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1 Management of the EqIA 

This EQIA is being prepared by a small sub group of officers in advance of a Cabinet report in May 2012 proposing a borough wide landlord licensing (BWLL) scheme.

2
Introduction  

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

2.2 The London Borough of Newham wants to ensure that all private rented properties in the borough offers residents a choice of safe, quality and well managed accommodation. Our corporate vision aims to raise residents’ aspirations and provide support in the borough to achieve community resilience, deliver sustainable improvements to the local environment, and improve housing conditions and property management. We recognise to achieve this there is a need for a robust and coherent regulatory framework in which this market operates.

2.3 Newham has identified that problems in the private rented sector of poor property and tenancy management and associated anti-social behaviour are distributed across all wards in the borough and are not exclusive to a particular type of rented property. To tackle these issues we are proposing to introduce comprehensive borough wide licensing designations.

2.4The Private Rented Sector (PRS) has had the highest level of growth over the last 5 years across all housing tenures in Newham and we have the highest proportion of housing in the PRS than any other London borough. It is estimated to provide accommodation for up to 35,000 households which represents 34% of our total housing stock (GLA”Bleak Houses”). The PRS is expanding, not through any significant increase in supply but by replacing owner occupation (down from 29% in 2001 to 19% in 2009) and meeting the demands of a reduced supply of social housing. 
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2.5 Whilst we have around 500 members within the voluntary London Landlord Accreditation Scheme and a small number who belong to a variety of the national landlord bodies there are estimated to be between 4,000-5000 private landlords who operate businesses in Newham. They range from accidental landlords and buy-to-let individuals with a single property to large portfolio housing management companies operating across the UK. Our experience is that many landlords tend to have a short term approach to the business of property management that is at odds with the council’s vision and aspirations for the sector. 

2.6 Reforms and changes to the welfare system will impact significantly on the availability and quality of housing for residents in Newham. Access to the PRS is increasingly competitive as more households access the sector but demand is not adequately reflected in house-building or availability of properties for rent. The annual mainstream housing benefit subsidy to the PRS is in excess of £100 million per annum with the total PRS rental economy worth up to £400 million per annum in the borough. 

2.7 There is a perception and a growing body of evidence that poorly-managed privately rented properties are having a negative effect on neighbourhoods – anti-social behaviour, nuisance neighbours and properties, and accumulations of refuse are just three issues which have been linked to the failure of private landlords to manage properties and tenancies in an effective way.

2.8 Vulnerable residents and those on low incomes have found that access to housing appropriate to their needs has been restricted by a lack of affordability. Private sector tenants tend to occupy properties for shorter periods of time than other residents, and as a consequence have less social investment in the neighbourhood they occupy. In Newham 12 month assured shorthold tenancies are the norm and 80% of PRS households have lived at their current address for less than 5 years.  

2.9 High demand and affordability issues for those residing in the PRS has resulted in overcrowding, sub letting and illegal conversions with associated elevated levels of anti-social behaviour (ASB) and wider neighbourhood nuisance problems. Pilot studies in Little Ilford and else where have specifically revealed an increase in the conversion of family home into Houses in Multiple Occupation (HMOs) and the construction and conversion of sheds and garages into residential lettings with no planning approval and with little thought and responsibility for the safety of the occupiers. To tackle this problem we have invested heavily in enforcement activity, in housing, environmental health, waste and planning. As a result we now carry out more enforcement activities than just about any other Council, spending approx. £17.5m annually on enforcement activity to improve the PRS and our neighbourhoods. The majority of this spend is on crime and ASB reduction. However the standard enforcement regime can be complicated, time-consuming and expensive which makes it difficult for local authorities to act quickly against poorly managed and maintained private rented properties. 
3
The Proposal
3.1 Following our consultation in 2011 and 2012 the London Borough of Newham proposes to implement borough wide licensing to ensure that the private rented sector provides decent quality accommodation and that anti-social behaviour is effectively managed. Evidence of poor property and tenancy management, and associated anti-social behaviour, is found in all types of private rented properties and in all wards of the borough. Therefore, Newham Council proposes to introduce a comprehensive, borough-wide licensing scheme with the clear objective to secure a consistent level of responsible property management among all private landlords. This, we believe, will address the negative issues we have identified blighting the sector and will support tenants in making positive, confident choices relating to their homes and replace negative  “push” factors with the “pull” factors of choice and desirability. 
3.2 To this end Newham is proposing to declare 2 licensing designations in the summer of 2012 that will become operative in January 2013 each encompassing the whole of the borough of Newham but capturing different property use types;

· Firstly, Newham is proposing to introduce a borough wide Additional Licensing designation of HMOs that will require all landlords who let a property that is occupied by 3 or more non-related occupiers that sharing some basic facilities or amenities such as a kitchen or bathroom to have a licence.

· Secondly Newham is proposing to introduce a borough wide Selective Licensing designation that will require landlords who let all other residential accommodation that falls outside of the mandatory and additional HMO definition to have a licence. 

3.3 All private landlords that let properties within the borough which will be designated as an Additional or Selective licensing designation will require a licence from Newham for each of their rented properties. Newham will need to determine the proposed licence holder as a ‘fit and proper’ person in terms of their suitability to manage their properties before issuing a licence. The detailed fit and proper person guidance can be found in Appendix 5 of this report.

3.4 Whilst the designations are intended to last for five years, the Housing Act 2004 requires the Local Housing Authority to review the operation of the designations from time to time. Newham is proposing to review the designations at year 3 and at year 5 of their operation. If following a review, it is considered appropriate to do so, the designations may be revoked.
3. Scope / focus of the EqIA

a. Could it affect some groups differently? Yes see below
b. Could it advance equality? Yes see below
c. Could it foster good relations? Yes see below
	Protected Characteristic
	Assessment of relevance 

 High, Medium, Low
	If Low you must provide evidence.

	Age
	High
	

	Disability
	High
	

	Transgender
	High
	

	Pregnancy and maternity
	High
	

	Race
	High
	

	Religion / belief
	High
	

	Sexual orientation
	High
	

	Sex
	High
	

	Class or socio-economic disadvantage
	High
	


4. Relevant data, research and consultation

a. Provide sources of data you have used
Consultation on the BWLL proposals

The original consultation, at the formative stage of the proposals, ran from 26th September to 16th December 2011 and revealed big differences of opinion between the various stakeholder groups. The landlords, letting agents and their representative organisations were emphatic in opposing borough-wide PRS licensing, whereas owner occupiers, private and social sector tenants and registered providers were supportive. 

The second stage consultation focused on the LBN’s formal draft proposals for a borough-wide private rented sector (PRS) licensing scheme and covered the following primary issues: 

· General principle of a PRS licensing scheme 

· An Additional Licensing proposal – widening the definition of licensable Houses in Multiple Occupation (HMOs) to include properties occupied by three or more non-related occupiers sharing basic facilities or amenities, such as a kitchen or bathroom 

· A Selective Licensing proposal – to require all private landlords to have a license in order to let any residential accommodation (falling outside the HMO definition). 

The consultation also covered the following further aspects of the proposed licensing schemes: 

· License fee 

· Occupancy conditions 

· Tenancy management conditions 

· Property management conditions. 

The formal consultation period ran from 20th February to 30th April 2012 and during that period, our market research consultants ORS designed, managed and conducted all the following: 
· A residents’ survey with a random sample of 415 respondents 

· An on-line stakeholder consultation questionnaire 

· A deliberative forum with private rented sector tenants 

· Two deliberative forums with landlords, letting agents and landlords representative organisations 

· The analysis of submissions. 

The formal consultation was publicised widely by the LBN via various methods, including, flyers in Housing Benefit and Council Tax statements to residents and landlords; flyers and posters sent to local leisure and community centres; continuing advertisements in the Newham Mag and Newham Recorder throughout the consultation; front-page marketing on Newham Council’s Website; and council officers’ attendance at local landlord forums and the chamber of commerce forum. 

During April 2012 ORS conducted a residents’ survey in the LBN in which a stratified sample of 415 people were interviewed face-to-face across the borough. The results have been weighted by age, gender and ward, and are representative of the borough. 

Three quarters of residents either tended to agree or strongly agreed with the licensing proposals in general. Only 6% disagreed. Three quarters agreed with the proposed tiered fee structure for landlords; and over 80% agreed with the proposed licence conditions.

These percentages are remarkable high. In effect, they mean that, when asked, almost all residents have reservations about how well private rented tenancies and properties are managed insofar as they wish to see more stringent conditions applied within the context of a licensing system. While there is bound to be disagreement about important aspects such as tiered licensing fees, there is little doubt that most residents feel that “something should be done” about how private sector tenancies operate in practice. 
The results of the consultation show that landlords are overwhelmingly opposed to the proposals. Details of this are in the ORS published report, but are not considered here as they are not directly relevant to this EQIA. 
Strategic Housing Market Assessment (SHMA) 2010

In 2009-10 Newham carried out a Strategic Housing Market Assessment (SHMA) using an approved government methodology. The SHMA contains detailed information on the housing needs of different protected groups e.g. Housing need by ethnicity by tenure etc. There is extensive information about the private rented sector which is used below in this EQIA.

Use of the private rented sector

Newham housing options have been able to make substantial use of the private rented sector to assist households – there are 2 main methods: the issuing of a bond to a private landlord to take a council referral or a qualifying offer, converting formerly leased accommodation to an ordinary private letting by the same landlord where the tenant is in agreement to this happening. 
	Year
	Bond scheme
	Qualifying offers
	Total

	2007/2008
	N/A
	N/A
	823

	2008/2009
	863
	333
	1196

	2009/2010
	851
	489
	1340

	2010/2011
	675
	387
	1062

	
	
	
	

	Totals
	2389
	1209
	4421



 Source: housing options
Migration Impact Project 2010-11 (MIP)
An internal study within Newham Housing of the impact of migration on public services and especially the private rented sector. It concluded many tenants in the private rented are economically active recent migrants who may have very little stake in Newham as many move on to another borough quickly. 

Metropolitan Police data on ASB reports to their control rooms

Newham has obtained comparative data for all London boroughs for Feb 2011 to Feb 2012 that shows that Newham has the third highest level of reported ASB (21,639 incidents) after Westminster (24,763) and Tower Hamlets (23,113).  This is despite having a much smaller entertainment, visitor and night time economy than those boroughs - ASB is a very significant issue in Newham in residential not commercial areas. 

Regular perceptions surveys by LBN
The 2011 Liveability Survey commissioned by LBN from consultants shows that the top three concerns are:
· Poor/deprived

· Litter/rubbish/dirty area

· Crime anti  social behaviour

Fear of crime also figures high in resident concerns. The survey tracks the relationship between fear of crime and recorded crime levels over 10 years.

Top concerns about ASB include:
· Other people throwing litter / rubbish on the streets

· Teenagers hanging around on the streets / intimidating group behaviour

· Dumped litter /fly tipping

A major contributory factor to rubbish on the streets and dumped litter/fly tipping is the waste that comes out of residential premises and is not presented correctly or on the correct day for collection. Newham refers to this as “waste in front gardens” and there is extensive evidence of hundreds of gardens in the borough at any one time being blighted by all sorts of waste that Newham offers a free service to remove but is not used. Examples would be mattresses; old furniture; cardboard cartons; old carpet; and builders’ rubble. In Newham’s view many private landlords do not ensure that this kind of rubbish coming out of their properties is properly disposed of either by themselves through a formal trade waste agreement or by their tenants using the council’s available free services which are extensively advertised.
For example between April 2011 and March 2012 the council issued over 550 formal legal notices against waste in front gardens; and received 1377 requests for service including ones identified proactively by officers. In one sweep alone in one ward Plaistow North nearly 450 problems in front gardens were identified. The problem is on a very large scale and has a major impact on what residents feel about their borough, in terms of its look and feel, and the pride people take in the general environment. Mattresses and other material often end up on the public highway – see statistics below. Private sector tenants tend to occupy properties for shorter periods of time than other residents, and as a consequence have less social investment in the neighbourhood they occupy.
Street Cleansing Tonnage April 2011 to Dec 2011

Barking & Dagenham:        748.76

Havering:                              713.66

Newham:                              3,556.26

Redbridge:                            982.70

Newham is clearing a huge amount of litter, detritus and material dumped in the streets and in the front curtilages (including gardens) of dwellings and commercial premises. We have a significantly worse problem than our neighbouring boroughs. Newham spends over £11m a year on collecting waste of all kinds and clean streets remains a major council priority.
According to DEFRA statistics Newham has the second worst problem of flytipping in the whole of England and much worse than any other London borough, adding to the finding that inappropriate disposal of waste by householders and businesses on the highway is a major issue for the borough.

 
Landlord Survey
In 2009-10 Newham surveyed landlords. Just over 71% of landlords did not have a trade waste agreement. There is a requirement to do so.  It also supports the argument that the number of beds and mattresses on streets (fly-tipping) is directly related to local lettings activity. 
Approximately, 50% of landlords indicated that they had problems with pests or infestation.  And, six in ten landlords would be interested to receive more information from the council about pest control. This suggests that a sizable proportion of landlords have significant concerns about pests and this is often linked to inappropriate disposal of rubbish.
NIZ pilot
Reported anti-social behaviour

The number of incidences of anti-social behaviour reported to the council was tracked over the first two years of the pilot.  Reports originate from members of the public and operators at the CCTV control centre.  The types of incident include unlicensed street trading, prostitution, fly-tipping, littering and unauthorised trade waste. 
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Since the NIZ went live in March 2010 there has been a reduction in the volume of anti-social behaviour reported to the council.  While a causal link is not guaranteed, and numbers are small, this does appear to indicate an improvement in the area since targeted operations began in the pilot.  Joint ‘arrest days’ undertaken with the Metropolitan Police are likely to have had an impact, in addition to a noticeable zero-tolerance approach by all council services operating in the area.  
EHCS national data: 
English Housing Survey reveals that 37 per cent of privately rented homes are non-decent compared to 25 per cent of the owner-occupied homes and 20 per cent of the socially rented homes. Homes are deemed to be non-decent if they are in a poor state of repair, suffering from category one hazards such as excess cold, lacking modern facilities or energy inefficient. The survey shows that 2.5 per cent of privately rented homes have rising damp compared to 1.3 per cent in the social sector. 

Overcrowding has been growing although it is still just behind the social rented sector, where 7 per cent of homes are overcrowded. The proportion of overcrowded privately rented homes increased from three per cent in 1995-96 to six per cent in 2010-11. 

Overcrowded homes lack enough bedrooms, taking into account the ages, sex and relationship of the people in the household. Couples, single adults, pairs of adolescents of the same sex and pairs of children under 10 each require a separate bedroom.

The private rented sector was found to be less likely to have central heating and insulation than other sectors. It also had the lowest proportion of cavity wall insulation, loft insulation and full double-glazing. While the proportion of non-decent private rented sector homes fell from 47 per cent to 37 per cent between 2008 and 2010, the report noted the number of non-decent dwellings did not decrease as the sector has grown.
BRE stock condition data
This is a study from early 2010 modelling conditions in the private rented sector funded by the GLA.
GLA rents map

This is a live web based tool for the public to track rent levels by borough. The median rent for Newham for a 2 bedroom house is about £220 pw or £11,440 per annum. Median income for Newham residents is about £24,000 pa (SHMA). On these figures rent crudely takes 47% of income. Shelter estimate a household needs take home pay of £2499 per month to make a 2 bedroom private rented house in Newham affordable (Shelter website).
Census 2011

This will be an important source of data but the first tables will not be released by ONS till November 2012 at the earliest. For example we will be able to cross tabulate ethnicity by tenure; have more detailed information on HMOs etc.

b. Set context of findings e.g. figures for LBN demographics, service user statistics
Until the publication of the 2011 Census data it is difficult to have a comprehensive set of data on the demographics of the private rented sector.
However Newham has a good deal of other evidence. The basic population characteristics of the borough are set out in the Mayhew studies. Newham Council together with the 4 Olympic host boroughs dispute the accuracy of ONS and GLA population estimates for east London, and are convinced that they underestimate our population. The Host boroughs commissioned Mayhew Harper Associates to derive better population estimates. It is based on the compilation of three studies over a 2-year period into population and regeneration in the London Borough. Such an approach differs from official statistical sources in three ways: firstly it is more up to date and accurate, secondly administrative data can be used to provide more detailed profiles of people and households, and thirdly by geo-referencing every individual we are able to provide detailed neighbourhood level analyses. Mayhew details are available on Newham INFO website.
Introduction to the following table:
For borough wide licensing the equalities impact may be negative in the short term but positive in the long term. This is because Newham’s long term strategic aim is to regulate more effectively the private rented sector and drive up standards by tackling criminal landlords who over crowd properties, carry out illegal conversions or build unauthorised structures in gardens. Council action may lead to short term issues for individual tenants but overall tenants of the private rented sector will benefit in the longer term from the controls.
To mitigate short term negative effects Newham will liaise with the police, Shelter and other agencies to ensure everybody is aware of the rights of tenants to protection from harassment and illegal eviction under the Protection from Eviction Act 1977.

5. Assessment of Impact and outcomes

	Protected characteristics
	Issues taken from evidence
	Judgement + / -
	Recommendations

	all
	High demand and affordability issues for those residing in the PRS has resulted in overcrowding, sub letting and illegal conversions.  The proportion of overcrowded privately rented homes increased from three per cent in 1995-96 to six per cent in 2010-11. 12.3% of households in owner occupied accommodation were overcrowded while 16.2% of those in social rent and 23.3% of those in private rent were overcrowded. Para 5.29 SHMA.
Licensing will tackle overcrowding and illegal conversions.

	Negative in the short term

Positive in the long term
	

	Race and
Socio -economic
	Poor and marginalised people, such as new arrivals in the country are more likely to be affected by poor housing conditions. Overcrowding disproportionately affects migrants. 
The relatively low rents in the borough combined with the high numbers of flat conversions, HMOs and the considerable size of the private rent sector means Newham is attractive to new migrants. The mobility of the migrant population results in relatively high levels of population churn. Figure 33 of SHMA suggests that the majority of in-migrants into Newham are renting privately and are very unlikely to own their current home outright. Figure 163 and Figure 164 show how the tenure of A12 migrant worker households compares with that of the whole population of Newham. As with property type, the tenure split is markedly different with 91% of A12 migrant worker households living in private rented accommodation compared to only 35% of the whole population.
MIP shows: There is an estimated population of 36,000 migrants (aged 16 years and above) who live in private sector accommodation in Newham. 90% of the surveyed migrants are employed with the average migrant earning £763 per month net, with one-third of those (31.5%) employed in the unskilled manual sector.
There is a significant concentration of these migrant households in HMOs where a room to rent is the only affordable form of accommodation for a working household on low wages working in the kinds of roles taken by many new migrants – e.g. the catering or cleaning industries. Many of these migrant communities may have a poor understanding of the rules around disposal of rubbish and recycling for example contributing to little pride in the environment.
The breakdowns of the protected characteristics of those who responded to the public consultation are included at Appendix 2 for information. The consultants were able to reach a wide range of tenants.

	Negative in the short term

Positive in the long term
	

	all
	Overcrowded homes lack enough bedrooms, taking into account the ages, sex and relationship of the people in the household. Couples, single adults, pairs of adolescents of the same sex and pairs of children under 10 each require a separate bedroom. The vast majority (84%) of multi-adult households are living in the private rented sector, compared to only 36% of all households. Para 8.107 SHMA
Licensing will tackle overcrowding and illegal conversions.

	Negative in the short term

Positive in the long term
	

	all
	The life chances of residents are closely linked to the quality of their neighbourhoods and their housing accommodation. There are big differences between the proportion of households in unsuitable housing based on their current tenure – with only 24.7% of owner occupiers being  unsuitably housed, compared to 42.2% of those who renting from a social landlord and 45.7% of households in private rent. Para 6.19 SHMA
Licensing will improve housing conditions over the longer term

	Negative in the short term

Positive in the long term
	

	all
	Vulnerable residents and those on low incomes have found that access to housing appropriate to their needs has been restricted by a lack of affordability. Very large numbers of people in housing need now live in the PRS. When compared by tenure the White British and Asian ethnic groups have the highest proportions of owner occupation (37% and 40% respectively), however the remainder of the White British population are more likely to be living in the social rented sector while Asian households are more likely to be renting privately (SHMA Figure 141). Almost three quarters of the Other White population in Newham live in a privately rented property – this is markedly higher than for any other ethnic group. Licensing will benefit those no longer housed in the public sector stock but who are in housing need. Regulation of the PRS has the capacity to improve the lifechances of minority communities.

	Negative in the short term

Positive in the long term
	

	all
	Newham Council proposes to introduce a comprehensive, borough-wide licensing scheme with the clear objective to secure a consistent level of responsible property management among all private landlords. The other advantage of a borough wide scheme is that the council will be ale to identify all private rented dwellings. The sector is so dynamic this is difficult at the moment.
Licensing is also part of a wider strategic context and plans that Newham is developing. Newham hopes to create a vehicle purchase street properties in Newham and use the council’s resources to promote a new kind of rental market for hard working households to seek to retain ambitious people in Newham.
	positive
	The advantage of a borough wide scheme is that everybody benefits rather than the current area based approach which is a “postcode lottery”

	
	Newham recognises that the current and proposed changes to the national welfare system are likely to have a negative impact on the provision of quality housing options. There will be displacements of benefit dependant households from high rent central London areas to east London as a result of Local Housing Allowance (LHA) rent caps. Licensing seeks to forestall some of these negative consequences by driving up the quality of the PRS.

	Negative in the short term

Positive in the long term
	

	all
	Over time licensing should improve conditions in the private rented sector

	positive
	

	all
	Over time licensing should improve Newham’s intelligence on the dynamics of the private rented sector in the borough. One of the major handicaps is that the council has very imperfect information on many aspects of the PRS –  for example the turnover of tenants; the turnover of landlords; the rate of increase in the sector; conditions in the PRS; patterns of ownership; the size of landlord portfolios. The more intelligence we have the better we can design our policies and services to meet the needs of landlords and tenants in this sector where there has been minimal regulation since the 1980s for example with the ending registered fair rents under the Rent Act 1977.

	positive
	

	all
	Newham spends approx. £17.5m annually on enforcement activity to improve the PRS and our neighbourhoods. The majority of this spend is on crime and ASB reduction.  The standard enforcement regime can be complicated, time-consuming and expensive which makes it difficult for local authorities to act quickly against poorly managed and maintained private rented properties. In our licensing proposal good landlords only have to pay £30 a year and will also receive a license for five years, meaning that they will not hear from us again unless there is a complaint. 

	positive
	The licensing regime adds teeth to the local authority’s approach to the PRS

	Socio economic
	Landlords may try to pass on the cost of licensing to tenants forcing up rents.
Newham is developing an Integrated Advice and Guidance Service (IAG) where there will be comprehensive advice to a wide range of people with housing, welfare and other issues.
	Negative in the short term

Positive in the long term
	

	all
	Some landlords may decide to leave the cheap private rented market and this could result in evictions and homelessness. A significant protection for assured shorthold tenants is that a s21 Notice cannot be used by the landlord where a property is subject to licensing but has not been licensed.
To mitigate short term negative effects Newham will liaise with the police, Shelter and other 3rd sector agencies to ensure everybody is aware of the rights of tenants to protection from harassment and illegal eviction under the Protection from Eviction Act 1977. There will be widespread publicity.
Newham is developing an Integrated Advice and Guidance Service (IAG) where there will be comprehensive advice to a wide range of people with housing, welfare and other issues.
	Negative in the short term

Positive in the long term
	

	all
	The council will have greater control over poor landlord practice like not tackling anti social behaviour (ASB). Newham has the third worst overall level of ASB reported to the police in London including high levels of noise and neighbour nuisance. 

	positive
	

	disabled
	PRS and its accessibility issues for disabled people:  A large proportion of the PRS in Newham consists of houses with gardens compared with the remaining council housing stock which consists of about 4,700 houses and 19,000 flats. However private landlords are less likely to spend money adapting properties to meet the needs of disabled people. One of the aims of licensing is to have a better informed landlord community where they are clearer about their responsibilities (see next section) and the support that is available to disabled people.

	Neutral as greater PRS supply but less likelihood of adaptation
	

	all
	As part of the licence application process landlords have to show they have not  practised unlawful discrimination on the grounds of sex, colour, race, ethnic or national origins or disability in, or in connection with the carrying out of any business,

 
	positive
	A landlord should not pass the fit and proper person test if there is evidence of discriminatory practice

	all
	Population churn: 80% of PRS households have lived at their current address for less than 5 years – with as many as 43.7% of all tenants having lived at their current address for less than a year. Lack of pride in the environment is a significant issue for Newham. Issues about clean streets are consistently top of resident perception surveys. The evidence is Newham removes far more rubbish from its streets than any neighbouring boroughs by well over a factor of 4. Private sector tenants tend to occupy properties for shorter periods of time than other residents, and as a consequence have less social investment in the neighbourhood they occupy.
Figure 112 of SHMA shows the high degree of turnover or ‘churn’ of the Newham housing market – with over one in every five households (20.9%) having moved within the last 12 months, and 8.9% having moved within the last two years. This compares to around one in seven households that move each year across the whole of London, therefore the turnover in Newham is higher than for Greater London.
	Negative in the short term

Positive in the long term
	Licensing is intended as one instrument to reduce churn in the population.

	all
	Newham has identified over 4000 separate landlords operating in the borough, many owning a very small number of properties. Licensing may lead to some landlords leaving the market especially those not wanting or being able to meet regulatory standards.
	neutral
	

	Socio economic
	Just under 30% of PRS tenants are benefit dependent and 70% are working. Only 27% of households who privately rent receive housing benefit. This indicates that the private rented sector is only partially being supported by income from housing benefit, with the majority of households receiving no help. The growth in the private rented sector in Newham is therefore likely to be supported by households, such as migrant workers and young employees who cannot afford to buy, but who are able to meet their own rent costs. Para 5.68 SHMA

	neutral
	

	all
	Energy conservation certificates required by law and enforced via the licence conditions will improve the carbon performance of the PRS over time partly by raising awareness of energy performance issues in the PRS.

	Positive in the long term
	

	Socio economic
	Fuel poverty (See Appendix 1): only 14% of private landlords who responded to this question had sought assistance from the council to improve energy efficiency.  Newham Council actively promotes energy saving measures - therefore it is quite surprising to see such a low take up. (Landlord Survey)
	Positive in the long term
	

	all
	Satisfaction levels of PRS tenants is relatively high but this is offset by their very low expectations of service, compared with what a council tenant expects of a council as landlord. Figure 80 of SHMA shows that owner occupiers are much more likely to be satisfied with their home with less than 5% expressing dissatisfaction compared to around 13% in the social rented sector and just over 10% in the private rented sector. Licensing will raise expectations amongst private tenants and ultimately improve standards. Licensing will also improve awareness of tenants’ rights and who to make a complaint to.
	positive
	

	all
	HMOs - The SHMA estimates that there are now 32,000 dwellings in the private rented sector and around 10,300 of these meet the definition of an HMO. (Para 5.71 SHMA.) There is a known strong relationship between HMOs and ASB - see above Table 1. Licensing all HMOs, not just larger ones covered by mandatory licensing, is an important part of the approach to tackling ASB. There is police evidence of crime related to HMOs in Newham.
	positive
	

	all
	Housing and the quality of housing has a major impact on health and wellbeing. Investment in improving poor, overcrowded or inappropriate housing will improve the quality of life of residents and have a preventative affect on future health and social care need.  For example Newham has the highest rates of TB in the UK reaching a 109 cases per 100 000 population in 2008. This is significantly higher than London, and other nearby PCT’s in City & Hackney and Tower Hamlets. (Source JSNA 2010 para 6.19 and 10.8). By driving up standards licensing in the long term can deliver better individual health outcomes.
	Positive in the long term
	

	All landlords
	There may be adverse short term consequences for the landlord community of greater regulation through licensing. However in the longer term it will drive up standards and mean that less responsible landlords will not be able to gain an unfair commercial advantage by keeping their costs down by not complying with all the rules. In the longer term it will improve the public image of all landlords and lettings agencies, and make their services more marketable.
	Negative in the short term

Positive in the long term
	Newham already provides landlord training through our Accreditation Scheme.


	Equality Impact Assessment Action Plan for borough wide landlord licensing


	Issues identified and groups affected
	Actions to be taken
	Timescales of actions
	Who is responsible for delivery
	Intended outcomes
	Performance measures
	Reference to service or other plans

	There is a concentration of vulnerable people in the private rented sector
	Licensing will be beneficial as it will improve standards for all
	From the start of the scheme in 2012
	I Dick
	Raised standards and better regulation
	% of properties licensed
	Housing Strategy 2011

	Housing conditions worse in the private sector affecting all private tenants
	Licensing will improve awareness of where tenants can make a complaint to if landlords are not maintaining their property
	From the start of the scheme in 2012
	I Dick
	Raised standards and greater awareness of tenants’ rights
	% of private tenants satisfied
	Housing Strategy 2011

	Fuel poverty is far worse in the private rented sector
	As part of licensing we promote energy efficiency for example by demanding EPC
	From the start of the scheme in 2012
	I Dick
	Raised awareness of the responsibilities of all landlords for promoting energy efficiency and driving down fuel poverty
	EPCs

Improved SAP rating of PRS over time
	Domestic Energy Efficiency Strategy

	Following the Localism Act 2011 the PRS will increasingly be used to meet housing need as authorities can discharge their homelessness duties in the PRS
	As a responsible local authority, link a policy of discharging homelessness duties to better regulation of PRS
	From the start of the scheme in 2012
	I Dick and
Modester Anucha
	Households in need will be adequately housed in PRS.
	% of properties licensed
Numbers of people in housing need housed in the PRS
	Housing Strategy 2011
Homelessness Strategy 2008

	Evictions – enforcement of standards could lead to the displacement of tenants.
	Government funding of £280,000 secured April 2012 to tackle displacements from beds with sheds programme -£20k has been set aside for direct homelessness costs.
	From April 2012
	Christine Lyons /Modester Anucha
	Private tenants supported if there are negative consequences arising from Newham’s enforcement approach
	Spend against allocation
Measures developed for IAG 
	Homelessness Strategy 2008
Local Development Framework 2011

	
	To mitigate short term negative effects Newham will liaise with the police, Shelter and other 3rd sector agencies to ensure everybody is aware of the rights of tenants to protection from harassment and illegal eviction under the Protection from Eviction Act 1977. There will be widespread publicity.
	From the start of the scheme in 2012
	Ian Dick
	A significant protection for assured shorthold tenants is that a s21 Notice cannot be used by the landlord where a property is subject to licensing but has not been licensed.

	Monitor referrals made to Shelter and other agencies.
	Housing Strategy 2011

Homelessness Strategy 2008


6. Formal agreement

a. Sign off by Divisional Director / Head of Strategy & Partnerships Jackie Belton 1st June 2012
7. Publication of results

a. EqIA published on Council website (full or summary version) June 2012
8. Monitoring and review

a. Set dates and mechanism for monitoring and reviewing July 2012
APPENDIX 1
Indication of scale of fuel poverty in Newham private rented sector

1) Methodology 
i) The latest available official fuel poverty statistics were recently released by DECC and apply to 2009. They show the average level in Newham to be 16.5% - there is considerable variation, the lowest level in Beckton Ward being 7.9% and the two Green Street Wards being the highest at 20.4%.

ii) The latest report from our energy property database shows the average SAP (energy efficiency score) in Newham is 57 (out of 100). As shown in Table 1 below, the private rented sector (PRS) has an average of 47, hence its condition is 10% worse than the average.
iii) Hence the level of fuel poverty in Newham’s PRS could be at least 26.5%. i.e. 10% worse than the average of 16.5%. Assuming the size of the sector at 35% of total stock of 102,286 (as per our database), this represents 9,487 households.
iv) It should be noted that these figures use the government official definition of fuel poverty, which does not take into account the increased London housing costs – these could add as much as 12% to the total.
2) Other evidence         
The two figures below show the continuing strong correlation between areas with high concentrations of private rented stock and fuel poverty. Graph 1 for 2009 shows how fuel poverty levels rise in Community Forum areas as the level of private rented stock increases. Graph 2 shows the same trend in 2008 – graph 2 also shows the picture with the other tenures, there is also a strong positive correlation with owner-occupied stock, but a strong negative correlation with social housing. This demonstrates the poor relative condition of private stock in Newham.

Sue Walker 
Manager Domestic Energy Efficiency Team

11.04.12                                                      
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Graph 1: Fuel Poverty within PR sector by Community Forum Area 2009
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APPENDIX 2

Figure 10: To what extent do you agree or disagree with the general proposals for a licensing scheme?  (Source ORS report)
Base: Residents who agree (408)[image: image2.emf]
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