high levels of deprivation
(or a combination of these) in certain areas and where some or all of the responsible persons in that area
are generally failing to act to address the issues.

Tacit Consent
Tacit consent applies to both HMO and selective licensing. This means that if the Council goes over its selfimposed time limit for processing licensing applications (it is possible to extend this time limit once in
exceptional circumstances) the applicant can operate the licensable property as though licensed
unconditionally.
If the Council has not decided an application for a property licence (HMO or Selective) in 52 weeks from receipt
of a full and complete application (application and accompanying required documentation) and initial payment,
the property will be able to be operated as though the Council has granted the licence unconditionally. In
exceptional circumstances the Council may extend this period once. The applicant will be notified of the reason
and time period of the extension if an extension is granted by the Head of Private Sector Housing. In any
circumstance an extension cannot be longer than 12-weeks from the expiry of the initial 52-week period.

Operating an Unlicensed Property
The Council employs resources to find unlicensed properties and where identified may apply an enhanced
application fee to cover the additional costs incurred in having to find the unlicensed property.
If a landlord cooperates with the Council an informal approach will be adopted so long as a valid application with
the appropriate fee is subsequently made within a reasonable time scale. The time scale may vary depending
on circumstance but will be not be less than 10 working days. Consideration will be given to any representations
regarding exceptional circumstances that may have resulted in the application not having been made. In other
circumstances, the Council will investigate and if appropriate consider taking formal action, such as prosecution,
applying for a Rent Repayment Order, issuing a Civil Penalty, etc.
The Council may provide tenants with information and advice on how and when they can claim back the rent
they paid whilst the property was unlicensed through the application of a Rent Repayment Order.
Tenants of an unlicensed property cannot be issued with a section 21 Housing Act 1988 eviction notice whilst
the property remains unlicensed.

Licence Fees
The Council applies fees for licensing of private rented property. Fees cover the administration and
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enforcement of the schemes and are subject, at least, to an annual review.
Discounts may apply in certain circumstances. Please check the current fee structure to see what discounts are
available. Licence and other service fees | Lambeth Council

Other Charges
The Council offers chargeable services, such as a charge for carrying out an inspection of a proposed home to
support a person immigration application to the UK.
Services and charges can be withdrawn (temporarily of permanently) or other chargeable services introduced.
Please check the fees and charges structure for current information - Licence and other service fees | Lambeth
Council

Licence Fee Refunds
We will give you a refund if:


There is a duplicate application



The application was made in relation to an exempted property

Please note: if a refund is agreed, the Council will only refund to the original payee by the same method of
payment used i.e. via original credit card used etc.
We will not give you a refund if:


The application is refused



The initial fee (first payment) is non-refundable once application is submitted - or if the property is
sold or the property ceases to be let



The application is withdrawn



A Prohibition Order is made against the property



The licence is revoked

Licence Renewal
To assist existing licence holders, the Council will send a reminder to the licence holder approximately 3 months
before the expiry of the licence. The Council is not obliged to do this and its failure to do so does not provide the
licence holder with an excuse not to make a valid re-application. Failure to renew a licence within 1 month of
the licence expiring will forfeit the right to relicense at the renewal fee rate. In addition, formal action will be
considered, which may include, prosecution, applying for a Rent Repayment Order or issuing a Civil Penalty.
The Council may provide tenants with information and advice on how and when they can claim back the rent
they paid whilst the property was unlicensed through the application of a Rent Repayment Order.
Tenants of an unlicensed property cannot be issued with a section 21 Housing Act 1988 eviction notice whilst
the property remains unlicensed.

Duration of Licenses
Licences will normally be granted for the full five-year period (where it is a mandatory licence). The length of the
licence may be shorter where any of the following apply:
a. History of the applicant or the property. For example (not exhaustive):
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i. Repeated and sustained complaints from tenants and/or neighbours, where the licence holder could
have acted but hasn’t. This could relate to management, ASB, noise, etc.
ii. Repeated need for enforcement action to rectify issues.
iii. A failure to deal with inadequate waste arrangements, following intervention.
iv. History of tenant harassment and alleged attempts at illegal eviction.
b. Significant issues arising from the inspection (if any), For example:
i. Management issues that significantly impact the health and/or safety of the tenants.
ii. Category 1 hazards (other than fire) that require the instigation of the enforcement process.
c. Major works required. For example (not exhaustive):
i. Missing a high graded AFD system.
ii. A complete lack of compartmentalisation to the common parts, i.e. fire doors, walls, ceilings,
cupboards, etc.
iii. The need to add or relocate bathrooms, WCs, kitchens, etc.
iv. A full re-wire.
v. Complete window replacement.

vi. The installation of a whole house heating system.
vii. Extensive damp proofing.
d. Planning permission needed for HMO use or planning permission refused and the applicant needs
to regularise the use of the property, i.e. bring it back into single household use.
e. Mortgage company refusing to finance the rental use or querying existing mortgage conditions.
f. The Council are the freeholder and are refusing to give permission for HMO use, to enable the
applicant to regularise the use of the property, i.e. bring it back into single household use.
g. To remove any advantage gained over those licence holders who applied at the appropriate time,
i.e where someone has been operating an licensable HMO without a licence for a period of time
then the licence issued will account for this time difference and the recipient will receive a licence
with an expiry date that reflects the time the HMO has actually been operating without a licence.
h. Where a scheme is time limited by law.
Following the expiry of a licence a new application and fee will be required.

Fit and Proper Person Policy
In granting a licence the Council must be satisfied that the proposed licence holder, manager and any person
involved in the management of the property are fit and proper persons. We will have regard to relevant guidance
and the legislative requirements in applying the ‘fit and proper’ test.
A person’s ‘fit and proper’ status may be reviewed at any time. Removal of the status may lead to a refusal
and/or revocation of licence(s).
The criteria (not an exhaustive list and each case will be considered on its merits) considered when assessing a
persons or an organisations ability to be a licence holder or manager are as follows:
1. Whether there is a conviction of any criminal offence including, where relevant, any spent convictions
excepted under the Rehabilitation of Offenders Act 1974 (Exceptions) Order 1975. Particular consideration
will be given to offences of dishonesty, fraud, violence, harassment, drug trafficking, human trafficking,
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money laundering or offences of a sexual nature or of offences relating to child exploitation or abuse,
whether or not these offences were in the United Kingdom, and Housing Act 2004 offences or any breaches
of provisions of housing or landlord and tenant law.
2. Whether there are current relevant criminal proceedings.
3. Whether the party has been subject to any adverse finding or any settlement in civil proceedings.
4. Whether the party has practiced unlawful discrimination on the grounds of sex, colour, race, ethnic or
national origin, disability, sexual orientation or religious belief in connection with carrying out business.
5. Whether a spouse, business associate or controlling partner in the business, director of the company or any
person with a controlling interest in the business has been convicted of any criminal offence including, where
relevant, any spent convictions excepted under the Rehabilitation of Offenders Act 1974 (Exceptions) Order
1975. Particular consideration will be given to offences of dishonesty, fraud, violence, drug trafficking, human
trafficking, money laundering or offences of a sexual nature or of offences relating to child exploitation or
abuse, whether or not these offences were in the United Kingdom, and Housing Act 2004 offences or any
breaches of provisions of housing or landlord and tenant law.
6. Whether a spouse, business associate or controlling partner in the business, director of the company or any
person with a controlling interest in the business is currently the subject of any criminal proceedings.
7. Whether a spouse, business associate or controlling partner in the business, director of the company or any
person with a controlling interest in the business has been subject to any adverse finding or any settlement
in civil proceedings.
8. Whether a spouse, business associate or controlling partner in the business, director of the company or any
person with a controlling interest in the business has practiced unlawful discrimination on the grounds of
sex, colour, race, ethnic or national origin, disability, sexual orientation or religious belief in connection with
carrying out business.
9. Other convictions/enforcement action relating to:
Environmental Health convictions
Financial Penalty issued
Rent Repayment Order made
Banning Order made
Inclusion on the National Rogue Landlord or Property Agent Database or the Greater London
Assembly Rogue Landlord or Agent Checker
f. Convictions for Illegal eviction/harassment
g. Environmental Health - Enforcement Action, e.g. the making of Prohibition Order, failing to comply
with an Improvement Notice, etc.
h. Waste Enforcement
i. ASB Enforcement
j. Planning Enforcement
a.
b.
c.
d.
e.

10. Whether a person residing abroad can effectively manage the property or has in place a UK based
Manager/Licence Holder that can properly manage the property, which includes access to funds to carry out
management, repairs, maintenance and deal with emergencies, etc. and agrees to be bound by the licence
conditions.
11. Whether a person is in prison for a term of more than 2 months.
12. Type of property being licensed.
13. Size of the property being licensed.
14. The level of risk to health and/or safety associated with the property.
Appropriate investigations will be undertaken to establish the fit and proper status of an individual or the
directors of a company or the partners of a partnership.
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Licence Conditions
All licences will carry conditions. Some conditions are set out in statute and must be included in a licence and
the Housing Act 2004 allows the Council to also impose discretionary conditions against a licence. The
conditions imposed (other than the mandatory conditions) can be omitted or amended depending on the
circumstances and where necessary specific conditions added to a licence relating directly to the property in
question.
Where a discretionary scheme has been introduced for specific issues, e.g. a prevalence of ASB incidences
associated with the PRS then that scheme will have licence conditions that specifically meet the needs of that
scheme.
Changes to these conditions are subject to the approval of the Head of Private Sector Housing Services (or their
nominee).
All conditions are subject to consultation and where necessary appeal to the First Tier Tribunal as part of the
licensing process.
Breaching any licence condition is an offence, which carries an unlimited fine or the imposition of a Civil Penalty
of up to £30,000 for each breach. In most cases the Council will inform the licence holder and manager of the
breaches of the conditions informally giving a reasonable time to remedy the defects (usually 10 working days).
If the informal process fails, then the Council will consider formal action.
The Council publishes the conditions here - Houses in multiple occupation (HMOs) | Lambeth Council

HMO Standards
The Housing Act 2004 allows the Council to adopt standards for HMOs. These cover issues such as types and
numbers of amenities (such as bathrooms and kitchens) different types of HMO should have, they cover
minimum room sizes for different types of room use, etc.
These apply to all HMOs and the Council expects operators of HMOs to adhere to these. Where an HMO is
licensed the licence will set out the levels of occupancy the HMO and its rooms can accommodate and where
necessary require works to bring the HMO to a level required by the adopted standards.
HMO Standards adopted by the Council are published here - Houses in multiple occupation (HMOs) | Lambeth
Council. Changes to these standards are subject to the approval of Head of Private Sector Housing Services
(or their nominee).

Variations and Revocations of a Licence
Variations
This is where a current licence is varied to effect a change to the licence, for instance, changing the number of
people that an HMO is licensed to accommodate. There are three types of variation:
I.

Minor Variations - The legislation allows the Council to put aside the formal route for dealing with
variations if the variation required is deemed immaterial. Examples of minor variations are:


Change of address for the licence holder, manager or other party.



Correcting a minor mistake in the licence, e.g. the spelling of a name, mislabelling, etc.



Change of title, e.g. from Miss to Mrs.



Change of maiden name to a married name.
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The list is not exhaustive and other matters might fit the criteria.
II.

Variations Agreed with the Licence Holder - The legislation allows the Council to put aside the formal
route for dealing with variations if the variation is agreed between the licence holder and the Council and
the Council deem that the variation does not need to be consulted on. Examples of variations that fall
within this category are:


Changing the Manager (only where the new Manager passes the fit and proper person assessment).



Adding facilities, e.g. a laundry room/area (that doesn’t affect the number of households and
persons).



Adding additional bathrooms or kitchens or facilities in existing bathrooms (that doesn’t affect the
number of households and persons).



Increased fire precautions, e.g. a sprinkler system, increased detection coverage, etc.

The list is not exhaustive and other matters might fit the criteria.
III.

Formal Variations – This is where the variation is consulted upon and formal notices, subject to appeal
are served. Examples of variations that fall within this category are:


Changing the Manager.



Adding facilities, e.g. a laundry (that affects the number of households and persons).



Adding additional bathrooms or kitchens or facilities in existing bathrooms and kitchens (that affects
the number of households and persons).



Changing room sizes.



Changing the number of households or persons.



Accommodating children.



Adding an extension/conversion that affects current occupants and/or affects the number of
households and persons.



HMO use for a specific demographic that may as a result require amended conditions, e.g. a wet
hostel.



A change in HMO type, e.g. from a shared to a room let.



A change in the type of applicable 257 licence, e.g. via the selling of a flat.

The list is not exhaustive and other matters might fit the criteria.
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A licence is not transferable. Therefore, any change in the actual licence holder has to be dealt with by way of a
new application from the new proposed licence holder.

Revocations
This is where a licence exists and a revocation is requested/considered necessary. There are three types of
revocation:
IV.

Revocations Agreed with the Licence Holder - The legislation allows the Council to put aside the formal
route for dealing with revocations if the revocation is agreed between the licence holder and the Council
and the Council deem that the revocation does not need to be consulted on.

The only time a revocation by agreement can be made is where there are no other interested parties that might
be affected or need to know about a revocation, i.e. only the licence holder is affected.
V.

Banning Order - Where a banning order relates to a licensed property then the Council is under a duty to
revoke the licence if either of the two criteria applies:

The local housing authority must revoke a licence if a banning order is made against the licence holder.
The local housing authority must revoke a licence if a banning order is made against a person who owns an
estate or interest in the house or part of it and is a lessor or licensor of the house or part.

VI.

The banning order does not have to be instigated by the Council but can come about from any
Borough’s area.
Formal Revocations – This is where the revocation is consulted upon and formal notices, subject to
appeal are served. A licence can be revoked, if any of the following apply:


Where the Council considers that the licence holder or any other person has committed a serious
breach of a condition of the licence or repeated breaches of such a condition.



Where the Council no longer considers that the licence holder is a fit and proper person to be the
licence holder.



Where the Council no longer consider that the management of the house is being carried on by
persons who are in each case fit and proper persons to be involved in its management.



Where the property to which the licence relates ceases to be licensable.



Where the authority considers at any time that, were the licence to expire at that time, they would, for
a particular reason relating to the structure of the property, refuse to grant a new licence to the
licence holder on similar terms in respect of it.



That the property is not reasonably suitable for the number of households or persons specified in the
licence as the maximum number authorised to occupy the house.

The death of a licence holder doesn’t require the licence to be revoked. Instead the following applies:


If the holder of the licence dies while the licence is in force, the licence ceases to be in force on date
of their death.



However, during the period of 3 months beginning with the date of the licence holder’s death, the
house is to be treated for the purposes as if on the date of death a temporary exemption notice had
been served in respect of the house.



If, at any time during the initial 3 month exemption period, the representatives (evidence of their
authority to be given) of the deceased licence holder request it the initial 3 months can be extended
by a further 3 months by way of issuing a temporary exemption notice.
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Management Regulations
HMO Management Regulations place requirements on landlords and managers of HMOs to maintain,
communicate and manage the HMOs they run. The Regulations also place requirements on occupiers of
HMOs to not obstruct or interfere with the management and maintenance of the HMO. There are two sets of
Regulations; The Management of Houses in Multiple Occupation (England) Regulations 2006 and the Licensing
and Management of Houses in Multiple Occupation (Additional Provisions) (England) Regulations 2007. Both
sets cover the same requirements but relate to different types of HMOs, the former traditional room rent or
shared HMOs (as defined under section 254 of the Housing Act 2004) and the latter covering HMOs that are
either older or poorly converted blocks of flats where a third or more of the flats are rented out (as defined under
section 257 of the Housing Act 2004). The Regulations cover:
a) Duty of manager to provide information to occupier.
b) Duty of manager to take safety measures.
c) Duty of manager to maintain water supply and drainage.
d) Duty of manager to supply and maintain gas and electricity.
e) Duty of manager to maintain common parts, fixtures, fittings and appliances.
f)

Duty of manager to maintain living accommodation.

g) Duty to provide waste disposal facilities.
h) Duties of occupiers of HMOs.
Breaching any of the Regulations is an offence, which carries an unlimited fine or the imposition of a Civil
Penalty of up to £30,000 for each breach. In most cases the Council will inform the landlord and/or manager of
the breaches of the regulations informally giving a reasonable time to remedy the defects (usually 10 working
days). If the informal process fails, then the Council will consider formal action.

Management Orders
These powers are contained in the Housing Act 2004 and may be used as a last resort where
a) All other attempts have failed,
b) There is no reasonable expectation of a licence being granted or
c) It is necessary to protect the health safety or welfare of occupiers, visitors or persons living in the area
or,
d) Anti-social behaviour is affecting other occupiers, visitors or persons living in the area.
The Council has plans in place to manage properties where a management order is made. These arrangements
can include external agencies.
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Overcrowding
The service will investigate requests for service received about overcrowded living conditions howsoever
received and take the appropriate action, which will also account for the impact on neighbours. The service will
liaise with the Council’s Housing Services where our actions are likely to lead to occupants moving out of their
accommodation. The service may advise persons living in overcrowded conditions that their health/safety is at
risk and not require them to move out if they do not wish to do so. The Council may require a responsible
person to reduce or limit the numbers of tenants when re-letting the property under a new tenancy after an
existing tenancy comes to a natural conclusion. Each case will be judged on its own merits.

Anti-Social Behaviour
Where complaints of anti-social behaviour are more appropriately dealt with by other services, such as the
Public Protection Services, these complaints will be referred to them. When making such a referral the service
requester will be informed of the team dealing with the matter and provided with the appropriate team contact
details.
Where we have legal powers to deal with anti-social behaviour, we will initially liaise with relevant organisations
such as academic institutions, landlords and their associates in addition to the above team to seek an informal
resolution. Where this approach fails to resolve the matter, formal action against the responsible person will be
considered (where possible).
Conditions attached to property licences may also deal directly with the Council’s expectations of how licence
holders and managers will deal with incidents of anti-social behaviour. This is dependant on the licensing
scheme a property falls under.

Public Health
The Council will investigate cases relating to the protection of public health, which include:
a) Private drainage and sewerage issues, e.g. blocked and broken sewers.
b) Nuisance issues between properties, e.g. damp ingress from a neighbouring property.
c) Pest and pest harbourage problems, e.g. infestations and accumulations that may attract pests.
d) Filthy and or/verminous premises, e.g. a home that has build-up of items that may represent a risk to
health.
e) Securing premises to protect public health.
A variety of legislation is employed to investigate and remedy these issues, which can include the service of
Notice and carrying out works in default. Where there is a blatant disregard for public health, criminal
proceedings may be instigated against the perpetrators.

Empty Properties
The Council will take action to ensure that privately owned empty dwellings in the borough are brought back into
use. Where owners are not willing or can’t engage with the Council we will use appropriate enforcement powers.
These include, but are not limited to:
Action to secure remedy to any defects affecting neighbouring properties or which may be considered to be a
nuisance or a danger to the public.

Action to secure an empty property from unauthorised access.


The clearance of overgrown outside spaces that may present harbourage to vermin.
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The removal of refuse.

The Council will consider the use of Enforced Sale or Compulsory Purchase Orders in appropriate cases to
facilitate bringing a property back into use.

Housing, Health and Safety Rating Scheme (HHSRS)
HHSRS is a risk-based assessment for defining the risk to health safety of occupants and visitors from 29
defined hazards, e.g. excess cold, damp and mould, falls, etc. in residential property. The hazard is assessed,
scored and banded between A to J.

Category 1 hazards
These are hazards that have been scored as representing a serious risk to health and/or safety. The Council
has a legal duty to act to deal with category 1 hazards (band A-C). It is committed to doing so, taking
appropriate action in accordance with this policy and the Public Protection, Assurance and Regulatory Services
Enforcement Policy.

Category 2 hazards
The Council has a discretionary power to address category 2 hazards (band D-J). These are hazards that
represent a significant risk health and/or safety.
Officers will exercise their professional judgement when proposing enforcement action against category 2
hazards. Officers will have regard to national guidance and the following locally authorised guidelines:
a) If the category 2 hazard is rated at band E or above (considering the national average for the type and
age of the property).
b) Where there are category 1 hazard(s) also present.
c) Where the category 2 hazard is progressive and will likely become a category 1 hazard unless
preventive action is taken.
d) Where there are targeted enforcement priorities, e.g. defined action areas or as part of a project to
address specific issues.
e) Where there are two or more category 2 hazards, which when considered together, amount to neglect of
the property or disregard for tenant’s health, safety or welfare.
f)

Where there is a track record or history of the responsible party disregarding previous enforcement
advice or action, there are previous convictions for relevant offences, or a relevant licence has been
refused. The Council has low confidence, based on evidence, that the responsible party will take the
appropriate action without enforcement action being taken.

Enforcement Action
General Information
All officers will be fully trained, competent and authorised by the Council. An authorised officer will carry an
identity card and, where appropriate, a warrant card. The identity card shows a photograph of the officer and
their job title. The warrant card shows the officers name, job title and lists the legislation under which the officer
is empowered, which includes powers of entry.
We will use all available powers to meet the enforcement objectives within this policy. These powers include
powers of entry, production of documents, requirement to produce information about a person’s identity and
interest in property/land and the power to require certificates regarding gas or electrical safety. We will have
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regard to any relevant government guidance when carrying out our enforcement activity.
We will have regard to other legal requirements that might apply to our actions for example the Human Rights
Act 1998, Data Protection legislation, Regulation of Investigative Powers Act 2000, Criminal Procedure and
Investigations Act 1996 and codes of practice made under the Police and Criminal Evidence act 1984, etc.

Tenants of Not-for-Profit Social Landlords (Registered Providers)
The Council recognise that social tenants of not-for-profit Registered Providers (RPs) have in place greater
protections than tenants of private landlords. Registered Providers are regulated by the Regulator of Social
Housing. RP’s will have in place complaints processes a social tenant can follow where they believe the
conditions of their homes are unsatisfactory. Where a social tenant doesn’t believe their RP has responded
correctly or reasonably to their complaint of disrepair, they have further recourse to the Housing Ombudsman,
who provide a dispute resolution service.
Therefore, the Council will expect social tenants to have exhausted the complaints process with their RP and
then the Housing Ombudsman before the Council will consider requests for service (in relation to sub-standard
conditions of their homes) from social tenants. This allows the Council to target its limited resources in tackling
private rogue landlord behaviour.
Exceptions to this policy:


Where the issue presented by the social tenant presents an imminent risk to health and safety of the
tenant or members of the public.



Other unforeseen circumstances shall be considered on their own merits by the Head of Regulatory
Services.

Leaseholder and Freeholder Disputes.
This section relates matters where a building compromises a freehold interest (an owner of the shell of the
building) as well as one or more leasehold interests (a limited time owner of self-contained element of that
building, e.g. a flat, commercial unit, storage unit, etc.). A leaseholder term is usually 21 years or more.
Leaseholders may find themselves in a situation where they are aggrieved by an action or the lack of action of a
freeholder, for example the maintenance of a communal system like a central heating system.
The Council has powers to intervene to require freeholders to maintain and repair common parts. However,
there is an expectation of leaseholders to first exhaust the civil processes available to them before approaching
the Council for assistance. This is because the law recognises this relationship and provides avenues to
leaseholders to address matters. Government advice is accessible here - Leasehold property - GOV.UK
(www.gov.uk)
In the first instance the Council encourages leaseholders to obtain advice from the Leasehold Advisory Service
(LEASE) - The Leasehold Advisory Service (lease-advice.org) which is a government funded organisation
specifically established to provide expert advice on freehold and leasehold matters.
The First-Tier Tribunal (Property Chamber - Residential Property) deals with leasehold/freehold disputes on the
following matters:


Service or administration charges



The cost of building insurance



Appointment of a manager
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Right to Manage



Breach of a lease



Varying a lease



Recognising a tenants’ association



Buying the freehold



Extending the lease

Particular attention is drawn to the leaseholder ability to establish a Right To Manage Company where they
believe that the freeholder is not satisfactorily managing the freehold interest - Leasehold property: Right to
Manage and management disputes - GOV.UK (www.gov.uk)
Once these avenues have been exhausted without resolution will be the Council be able to step in and assist.
This is however limited to the Council assisting with the maintenance and/or repair of housing standards in the
common areas under the control of freeholder.
Exceptions to this policy:

Where the issue presented by the leaseholder presents an imminent risk to health and safety of the
tenant or members of the public.


Where the issue presented by the leaseholder relates to a defect to their flat caused by another
leasehold interest or the freehold interest, e.g. a water leak.



Where the issue relates to potentially dangerous exterior cladding impacting the fire safety on
residential blocks of flats. Where this is the case the Council will risk assess the block in question
and will target its limited resources on the highest risk blocks first.



Other unforeseen circumstances shall be considered on their own merits by the Head of Regulatory
Services.

Council Tenants.
The PSH service have no formal powers to deal with Council-owned dwellings. Complaints relating to the
Council’s own stock are redirected to the appropriate Housing Management Team. We will investigate
complaints relating to conditions in former Council–owned properties that have been sold.
Council tenants are advised to contact their area Housing Office directly.

Charging for Enforcement Action
The Housing Act 2004 allows the Council to make a reasonable charge to recover administrative and other
expenses for taking certain enforcement action. Other legislation also allows us to recover costs covering
officers’ time and expenses accrued when determining works necessary in the case of works in default.
The service will recover all costs and fees when formal action is taken when we think it is reasonable to expect
the responsible person to pay these in the circumstances. Fees and charges are agreed by Full Council on an
annual basis and published on the website.

Types of Enforcement
The information in the divisional Public Protection, Assurance and Regulatory Services Enforcement Policy
describes the range of enforcement action available to the service and the approach we take to deciding which
of those is the most appropriate. The information below is provided to supplement this policy and describe some
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situations where particular action might be taken.
The Council may make recommendations which are above the legal minimum requirements. Where this is
done, these will be clearly stated to avoid confusion.
Where the PSH Services are unable to resolve a matter, we will endeavour to advise if there are other avenues
open to persons to resolve issues themselves or refer to another appropriate regulator or advice service.

No Action
There may be occasions where an investigating officer cannot substantiate the complaint. When this arises, the
Council will not take any further action.
We may decide not to provide a service or to cease providing a service where:


the tenant(s) are, shortly to move out of the property by their own choice.



the tenant(s) unreasonably refuse access to the landlord, managing agent or landlord’s builder, in
order for works to be carried out,



the tenant(s) have, in the opinion of the Council, clearly caused the damage to the property they
are complaining about, and there are no other items of disrepair,



the only reason for contacting the PSH is to secure rehousing,



the tenant(s) have failed to keep an appointment and not responded to a follow up letter,



where the tenant unreasonably refuses to provide the Council with relevant documentation, e.g. a
tenancy agreement or notice seeking possession, and/or



the tenant(s) have been aggressive, threatening, verbally or physically abusive or shown racist
behaviour towards officers.

It might also be appropriate that no action is taken, in the following circumstances:


When the health and safety risk is sufficiently low enough.



Where there are extenuating circumstances regarding the person against whom action would be
taken.



Taking formal action would be disproportionate or inappropriate in the circumstances of the case.

Informal Action
The Council’s preferred approach to enforcement of the private rented housing is to take formal action where
hazards are identified as set out in this policy. In all other matters an informal approach will be taken initially to
help business achieve the standards required. However, where this approach fails, where there is a history of
non-compliance or where it is necessary to protect the health safety and welfare of people or the environment
the service will take formal enforcement action in line with statute.
Informal action can take the form of verbal requests, letters or emails or schedules of work. It will be made clear
that formal action could follow where there is a failure to respond to informal requests to carry out works to meet
legal requirements. When formal action is taken in the first instance, without preceding informal action, they will
inform the owner, landlord, agent or other appropriate person of this decision and their reasons for doing so.

The Relationship between Enforcement and the Deregulation Act 2015
Responsible landlords would not use section 21 eviction (known as ‘no fault evictions’) proceedings to evict

Page 192 of 217

tenant(s) because the tenants have reported disrepair. Where this does happen, it is known as a retaliatory
eviction. The government has put in place a method by which tenants should deal with issues of
disrepair/improvements that is aimed at stopping retaliatory evictions. This is covered under the Deregulation
Act 2015. The process is simplified below.
What should happen:


The tenant(s) set out the issues in writing



The landlord has 14 days in which to respond to the tenant(s)



Agreed, reasonable, works carried out by the landlord

When it doesn’t happen this way


Where a landlord fails to engage with the tenant(s) or fails to undertake reasonable works, then
the Council will step in and take enforcement action. Where action is taken the landlord cannot
issue section 21 eviction notice.

Where tenants have complied with the requirements of the Deregulation Act 2015 (the Council request they do
so before making requests for service) then the Council will forego any informal action and proceed directly to
formal enforcement action to prevent the possibility of a retaliatory eviction.

Formal Action
Where the circumstances of the case justify it, officers are expected to take a formal approach. Formal action
will also be taken where compliance with a statutory requirement has not been achieved by informal action.
Circumstances where it is appropriate to take formal action include the following (this is not an exhaustive list
and each case is considered on its own merits):
a) There is an actionable risk to health and safety such as:
•

No heating in cold weather.

•

No hot water to wash and prepare food safely.

•

Exposed electrical wiring which people are likely to encounter.

•

Gas leak or risk of fire.

•

Raw sewage surcharging into a neighbour’s property.

b) A responsible person fails to carry out works requested informally.
c) There is a history of failure to meet requests to carry out legally required works.
d) There is a history of a failure to manage a property to meet legal requirements.
e) There is a record of criminal convictions for housing related offence(s) in the last five years or a simple
caution has been issued in the last two years.
f)

It is necessary to safeguard and protect health and safety in the future.

There are several options for formal action. The decision as to which is the most appropriate depends on the
circumstances of each case, the relevant legislation and the risk to health and safety. The options are as set out
below:
Service of formal notices or orders
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These are served/made in accordance with the requirements of the relevant legislation. The associated
paperwork will set out:


reason this action is being taken,



timescale for completion of any works (where required),



works that are required,



representations that may be made,



relevant appeal periods,



details of any charges, and



consequences of non-compliance.

The Council has the power to suspend Improvement Notices and Prohibition Orders under part 1 of the Housing
Act 2004. Suspension would be considered on a case-by-case basis and where the circumstances of the
current occupiers were such that other options were not practical.
Emergency action
In some emergency situations enforcement action will be taken that will involve carrying out work without the
prior need to serve legal notice. Examples are:


Where there is an imminent risk of serious harm to the health or safety of occupiers or others
(Emergency Remedial Action under the Housing Act 2004).



Where there is an immediate need to secure a building against unauthorised entry or to prevent it
becoming a danger to public health (subject to the provisions of the local Government
(Miscellaneous Provisions) Act 1982).

In circumstances where works would be inappropriate, disproportionate or impossible to remedy the emergency
situation an Emergency Prohibition Order (Housing Act 2004) will be made, which will prohibit or restrict part or
all the property from use or certain uses by any of a defined category of person, e.g. a child, etc.
In all cases, where the legislation allows the Council will seek to recover the cost of the work and the
administration and officer costs associated with the action.
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Prosecution
Where the Council recommends a case for legal proceedings (prosecution), it will be considered in accordance
with the Regulatory Services Enforcement Policy and the Council’s adopted Enforcement Policy (2007). The
Head of Regulatory Services considers whether a case has been investigated sufficiently to ensure it meets
evidential and public interest tests set out in the Code for Crown Prosecutors and whether any statutory
defences are available to the person(s) under investigation. Cases are referred to the Council’s legal services
for legal court proceedings to start. Each case will also be considered for investigation and action under the
Proceeds of Crime Act 2002.
Cautions
Simple Caution
The service may offer a Simple Caution as an alternative to prosecution where someone has:


admitted to an offence,



where it is their first offence, and



they have as far as practicable assisted officers in remedying the situation that led to the offence.

Relevant examples include applying for a licence as soon as the person is made aware one is required, or
quickly complying with the requirements of an expired legal notice.
Conditional Caution
Conditional Cautions are another alternative to prosecution and may be offered for some less serious offences
where there is sufficient evidence to justify prosecution and the person admits the offence, agrees to accept a
conditional caution voluntarily, including the conditions attached to it.
If the conditions are complied with or completed within the timescales determined, the case is finalised and
there is no prosecution. If, however, the conditions are not complied with, a prosecution may follow.
Conditional cautions shall be issued in accordance with Ministry of Justice guidelines.
Cautions are issued by the Head of Regulatory Services for private housing matters as an alternative to
prosecution. Before a Caution can be given, the following will be established:


The views of the victim about the offence (normally the occupiers),



The nature and extent of any harm or loss, and its significance, relative to the victim's circumstances,



Whether the offender has made any form of reparation or paid compensation

Work in default
This is where the Council has legally required a person to do works but they have failed to do so. The Council
can carry out all or some of the required works. The powers are provided for in the specific legislation being
used in the case.
In most cases a responsible person will be given notice of the intention to carry out works in their default. Once
works have started it is an offence for that person to obstruct officers or their appointed contractors. The
complete cost of the works and all administrative and other costs will be recovered in accordance with the
relevant statutory provisions. The Council will also consider prosecution or the imposition of a Civil Penalty for
any failure to act in addition to carrying out works in default to resolve the matter.
Where works in default have been carried out, the Council may register this as a Financial Local Land Charge.
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The Council will then seek to use the enforced sale procedure under the Law and Property Act 1925 to recover
payment. This allows the Council to force the sale of their property in order to recover its costs. A court order is
not necessary.
This is a discretionary power and in all cases the Council’s ability to use it is dependent on sufficient financial
resources being available. We will approach each case on its merits.
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Rent Repayment Orders
The Housing and Planning Act 2016 revised the powers available for applying for a Rent Repayment Order
(RRO). An RRO requires a landlord to repay a specified amount of rent (up to 12 months) in certain
circumstances.
The Council can make an application to the First Tier Tribunal (FTT) for an RRO to recover benefit payments
related to housing, where the landlord has:


Failed to comply with an Improvement Notice under the Housing Act 2004.



Failed to licence a property requiring a licence under the Housing Act 2004.



Failed to comply with a Prohibition Order under the Housing Act 2004.



Breached a Banning Order under the Housing and Planning Act 2016.



Used violence to secure entry to premises under the Criminal Law Act 1977.



Illegally evicted or harassed occupiers under the Protection of Eviction Act 1977.

The Council will consider making an application for an RRO when making investigations into the above
offences. An application to the FTT for an RRO can be made if a conviction has been secured or a Civil Penalty
issued or where there is no prior conviction.
Where there is a prior conviction or a Civil Penalty has been issued (where there is no prospect of appeal), the
full amount of rent (up to a maximum of 12 months) will be applied for and FTT is compelled by law to make an
Order for that amount (as long as it has been correctly calculated).
Where a conviction hasn’t been secured the FTT will determine whether the Council has met the criminal
standard in relation to the relevant offence. The Council will have regard to the statutory guidance and consider
the following before deciding to make an application:


Punishment of the offender – the Council will consider if making an application for an RRO will
have a real economic impact on the offender. Where this is unlikely, i.e. where the amount of rent
paid over the preceding 12 months is minimal and doesn’t reflect the severity of the offence, the
Council will consider prosecution or the issue of a Civil Penalty (where it can do so) as well as
applying for an RRO.



Deter the offender from repeating the offence and dissuade others from committing similar
offences – The Council will consider whether the impact from making an application for an RRO in
any case will be of such a financial impact and whether the wide publication of a successful
application for an RRO will be of such an impact as to dissuade and deter the offender and others
from repeating the behaviour or, in the case of others, committing similar offences. Where this is
unlikely the Council will consider prosecution or the issue of a Civil Penalty (where it can do so) as
well as applying for an RRO.



Remove any financial benefit the offender may have gained as a result of committing the
offence – The Council will only consider making an application for an RRO where the impact of such
an order will reflect the benefit the landlord has gained from not complying with the responsibilities,
e.g. where the landlord has not carried out necessary works to improve the standards in their
property and the effect of recovering up to 12 months’ rent will sufficiently reflect the costs of those
works. Where it is unlikely that the amount recoverable is sufficient to mitigate the benefit, the
Council will consider prosecution or the issue of a Civil Penalty (where it can do so) as well as
applying for an RRO.

Before making an application, the Council will serve on the relevant person a Notice of its intentions to make an
application, which will state the reasons for doing so. This will cover the above issues (where a conviction hasn’t
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already been secured), the amount being sought and invite the relevant person to make representations within
the statutory time limit. The Council will consider any representations before making an application to the FTT.
A tenant of a property, where a relevant offence has been committed by their landlord, can also make an
application to the FTT for an RRO. The Council will inform tenants of this right and will assist tenants in making
their applications.
Failure to pay the amount required by an RRO will result in the Council pursuing recovery of the debt through
the county court.
Civil and Financial Penalties
The Smoke and Carbon Monoxide Alarm (England) Regulations 2015, The Electrical Safety Standards in the
Private Rented Sector (England) Regulations 2020, the Housing Act 2004 (as amended by the Housing and
Planning Act 2016) and the Housing and Planning Act 2016 enables enforcement by the imposition of a
Civil/Financial Penalty.
Failure to comply with the Smoke and Carbon Monoxide Alarm (England) Regulations 2015 will result in the
Council carrying out the works necessary to install appropriate smoke and/or carbon monoxide detection and
issuing a Civil Penalty of up to £5,000.
Failure to comply with the Electrical Safety Standards in the Private Rented Sector (England) Regulations 2020
will result in the Council serving a Remedial Notice. Where there are urgent repairs required the Council may
undertake Urgent Remedial Action. The Council may also issue a financial penalty of up to £30,000 where a
landlord is in breach of the any of the duties set out in these regulations.
The Council may impose a Civil Penalty, as an alternative to prosecution, of up to a maximum of £30,000 in
respect of the following offences:


Failure to comply with an Improvement Notice (Housing Act 2004).
o

Note. Where a Civil Penalty has been issued and the recipient of the Improvement Notice
continues to not comply, the Notice will be revoked, and a further Improvement Notice served.



Failure to licence or other licensing offences relating to HMOs (Housing Act 2004), which applies to both
mandatory and additional HMO Licensing Schemes.



Failure to comply with an Overcrowding Notice (Housing Act 2004).



Failure to comply with a regulation in respect of an HMO (Housing Act 2004).



Breaching a Banning Order (Housing and Planning Act 2016).

Failure to pay a Civil Penalty will result in the Council pursuing recovery of the debt through the county court.
Appendix one sets the Councils statement of principles for the issuing of civil penalties.

Homelessness Prevention
The Council has powers to investigating and prosecute offences of illegal eviction, harassment and
offences committed by letting or management agent under the Protection from Eviction Act 1977.
An illegal eviction is where a landlord evicts a residential occupier without following the correct
procedure. Most occupiers are entitled to notice and a court order before they have to leave. The
Deregulation Act 2015 has introduced a number of requirements on landlords of private tenants,
including the requirement to provide an energy performance certificate, Gas Safety certificate, and a
copy of the ‘How to Rent’ guide before a tenancy starts.
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Failing to do so means that they would not be able to evict using a section 21 notice, the so called “no
fault” eviction procedure. The Deregulation Act 2015 also provides protection for tenants who make a
legitimate complaint to their landlord about the condition of their property and, in response, instead of
making the repair, their landlord serves them with an eviction notice.
The Council has strengthened the advice provided to all those who approach us who are threatened
with homelessness as part of our new responsibilities under Part IV of the Homelessness Prevention
Act 2018. We will always take appropriate action to prevent homelessness where landlords have not
followed the correct procedures or attempt a retaliatory eviction.
Harassment is where a landlord tries to make a residential occupier leave. This could be an act or
threats of violence or withdrawing services.
Publicising Offences
Verdicts and sentences are given in open court and are a matter of public record. The Council will publicise
sentences following prosecution on a case-by-case basis and in line with the Justice Department’s guidance.
The guidance has a presumption in favour of publicising outcomes of criminal cases and basic personal
information about convicted offenders to reassure the public, increase trust and confidence or improve the
effectiveness in the justice system and discourage offending or re-offending.
Media coverage will normally be sought in the following circumstances:




Where the offence is widespread in the area and coverage will assist in securing compliance by
others; to draw attention to particularly serious hazards.
The offence is serious and/or was committed wilfully and the Council wishes to draw attention to their
willingness to deal with offenders. Coverage is otherwise in the public interest.
Where it is considered that publicity will have the desire effect by promoting compliance with
enforcement standards.

Details of successful prosecution cases brought by the Council and in some circumstances financial penalties
will be entered onto relevant public databases.

Other Miscellaneous

Right to information
There are a number of potential offences under the Landlord and Tenant Acts relating to the provision
of information and rights of leaseholders. Due to resource constraints the Council does not currently
investigate complaints concerning a breach of these offences.

Giving evidence in private court cases
Officers are sometimes asked to give evidence on behalf of one of the parties in a private action. In
order to prevent the appearance of the Council taking sides in such disputes, officers will usually only
attend court in response to a witness summons. The exception to this is assistance to tenants applying
for Rent Repayment Orders.
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Protocols
The following protocols have been developed to help clarify how the service will work with other partners,
organisations or services in relation to private housing. These may be added to or amended over time.
Fire Safety enforcement protocol with London Fire and Emergency Planning Authority (LFEPA)
The protocol sets out how both the Council and LFEPA will take enforcement action in relation to fire safety in
properties where there is an overlap between each organisation’s duties and powers.
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Partners
The Council works with a wide range of partners and stakeholders including private sector landlords and their
representatives such as the National Residential Landlords Association, resident’s groups, other Council
services, other regulators such as LFEPA, Immigration Enforcement Service, HMRC and neighbouring local
authorities. We value the partners we work with and will engage with them in relation to enforcement activity and
procedures.
Appeals and Complaints Procedure
The Public Protection, Assurance and Regulatory Enforcement Policy, this policy and the guidance referred to,
are relevant documents we will consider when reviewing complaints in relation to our enforcement activity.
There will also be further guidance that will be considered in relation to any service complaint that is not
specifically mentioned here.
We will inform all persons who are the subject of formal enforcement action of their right of appeal. This right will
vary depending on the legislation used.
Where a person is aggrieved by the imposition of enforcement action by the Council, then the Council expects
that person to utilise the legislative provisions set out for appealing that imposition rather than the Council’s
complaints procedure, which if used, may result in the person denying themselves their ability to appeal as most
appeal provisions impose a statutory time limit.
The Council’s complaints procedure is available for complaints relating to the application of this policy or against
the conduct of officers or the service.

Feedback
We welcome feedback about your experience of dealing with us.
The Private Sector Housing Service
London Borough Lambeth
PO Box 734 Winchester
SO23 5DG
Email: PSE@lambeth.gov.uk
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Glossary
Registered Providers – A term used to describe an organisation registered with the Regulator of Social
Housing that provides social housing.
Housing Ombudsman – an organisation set up under law to provide a resolution service over disputes
between social tenants and their RP.
Landlord - is anyone who rents out a property they own under a lease or a licence that is shorter than seven
years.
Letting agent – is a person/organisation who engages in letting agency work (whether or not that person
engages in other work). Includes work in seeking to find another person to whom to let housing, or a person
seeking to find housing to rent and the management of that property.
Housing, health and safety rating system (HHSRS) - a risk-based assessment for defining the risk to health
safety of occupants and visitors from 29 defined hazards, e.g. excess cold, damp and mould, falls, etc. in
residential property. The hazard is assessed, scored and banded between A to J.
Local Housing Allowance (LHA) this is the means tested benefit specifically relating to housing and replaced
‘housing benefit’ within the PRS.
Anti-Social Behaviour (ASB) - for discretionary licensing schemes affecting housing, this is conduct on the
part of people living in, or visiting, residential premises a) which causes nuisance or annoyance to other people
living in, or visiting, or otherwise engaged in lawful activities near the property, or b) which involves or is likely to
involve the use of such premises for illegal purposes.
Fit and Proper Test - a legislatively defined test (section 66 of the Housing Act 2004 http://www.legislation.gov.uk/ukpga/2004/34/section/66) test of a license’s holder and any nominated
manager’s professional standards of conduct. Note. The Housing and Planning Act 2016 is due to amend these
provisions, introducing further criteria and the Government are currently consulting on whether to make it a
requirement on anyone proposing to hold a licence or be nominated as a manager to submit a criminal record
check as part of the licence application process.
Shared house - a house rented by a group of unrelated people, typically students or young professionals, who
live in it under one tenancy agreement and share its facilities but have their own bedrooms. Usually, if one of
them leaves the remainder find someone to take his or her place.
Warrant – an authorisation given by a Justice of Peace to allow authorised officers to enter a property (by force
if necessary) for defined purposes.
Enforced sale – a power that allows the Council to recover debts registered against the title of a property by
forcing its sale.
Compulsory purchase – a power that allows the Council to purchase a property/land without the consent of
the owner. There are various legislative powers that allow compulsory purchase in given circumstances.
Rent to Rent - a term used to describe a situation where a landlord lets to a tenant and the head tenant then
sub-lets to their own tenants, often creating an HMO. The head tenant may or may not reside in the property
and the landlord may or may not be aware of the sub-letting.
Injunctions - a judicial order restraining a person from beginning or continuing an action threatening or invading
the legal right of another or compelling a person to carry out a certain act, e.g. to make restitution to an injured
party.
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Appendix 1 - Statement of Principles for the Issuing of Civil and Financial Penalties
1.

Purpose

This statement sets out the principles that the Council will apply when considering the imposition of civil
penalties under the following statutes:
I.

The Smoke and Carbon Monoxide Alarm (England) Regulations 2015.

II.

The Electrical Safety Standards in the Private Rented Sector (England) Regulations 2020

III.

The Housing Act 2004 (as amended by the Housing and Planning Act 2016).

IV.

The Housing and Planning Act 2016.

The Government has issued statutory and non-statutory guidance, which the Council will consider when
deciding whether to issue civil/financial penalties.
2.

Overarching Principles for Issuing a Civil/Financial Penalty

These principles are:
I.

To lower or remove the risk to tenant’s/occupant’s health and safety.

II.

To remove financial gain or benefit from non-compliance.

III.

To protect the interests of the public.

IV.

To penalise the perpetrator for the offence(s).

V.

To change the behaviour of the perpetrator and to prevent future non-compliance.

VI.

To dissuade others from offending.

3.

The Smoke and Carbon Monoxide Alarm (England) Regulations 2015

This policy and appended statement of principles complies with regulation 13 of these Regulations.
The regulations make it a requirement to have smoke alarms in all private rented accommodation and carbon
monoxide alarms where solid fuel combustion appliances exist. Landlords are required to ensure that all smoke
and carbon monoxide alarms are in working order at the start of a tenancy.
For those premises that require a property licence the regulations amend statute to now make it a mandatory
condition attached to a licence.
Note. The Council expect, as a minimum, either a mains powered smoke alarm or one operated with a
sealed battery with a minimum 10-year life fitted on each floor to comply with the regulations. However,
a landlord must consider the type and nature of the property being let and it may be necessary that a
higher level of fire protection is required to satisfactorily protect the safety of the occupants. This is
particularly relevant to HMOs, where a landlord is required to carry out a fire risk assessment. The
licensing of HMOs will also require a higher level of protection and management. The Council
recommends that landlord document and evidence their compliance with these regulations, e.g. dated
and signed photographs/videos, a statement of testing signed by the tenant and landlord, etc.
Government figures submitted as part of the evidence supporting the introduction of the regulations state that a
person is four times more likely to die from a fire in a property which does not have a smoke detector in place.
The installation of smoke detectors and carbon monoxide alarms does not place an excessive burden on a
Landlord and the cost of doing so in any given property is unlikely to exceed £500 and, in many cases, far less
for single household occupancy dwellings. However, the impact on safety for occupants is significant, especially
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those that are vulnerable, those that have a relevant disability, e.g. mobility, visual, etc. or those with families.
Before issuing a penalty, the Council must serve a remedial notice. Only if the landlord fails to comply with the
notice, i.e. by installing the relevant detection within the prescribed time limit of 28 days, will the Council take
measures to install the detection and then issue a penalty charge.
The maximum penalty that can be issued under these regulations is £5,000. Although this can represent an
excessive financial burden on the landlord, this is entirely balanced by the risk to the occupants for not having
the appropriate detection. This combined with the fact the landlord will have the opportunity to remedy the
situation prior to the imposition of the penalty.
A Penalty Charge comprises two elements:
I.

a punitive (or fine) element for failure to comply with the remedial notice, and

II.

a “reasonable cost element” relating to costs incurred by the Council to undertake the remedial works in
default of the landlord. This would include the cost of the works as well as the administration and officer
costs.

4.

The Electrical Safety Standards in the Private Rented Sector (England) Regulations 2020

The regulations put in place a number of duties. However, fundamentally the regulations are in place to ensure
that the electrical installation of privately rented accommodation is up to standard and maintained. A landlord
must have the electrical installation tested and a report issued and where necessary carry out any works
required to bring the installation up to standard. There are also duties relating to providing copies of the
installation report to relevant persons, such as existing and prospective tenants.
Under the Regulations the Council must serve a Remedial Notice where a landlord breaches their duties under
these Regulations. The Council can also carry out works to remedy the breaches and recover the costs of doing
so where the landlord fails to comply with a Remedial Notice. Where there are urgent works required to make
the electrical installation safe the Council can undertake those works urgently and then seek recovery of the
costs.
The Regulations allow the Council to consider the imposition of a financial penalty of up to £30,000 for any
breach of the duties laid out in the Regulations.
In determining the amount of penalty the Council shall apply the criteria it uses for determining the level of
penalty for civil penalties issued under the Housing Act 2004 and the Housing and Planning Act 2016, as laid
out in section 5 of this Appendix, which includes discounts that would be applied.
5.

Civil Penalties under the Housing Act 2004 and the Housing and Planning Act 2016

The Council may impose a Civil Penalty, as an alternative to prosecution, of
up to a maximum of £30,000 in respect of the following offences:



Failure to comply with an Improvement Notice (Housing Act 2004).
o Where there is a successful prosecution the courts can impose an unlimited fine.



Failure to licence or other licensing offences relating to HMOs (Housing Act 2004), which
applies to both mandatory and additional HMO Licensing Schemes.
o Where there is a successful prosecution the courts can impose an unlimited fine.



Failure to comply with an Overcrowding Notice (Housing Act 2004).
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Where there is a successful prosecution the courts can impose an unlimited fine.



Failure to comply with a regulation in respect of an HMO (Housing Act 2004).



Where there is a successful prosecution the courts can impose an unlimited fine.



Breaching a Banning Order (Housing and Planning Act 2016).
o Where there is a successful prosecution the courts can impose an unlimited fine and up
to 51 days imprisonment.

In setting the amount of the Civil Penalty the Council will have regard to statutory guidance.
The level of penalty levied will reflect the severity of the offence and the offenders previous record of offending.
The factors that guidance requires the Council to consider are:

a) Severity of the offence - The more serious the offence, the higher the penalty should be.
b) Culpability and track record of the offender - A higher penalty will be appropriate where the
offender has a history of failing to comply with their obligations and/or their actions were
deliberate and/or they knew, or ought to have known, that they were in breach of their legal
responsibilities. Landlords are running a business and should be expected to be aware of their
legal obligations.
c) The harm caused to the tenant - This is a very important factor when determining the level of
penalty. The greater the harm or the potential for harm (this may be as perceived by the tenant),
the higher the amount should be when imposing a Civil Penalty.
d) Punishment of the offender - A Civil Penalty should not be regarded as an easy or lesser
option compared to prosecution. While the penalty should be proportionate and reflect both the
severity of the offence and whether there is a pattern of previous offending, it is important that it
is set at a high enough level to help ensure that it has a real economic impact on the offender
and demonstrate the consequences of not complying with their responsibilities.
e) Deter the offender from repeating the offence - The goal is to prevent any further offending
and help ensure that the landlord fully complies with all their legal responsibilities in future. The
level of the penalty should therefore be set at a high enough level such that it is likely to deter
the offender from repeating the offence.
f) Deter others from committing similar offences - While the fact that someone has received a
Civil Penalty will not be in the public domain, it is possible that other landlords in the local area
will become aware through informal channels when someone has received a Civil Penalty. An
important part of deterrence is the realisation that (a) the local authority is proactive in levying
civil penalties where the need to do so exists and (b) that the level of Civil Penalty will be set at
a high enough level to both punish the offender and deter repeat offending.
g) Remove any financial benefit the offender may have obtained because of committing the
offence - The guiding principle here should be to ensure that the offender does not benefit
because of committing an offence, i.e. it should not be cheaper to offend than to ensure a
property is well maintained and properly managed.
Burden of Proof
Although a Civil Penalty is intended as an alternative to prosecution, it should not be considered a lesser or
easier option. In all cases where a formal sanction is being considered (whether that be by way of prosecution
or the imposition of a civil penalty) the supporting evidence must rise to the criminal standard of proof and
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officers should be satisfied that the evidence is sufficient to demonstrate beyond reasonable doubt that the
offence has been committed and such that, if the matter were prosecuted in the Magistrates Court, there would
be a realistic prospect of conviction. The same considerations would apply where a civil penalty is imposed and
an appeal is subsequently made to the First-tier Tribunal.
In determining whether the evidence meets this test, the Council will have regard to the Crown Prosecution
Service ‘Code for Crown Prosecutors’. The Code sets out a two part test:
I.

The evidential test- this involves an objective assessment of all available evidence taking into
consideration the admissibility, reliability and credibility of the evidence.

II.

The public interest test- this involves an examination of the seriousness of the offences, the level of
culpability of the offender, the impact of the offence on victims and the community, the age of the
offender, whether a prosecution is a proportionate response and the need to protect sources of
information.

Decision making - When to prosecute
The Council will determine, on a case by case basis, whether to instigate prosecution proceedings or issue a
civil penalty, taking into account all the evidence available and the circumstances of the offence and offender.
In general, prosecution will be reserved for those cases deemed particularly serious or where the offender has
committed a similar offence in the past. This does not however mean that civil penalties will not be used where
serious offences have been committed and in such cases [for what the Guidance refers to as ‘the worst
offenders’] the Council reserves the right to apply the maximum civil penalty where this is considered to be an
appropriate and effective sanction.
Prosecution may be appropriate in a case where a strong zero-tolerance message is necessary and where
publicising a conviction will serve as a deterrent to the offender and other rogue landlords. A prosecution may
also be pursued where this will enable the Council (on the back of a conviction) to apply for a Banning Order
under Section 15 of the Housing and Planning Act 2016. Note that the issue of a civil penalty is not generally a
matter of public record (although see paragraph below on rogue landlords database).
A prosecution may also be pursued in the following (non-exhaustive) instances:


Where the offence is not one for which a Civil Penalty may be imposed.



Where the case involves external agencies such as LFEPA, internal colleagues such as Planning or
Trading Standards or other local authorities, where this supports regional or sub-regional activity – such
as London Lockdown.



Where an individual or company has imperilled the health, safety or wellbeing of occupiers, visitors or
members of the general public;



Where an individual or company has deliberately, negligently or persistently breached their legal
obligations;



Where an individual or company has deliberately or persistently ignored written warnings or formal
notices /orders or no reasonable progress has been made in relation to the carrying out of the
requirements;
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Where the defendant has assaulted or obstructed an Officer in the course of their duties or provided
false information.

All decisions made will need to be properly documented in accordance with this policy
Reviews
Before imposing a Civil Penalty, the Council must within 6 months of becoming aware of the offence, give the
landlord notice of its proposal to do so (“Notice of Intent”), setting out, amongst other things, why it proposes to
do so and the level of fine to be imposed. The recipient has a right to make written representations to the
Council asking the Council to review its decision, including the decision to sanction him or her, but this must be
lodged in a period of not less than 28 days beginning on the day the penalty was served. The Council must
consider all representations received and decide whether to confirm, vary or withdraw the Notice. If the Notice is
confirmed (i.e. a Final Notice served) and the landlord remains dissatisfied; he has a right of appeal to the First
Tier Tribunal.
Setting an appropriate Civil Penalty
In order to ensure that we exercise this power in a consistent and transparent manner, the Council has
developed a framework for determining the level of penalty to be applied in any individual case. That framework
entails 4 separate stages and has been developed in accordance with, and having regard to, the Guidance, the
Code for Crown Prosecutors, the Sentencing Council Guidance for Health and Safety Offences, Corporate
Manslaughter and Food Safety and Hygiene Offences (Definitive Guidelines (2016) and the Council’s Private
Sector Housing Enforcement Policy.

Stage 1 – Determining the offence category
Culpability
When determining the culpability of the offender the Council will have regard to the following factors:
Very high (Deliberate)

Flagrant or intentional breach
Offender is portfolio LL (>5 properties) or
professional letting agent
History of non-compliance
Offender given advice, assistance or
warnings which have been ignored.
For example repeatedly ignored
reminders to apply for a HMO licence.
Failure to comply with a correctly served
Improvement notice. No attempt made to
contact the local authority to discuss
breaches.
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High (Reckless)

Actual foresight of, or wilful blindness to,
risk of offending but risk nevertheless
taken e.g. failure to comply with HMO
Management Regulations.

Medium (Negligent)

Offence committed through act or
omission which a person exercising
reasonable care would not commit
Some effort made to comply but
insufficient for full compliance
Failure to implement systems to control
risk
e.g. failure to complete all items on a
schedule of works within the required
timescale. Partially completed licensing
application forms.

Low (Low or no culpability)

Offence committed with little (or no) fault
e.g.
significant efforts were made to address
the risk although they were inadequate on
this occasion.
There was no warning/circumstance(s)
indicating a risk.
Failings were minor and occurred as an
isolated incident.
Failings attributable mainly to obstruction
by tenant or tenant damage.
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The table below contains factors relating to both actual harm and risk of harm:

Category 1 – High Likelihood of
Harm

Serious adverse effect(s) (actual or potential) on
individual(s) and/or wider community.
Risk of serious injury or fatality, risk of long term
adverse effect on individual(s) – including where
persons are vulnerable

Housing defect giving rise to the offence poses an
imminent or serious and substantial risk of harm
to the occupants and/or visitors, for example
Housing Health and Safety Rating System
(HHSRS) imminent category 1 hazards such as
danger of electrocution, carbon monoxide
poisoning, serious fire safety risk or excess cold
with vulnerable resident.

Category 2 – Medium Likelihood
of Harm

Adverse effect on individual(s) (not amounting to
Category 1)
Medium risk of an adverse effect on individual(s)
or low risk of serious adverse effect
The Council and/or legitimate landlords or agents
substantially undermined by offender’s activities
The Councils work as a regulator to address risks
to health is inhibited
Tenant misled to their prejudice
The housing defect giving rise to the offence
poses a serious risk of harm to the occupants
and/or visitors, for example HHSRS category 1
hazards, multiple high category 2 hazards such
as falls between levels, excess cold, asbestos
exposure.

Category 3- Low Likelihood of
Harm

Low risk of an adverse effect on individual(s)
Public misled but little or no risk of actual adverse
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effect on individual(s).The housing defect giving
rise to the offence poses a risk of harm to the
occupants and/or visitors, for example low
category 2 hazards under the HHSRS, localised
damp and mould
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Offence Category
The relationship between the level of culpability and harm is then used to determine which category
the offence falls into:
Culpability

Harm category 1

Harm category 2

Harm category 3

Very High

6

5

4

High

5

4

3

Medium

4

3

2

Low

3

2

1

Having determined where the offence sits in the category, the appropriate level of civil penalty within that
category will be assessed from the starting point for that category, adjusted, where necessary, by reference to
the relevant considerations set out in the Guidance (reproduced above), the cost of enforcement and any other
relevant aggravating or mitigating factor relevant to the case, including the offender’s ability to pay – detailed at
stages 2 – 4 below.
The table below gives the starting points, minimum and maximum financial penalties for each harm category
and level of culpability before adjustment.

Band

Civil Penalty Range

Starting point (£)

1

£0 to £4,999

2,500

2

£5,000 to £9,999

7,500

3

£10,000 to £14,999

12,500

4

£15,000 to £19,999

17,500

5

£20,000 to £24,999

22,500

6

£25,000 to £30,000

27,500

Stage 2 – Aggravating and mitigating factors
Once the starting point has been determined, the Council will then go on to consider whether the
circumstances of the offender or offending discloses the presence of one or more mitigating and
aggravating factors. Where the Council identifies such factors are present in a case, it may apply an
adjustment of (£1000) for each factor. This will be by way of a reduction where the factor is mitigating
and an increase where aggravating. Where it is considered appropriate and the circumstances warrant
it, the Council reserves the right to deviate from this approach and to apply a greater adjustment for
each factor. The maximum total adjustment that may be applied in respect of any one offence shall be
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capped at whatever is the minimum or the maximum penalty specified for that offence, i.e. for a Band 2
offence this would be £5000 or £9,999.
The following is a list of non-exhaustive factors that will be considered for this purpose:
Aggravating Factors:
1)
2)
3)
4)
5)
6)
7)
8)
9)

Previous convictions – having regard to offence and time elapsed since commission
Whether offending motivated by financial gain
Obstruction of investigation
Deliberate concealment of activity/evidence
Number of non-compliances –the greater the number, the greater the potential aggravation
Record of non-compliance/breaches
Record of letting sub-standard accommodation
Record of poor management/inadequate management supervision
Lack of a tenancy agreement/rent paid in cash

Mitigating factors:
1) No previous convictions
2) Self reporting, high level of co-operation with the investigation – where this goes beyond what
would normally be expected
3) The age, health and any vulnerabilities of the offender
4) Voluntary steps taken to address issue – submission of licence application
Stage 3 – Review of assets and Income – Is the penalty justified and proportionate?
The Council must ensure that the penalty is set at a level to ensure that it has an appropriate impact
on the offender whilst being proportionate to the severity of the offence. This is a two-stage process.
The first step requires consideration as to whether the penalty meets the objectives set out at Section
142 of the Criminal Justice Act 2003 and the Guidance, namely punishing the offender, deterring the
offender and other potential offenders, reform of that offender, protection of the public, reparation by
the offender of the victim and wider community and the removal of any gain derived from the
commission of the offence.
The second step is to consider whether the assessed penalty is proportionate and will have the
appropriate impact on the offender.
In each case, the Council shall request financial information from the offender and the response shall
be taken into consideration where it is considered sufficient and reliable. In assessing that question (or
where such information is not forthcoming), the Council shall, as far as reasonably practicable, use its
powers to determine an offender’s means. That may involve an examination of all of that person’s
assets and income (not just rental income) they receive. Equally where this is not considered a
proportionate exercise, (i.e. where the penalty is at Band 2 or below) the Council may instead draw
reasonable inferences as to the offender’s means from the evidence in its possession and from all the
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circumstances of the case which may include the inference that the offender can pay any financial
penalty. It is noteworthy that Part 6, Schedule 6 of the Crime and Courts Act 2013 permits the value of
assets owned by an offender, such as rental properties, to be taken into account when assessing an
offender’s ability to pay.
Having regard to an offender’s means, the Council may then adjust the penalty upwards or
downwards, so as to ensure that the penalty conforms to the sentencing principles set out above and
has sufficient impact in the individual case.
Stage 4 - Totality Principle
At this stage – the Council will need to ‘step back’ and reflect on the determined penalty to ensure it
fulfils the sentencing aims set out above and otherwise as detailed in the Guidance. In short, the fine
should meet, in a fair and proportionate way, the objectives of punishment, deterrence and the removal
of gain derived from the commission of the offence.
Where multiple offences are committed and the offender is issued with more than one financial penalty,
the Council should consider the following guidance from the Definitive Guideline in relation to Offences
Taken into Consideration and Totality.
The total financial penalty is inevitably cumulative.
The Council should determine the financial penalty for each individual offence based on the
seriousness of the offence and taking into account the circumstances of the case including the
financial circumstances of the offender so far as they are known, or appear, to the Council.
The Council should add up the financial penalties for each offence and consider if they are just and
proportionate.
If the aggregate total is not just and proportionate the Council should consider how to reach a just and
proportionate financial penalty. There are a number of ways in which this can be achieved.

Page 214 of 217

For example:
Where an offender is to be penalised for two or more offences that arose out of the same incident or
where there are multiple offences of a repetitive kind, especially when committed against the same
person, it will often be appropriate to impose for the most serious offence a financial penalty. This
should reflect the totality of the offending where this can be achieved within the maximum penalty for
that offence. No separate penalty should be imposed for the other offences;
Where an offender is to be penalised for two or more offences that arose out of different incidents, it
will often be appropriate to impose a separate financial penalties for each of the offences. The Council
should add up the financial penalties for each offence and consider if they are just and proportionate. If
the aggregate amount is not just and proportionate the Council should consider whether all of the
financial penalties can be proportionately reduced. Separate financial penalties should then be passed.
Where separate financial penalties are passed, the Council must be careful to ensure that there is no
‘double-counting’.
Recording decisions
Recording will be undertaken by a designated officer as appointed by the Council (i.e. Investigations
Officer/Environmental Health Team Manager) within the PSE Team
Process for imposing a civil penalty and the right to make representations
Before imposing a financial penalty on a person or company, the Council will give the person or company notice
of the authority‘s proposal to do so by service of a ‘Notice of intent’.
A person or company who is given a notice of intent may make written representations to the Council about the
proposal to impose a financial penalty. Any representations must be made within a 28-day period starting the
day after the date on which the Notice of intent was given.
Representations should be addressed to:
The Private Sector Housing Service
London Borough Lambeth
PO Box 734 Winchester
SO23 5DG
Email: PSE@lambeth.gov.uk

Representations will be reviewed by the Service in consultation with Legal Services and the final
decision will be sent, in writing, to the person(s) making the representation in the same manner as the
representation was received (i.e. by email or post).
In the event of two or more persons receiving separate ‘Notices of Intent’ for the same matter, it should
be noted that acceptance/payment of a civil penalty by one person will not negate the Council‘s
intention to impose a civil penalty on the second or further persons. Each person served with the
Notice of Intent is considered individually liable to pay the civil penalty notified to them. It is therefore
important that any recipient of a Notice of Intent takes the opportunity to make representations should
they consider for any reason a civil penalty should not be individually imposed upon them.
After the end of the period for representations the Council will:
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I.

Decide whether to impose a financial penalty on the person, and

II.

If it decides to impose a financial penalty, decide the amount of the penalty

In the event that the Council has given Notice of Intent to impose a financial penalty to two or more
persons for the same offence, the Council‘s decision as regards the imposition of any final penalty will
be based upon the circumstances of each individual case and upon any received representations. In
this regard, the payment or intended payment of a penalty by one recipient will not, in itself, be reason
for the Council to determine that it should not impose a penalty on a second or further person.
If the Council decides to impose a financial penalty on the person or company, it will give the person or
company a final notice imposing that penalty.
I.

The final notice will set out:

II.

The amount of the financial penalty,

III.

The reasons for imposing the penalty,

IV.

Information about how to pay the penalty,

V.

The period for payment of the penalty,

VI.

Information about rights of appeal, and

VII.

The consequences of failure to comply with the notice

Right of Appeal
Following service of a final notice, a landlord may appeal to the First-tier Tribunal. Appeals should be made
within 28 days from the date the response to the representation is served. Where a landlord appeals to the Firsttier Tribunal, the operation of the penalty charge notice is suspended until the appeal is finally determined or
withdrawn.
The First-tier Tribunal has the power to confirm, vary (increase or reduce) the size of the civil penalty imposed,
or to cancel the civil penalty. If the First-tier Tribunal decides to increase the penalty, it may only do so up to a
maximum of £30,000. Appeal rights are contained within Schedule 13A to the Housing Act 2004. The First-tier
Tribunal can dismiss an appeal if it is satisfied that the appeal is frivolous, vexatious or an abuse of process, or
has no reasonable prospect of success.
Discounts
The Council will apply the following discounts to any imposed penalty:
Where an offender a) addresses the identified breach [i.e. completes outstanding works to the satisfaction
of the Council or applies to licence a previously unlicensed address] before the Notice of Intent expires,
e.g. 28 days from service, and b) pays the civil penalty in full within 14 days of the ‘Final Notice’, a reduction of
20% will be applied to the assessed penalty.
Where an offender satisfies the requirements specified at either a) or b) above and does so by the stipulated
timeframe for the same, a discount of 10 % will be applied to the assessed penalty.
A discount will not be applied where the Landlord has a rental portfolio comprising more than one property
and/or has a history of non-compliance in the past.
Recovery
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Where the Civil Penalty is not paid, the Council will seek to recover the amount (and any legal costs for doing
so) through the County Court.
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