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Executive summary 
 

This report presents the findings of the public consultation on Haringey Council’s proposals to introduce 

a new borough-wide additional licensing scheme in Haringey. 

The consultation ran for 11 weeks from 27th November 2023 to 12th February 2024 and sought to gather 

local views on the proposals, including the proposed licensing conditions, fees, variations to the licence, 

and alternatives that the Council could consider. The Council commissioned M·E·L Research, as an 

independent research consultancy, to deliver the consultation survey and independently analyse and 

interpret the results.  

The consultation also looked at respondents’ experiences of HMOs, accommodation and maintenance of 

private rented properties in the borough. 

A variety of consultation methods were used to allow interested parties to share their views on the 

proposals. These included an online survey, 3 public workshops (2 online and 1 in person took place, 

although a further session was offered), stakeholder interviews, a freephone number for verbal feedback 

or to request a paper copy of the survey, and an email address for written feedback and queries. 

The Council promoted the consultation extensively through various communication channels, both within 

Haringey and beyond, to encourage landlords, tenants, agents, residents, businesses, and other interested 

parties to get involved. 

In total, the consultation generated 328 survey responses. 21 people attended three public workshops. 

Six stakeholders were interviewed. Finally, 13 individuals or organisations responded with written 

submissions to the consultation.  
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Key findings 

Additional Licensing scheme proposals 

Table 1: Summary of survey responses on proposal (overall/by respondent group) 

 Overall Residents 
Private 
tenants 

Landlords
/agents 

Other 

Base 328 67 35 178 48 

Agree with the proposal for renewing the 
additional licensing scheme 

47% 84% 37% 26% 79% 

Disagree with the proposal for renewing the 
additional licensing scheme 

45% 10% 54% 66% 8% 

      

Agree the proposed conditions will improve the 
quality, standards and management of HMOs  

50% 85% 34% 30% 85% 

Disagree the proposed conditions will improve 
the quality, standards and management of 
HMOs 

40% 7% 49% 60% 6% 

      

Agree the proposed licence fee of £1,331 for a 5-
year licence is reasonable 

29% 55% 26% 10% 67% 

Disagree the proposed licence fee of £1,331 for 
a 5-year licence is reasonable 

58% 25% 66% 80% 13% 

      

Agree the licence period should be reduced if 
there is evidence for officers to do so 

52% 85% 37% 36% 77% 

Disagree the licence period should be reduced if 
there is evidence for officers to do so 

27% 6% 31% 39% 10% 

 

NB. Where people identified themselves as belonging to more than one group (such as owner occupiers, private 

tenant etc…), we have assigned respondents to one principal group (prioritised by private tenants first, followed by 

landlords, agents, owner occupiers, social housing tenants and then by businesses in Haringey, and ‘other’). Therefore 

the base sizes are lower than those shown in Table 4. There were then grouped into smaller categories presented in 

the table above and throughout the survey, 

 

The proposal for renewing the additional licensing scheme was supported by just under half of 

respondents who took part in the survey (47%). A similar proportion (45%) disagreed with the proposal, 

with most of these (37%) strongly disagreeing.  

The proposal received higher levels of support from residents (84%) and other respondents (79%). 

Landlords/agents and private tenants were more likely to disagree with the proposal (66% and 54% 

respectively). 

Overall, half of respondents (50%) agreed that the proposed licensing scheme conditions would lead to 

an improvement in the quality, standards and management of HMOs. However, 40% did not believe that 

the conditions would lead to an improvement, with most of these respondents (30%) strongly disagreeing. 



 

 
6 

 

Agreement that the licensing conditions would lead to an improvement was higher among other 

respondents and residents (both 85% in agreement). Greater levels of disagreement were found amongst 

landlords/agents (60%) and private tenants (49%). 

When asked questions relating to proposed conditions around property management, the majority of 

respondents viewed the proposals as reasonable: 

▪ 85% viewed the requirement for landlords to ensure that any repair or improvement work or pest 

treatment is to be undertaken by a competent person as reasonable.  

▪ 79% viewed the requirement for landlords to ensure that that the exterior of the HMO is kept 

clean and tidy and that issues of routine maintenance affecting the exterior, such as broken 

windows, are addressed promptly as reasonable. 

▪ 74% viewed the requirement for landlords to take quicker action when complaints are made by 

tenants as reasonable. 

▪ 72% viewed the requirement for landlords to ensure that that all outhouses, garages, and sheds 

are kept secure and are used for their intended purpose only as reasonable. 

Support for each of the four elements of the proposed conditions was higher amongst residents and other 

respondents.  

When asked questions relating to proposed conditions around waste management, again the majority 

of respondents viewed the proposals as reasonable: 

▪ 79% viewed the requirement for landlords to make sure that tenants are provided with adequate 

facilities for the disposal of refuse and recycling as reasonable. 

▪ 75% viewed the requirement for landlords to make sure that regular checks are carried out to 

ensure that the common areas, gardens and yards are free from waste, which could provide 

harbourage for pests and/or is a nuisance and/or is detrimental to the local amenities as 

reasonable. 

▪ 72% viewed the requirement for landlords to make sure that new tenants are, within 21 days of 

the start of their occupation, given information on waste and recycling as reasonable. 

▪ 69% viewed the requirement for landlords to make sure that old furniture, bedding, rubbish or 

refuse from the HMO is not left on, or immediately outside, the HMO or private land as 

reasonable. 

▪ 69% viewed the requirement for landlords to make sure that any type of waste which the 

Authority does not routinely collect, such as hazardous waste is disposed of in a safe and lawful 

manner as reasonable. 

▪ 67% viewed the requirement for landlords to make sure that waste such as old furniture, bedding, 

rubbish or refuse from the HMO is not left outside the HMO or in its vicinity as reasonable. 

Support for each of the six elements of the proposed conditions was again higher amongst residents and 

other respondents.  

When asked for their views on the proposed fee of £1,331.00 to cover the cost of administering, 

resourcing, and maintaining the delivery of the licensing scheme during its five-year period, less than 

one third of respondents (29%) agreed that this was a reasonable fee. Over half (58%) disagreed, with 

46% strongly disagreeing. Other respondents displayed the highest level of support for the proposed fee 

(67% in agreement), followed by residents (55% in agreement). 80% of landlords/agents and 66% of 

private tenants did not agree that the fee is reasonable.  
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Over half of respondents (52%) agreed that the licence period should be reduced if there is evidence for 

officers to do so. 27% disagreed and 21% did not feel able to express an opinion. A higher proportion of 

residents (85%) agreed that the period should be reduced, compared to 37% of private tenants and 36% 

of landlords/agents. 

 

Alternatives to licensing and other comments 

At the end of the survey, respondents were given the chance to provide any further comments on the 

proposals or any alternatives that the Council could consider. From a total of 297 comments, the most 

common cited was that the scheme is unfair to landlords and bad for tenants (36 comments), generally 

disagreeing with the proposed scheme (31 comments) and that the Council should focus on tackling 

unlicensed HMOs and rogue landlords (30 comments). 

 

Views from the public meetings  

Feedback was also gathered via three public meetings. Many of the participants were landlords or came 

from this perspective. Some of the key points from these sections within the report are summarised here.  

▪ Most landlords felt that they were being penalised for a small number of bad landlords. Some felt 

that the Council should target criminal landlords, either as a priority for the scheme or as a better 

way of using existing resources 

▪ Some landlords felt that there should be further discounts for landlords who are already licensed, 

for Part 1 of the licence fee associated with processing the application, as much of the information 

will be the same 

▪ Questions were raised around the level of support that would be provided to landlords, 

particularly around helping them with more difficult tenants 

▪ Many landlords felt that the compliance checks were very helpful to them and asked for more 

detailed feedback be given, for example in why they had passed their checks or further 

improvements that they may want to consider 

▪ Wider issues around Haringey were highlighted by a number of landlords, particularly around the 

impact of wider schemes such as the ULEZ and local parking permit costs, as they are having an 

impact on the availability of reliable tradespeople to work in Haringey to do work on their 

property. The cost of parking was mentioned across a number of groups, with landlords asking 

for some considerations to be made by the Council more widely around the cost impact on them.  

 

Stakeholder views  

In total, feedback was gathered from 6 stakeholder interviews. These were a mixture  a mixture of public 

sector organisations, a third sector organisation, a national landlord association and a local letting agent.  

The stakeholders interviewed are listed in Appendix 4.  Key points from the responses are provided here.  

▪ Stakeholders were largely supportive of the proposed scheme and felt that something needs to 

be in place to raise standards. However, all agreed that the scheme needs to be enforced to have 

any real impact. Most felt that there were no real viable alternatives available to the Council.  
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▪ Most felt that a borough-wide scheme was fair and easier to understand from a landlord and 

tenant perspective. Conversely, the NRLA felt that a smaller, evidence-based scheme focusing on 

key problematic areas, would most likely have a greater impact as resources would be focused 

rather than being spread too thinly across a wide area.  

▪ A number of stakeholders felt that the Council had not delivered the compliance/enforcement 

side of the existing scheme and therefore questioned whether a new scheme would be any 

different and have any impact.  

▪ Stakeholders working in the housing space felt that awareness raising amongst all parties in the 

sector was crucial, to get organisations, landlords, residents working together to identify and deal 

with substandard properties. Others felt that more support was needed from the Council and 

other local agencies for landlords, to help them deal with issues that they are less equipped to 

deal with, such as problem tenants and ASB issues.  

 

 

Written responses 

In total, 13 written responses were provided. Most of these were from the letting agent/landlord 

perspective. Themes from the responses are largely similar to those that came out of the public meetings 

and stakeholder interviews. A summary of key points includes; 

▪ Landlords felt that the scheme is penalising good landlords and that some were considering 

whether it was financially viable for them to continue due to licensing and other financial 

pressures that they are now under. A number of respondents felt that the financial pressures 

across the board were leaving landlords with little alternative but to pass increased costs onto 

tenants in rent increases, which contradicts that Council’s commitment to providing more 

affordable housing.  

▪ Greater support from the Council for landlords to deal with problem tenants, along with a review 

of parking costs for compliance requirements for licence holders (such as when additional works 

need to be done on properties),  and a list of local vetted tradesmen were suggested by a number 

of respondents. 

▪ Discounts on licence fees for existing licence holders, those with multiple properties, or bigger 

discounts for accredited licence holders were also suggested. 

▪ A lack of compliance and enforcement actions taken via the existing scheme was highlighted by 

some of the organisations from the landlord/agent sector. There were questions about the 

resourcing capacity that would be available through a new scheme to deliver on this front.  

▪ A number of respondents asked the Council to think more long term about the housing market in 

Haringey, and to focus on building more affordable and social housing, rather than just focusing 

on the private rented sector.  
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Experiences of HMOs in Haringey 

The survey contained a section of questions which looked to understand views and experiences of 

respondents regarding HMOs in Haringey. The key headlines are provided below:  

HMO accommodation in Haringey 

Respondents were asked to state the extent to which they agreed with a number of statements relating 

to HMOs in Haringey.  

▪ 30% agreed that most HMOs are in a good state of repair, 29% disagreed.  

▪ 29% agreed that most HMOs have good waste management systems, 29% disagreed.  

▪ 29% agreed that HMO accommodation is not a major contributor to fly tipping in the borough, 

27% disagreed.  

▪ 28% agreed that most HMOs are well managed, 29% disagreed.  

▪ 25% agreed that noise and ASB is managed well by HMO landlords, 30% disagreed.  

Agreement with the statements was highest amongst private tenants and lowest amongst residents.  

 

From a list of issues provided, three quarters of respondents (75%) said that they have not experienced 

any of the issues with their accommodation (this includes all respondents to the survey, not just those 

who had lived in private rented accommodation). Amongst those who have experienced issues, the most 

commonly experienced were damp and mould (15%), poor property conditions (13%) and overcrowding 

(11%). 

Over one third (37%) of respondents agreed that landlords in Haringey maintain their properties to a 

good standard. A smaller proportion (24%) did not agree and notable proportions selected either 

neither agreed nor disagreed (17%) or felt unable to answer the question (22%). 

Private tenants were the most likely to agree that landlords in Haringey maintain their properties to a 

good standard (57%). Around six in ten residents disagreed that this is the case (61%).  
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Introduction 

Background 

Haringey has seen a significant increase in private rented sector; recent data modelling estimates that the 

borough has just under 44,000 privately rented dwellings. Alongside this growth, Haringey has noted an 

increase in the prevalence of problems such as poor property conditions and poor management, with 

correlations to smaller Houses in Multiple Occupation (HMOs) that do not fall under the statutory 

mandatory licensing scheme.  

Haringey Council is considering introducing a new borough-wide additional licensing scheme, covering 

smaller Houses in Multiple Occupation (HMOs), which do not fall under the existing Mandatory licensing 

scheme. 

Before making any decision, the Council commissioned M·E·L Research to gather local views, in particular 

from local landlords, private tenants, agents, residents, businesses and organisations inside Haringey and 

beyond.  

 

Proposals 

Haringey Council is proposing to introduce a new borough-wide additional licensing scheme of HMO 

properties that are privately rented, where 3 or 4 non-related tenants share an amenity, such as a 

bathroom or kitchen. The proposal covers Section 257 HMOs , which is a house which is now a converted 

block of flats where the standard of the conversion does not meet the relevant building standards 

(Building Regulations 1991) and where fewer than two-thirds of the flats are owner-occupied.  

Under the scheme, landlords of private rented properties that fall under the remit of the scheme will be 

required to obtain a licence to rent out their property (excluding properties falling within certain 

exemption criteria). Landlords will be charged an associated fee for registration and the scheme will run 

for a five-year period. 

The consultation focused on the degree to which respondents agreed or disagreed with the proposal to 

introduce the additional licensing scheme, as well as views on the proposed licence fees, discounts, and 

conditions. It also looked at respondents’ views of HMOs in the borough and experiences of issues in their 

accommodation.   

 

Public consultation  

The public consultation took place over a 11-week period (27th November 2023 to the 12th February 2024). 

An online survey was used as the principal method of consultation, with paper copies of the questionnaire 

and a telephone helpline available for those who wished to complete the survey either way. An email 

address was also provided to gather any written comments or feedback that have been analysed and 

included in the appendices.  
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Throughout the consultation, the response rate and demographic profile of respondents was periodically 

reviewed, with the Council’s Communications team pushing out targeted communications to increase 

participation.  

 

Communication channels 

The survey was promoted by the Council to interested parties within the borough, such as landlords, 

agents, tenants, residents, local businesses and third sector organisations. It was also promoted to 

interested parties in neighbouring boroughs.  

The Council sent out emails to all registered landlords who have licenses from the mandatory, additional 

or selective licensing schemes currently in place.  To help spread the word far and wide, the Council 

collaborated with local partner organisations and other internal departments to promote the 

consultation. 

A full list of all activities taken to promote the consultation is below: 

 

Table 2: Communications activities (within the borough) 

Communications  

Direct marketing  ▪ Email to 127 managing agents operating in the borough on 4 December 2023. 
▪ Email to 220 landlord/letting agents registered with L.B Haringey landlord forum. 
▪ Email to approximately 6726 existing licence holders in the borough on 7 

December 2023. 
▪ Leaflet advertising consultation distributed to tenant's properties which were 

being inspected as part of current additional HMO licensing scheme. 
▪ Advertised consultation at Hermitage and Gardens Week of Action between 29 

January and 2 February. Leaflet distribution, paper copies of survey, staff to 
promote and answer any questions. 

 

Partner ▪ Email to 22 commissioned partner organisations on 8 December 2023. 
▪ Email to 64 Community partner charities and or organisations on 8 December and 

16 January 2023. 
▪ Email to landlord representative bodies on 6 December 2023.   
▪ Mailshot to Connected Communities on 8 December and 18 December 2023. 
▪ Mailshot to Neighbourhood Watch and Safer Neighbourhood Panel on 18 

December 2023 and 17 January 2024. 
▪ Email to Haringey Residents Associations week of 22 January 2024. 
▪ Raised at ladder community Safety Partnership week of 22 January 2024. 
▪ Local Citizens Advice Bureau agreed to promote to their clients. 
▪ Haringey Reach and Connect & Public Voice London Promoted via their staff and 

service users – direct contact 7 December 2023. 
▪ 6 partner interviews held throughout the duration of the consultation. 
▪ Haringey Landlord Forum held on 5 February 2024. 
▪ Letter to all London Local Authorities – 5 December 2023 
▪ Email to all London Local Authorities – 6 December 2023 

 

Press & Media ▪ Press release was distributed on 27 November 2023 to Local, Trade and National 
press. Delivered to a total of 471 contacts. 

 
▪ Media coverage received:  

• https://haringeycommunitypress.co.uk/2023/11/28/residents-invited-to-
have-their-say-on-hmos/  

https://haringeycommunitypress.co.uk/2023/11/28/residents-invited-to-have-their-say-on-hmos/
https://haringeycommunitypress.co.uk/2023/11/28/residents-invited-to-have-their-say-on-hmos/
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• https://www.landlordtoday.co.uk/breaking-news/2023/11/london-
borough-hmo-licensing-scheme-goes-out-to-consultation 

• https://www.hamhigh.co.uk/news/23975980.haringey-landlord-must-
repay-20k-rent-unlicensed-hmo/ 

• https://www.standard.co.uk/news/london/tottenham-landlord-haringey-
hmo-licensing-rent-repayment-b1125646.html 

 
▪ Advert placed in:  

o Ham and High w/c 22 January 2024  
o Independent: w/c 8 January, 29 January and 5 February 
o Haringey Community Press: December and January edition (monthly) 

 

Digital  ▪ Information made available on the Council’s website for the entire consultation 
period through a dedicated webpage. 

▪ Regular reminders with links to the consultation were posted out via social media 
between 27th November 2023 and 12th February 2024. 

o 20 posts on Facebook 
o 20 tweets on Twitter, receiving a total of 3300 view, around a reach of 

267,000 and 779,000 impressions. 
▪ Feature on the council’s homepage carousel between 15 January 2024 and 25 

January 2024.  
▪ Feature in Haringey People Extra which is mailed to 12,000+ subscribers: 
▪ 1 December  
▪ 5 January  
▪ 2 February  
▪ Adverts displayed on 32 digital screens around the borough between 7 December 

2023 and 31 December 2023.  
▪ Advertising banner on the council’s website from 6 December 2023 to 12 

February 2024.   
▪ Web Display, Meta, Snapchat, and Google Search call-to-action adverts between 

27 December 2023 and 12 February 2024. This resulted in:  
o Over 3,600,000 impressions 
o Over 18,000 clicks  
o A click through-rate of 0.51%  
o Website placements included but were not limited to: 

▪ theguardian.com 
▪ sky.com 
▪ dailymail.co.uk 

 

Internal  ▪ Advertisement on the council’s staff intranet news board between 6 February 
2024 – 12 February 2024.  

▪ Feature on the council’s internal digital screens between 12 January 2024 and 12 
February 2024.  

 

In addition, three public meetings were held with interested parties who signed up to attend an in person 

or online workshop. In total, 21 attendees participated in the meetings, and qualitative views were 

gathered, which are presented in the report. A meeting was offered in December as an online event, but 

no attendees took part.  

 

 

 

 

 

https://www.landlordtoday.co.uk/breaking-news/2023/11/london-borough-hmo-licensing-scheme-goes-out-to-consultation
https://www.landlordtoday.co.uk/breaking-news/2023/11/london-borough-hmo-licensing-scheme-goes-out-to-consultation
https://www.hamhigh.co.uk/news/23975980.haringey-landlord-must-repay-20k-rent-unlicensed-hmo/
https://www.hamhigh.co.uk/news/23975980.haringey-landlord-must-repay-20k-rent-unlicensed-hmo/
https://www.standard.co.uk/news/london/tottenham-landlord-haringey-hmo-licensing-rent-repayment-b1125646.html
https://www.standard.co.uk/news/london/tottenham-landlord-haringey-hmo-licensing-rent-repayment-b1125646.html
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Profile of respondents 

An online survey was completed by 328 respondents. A breakdown of respondent types is provided.  

Table 3: Respondent profile to the online survey  

Respondent profile Number % of responses 

Owner occupier 63 19% 

Private tenant 35 11% 

Social housing tenant 4 1% 

Landlord 165 50% 

Letting or managing agent 13 4% 

Business owner in Haringey 1 0% 

Other 47 14% 

(Multiple answers possible) 

 

Reporting conventions 

Owing to the rounding of numbers, percentages displayed on charts in the report may not always add up 

to 100% and may differ slightly when compared with the text. The figures provided in the text should 

always be used. For some questions, respondents could give more than one response (multiple choice). 

For these questions, the percentage for each response is calculated as a percentage of the total number 

of respondents and therefore percentages do not usually add up to 100%.  

Where free text questions were asked, comments have been coded against common themes.  

The results in the report by sub group are presented by landlord/agent, resident (owner occupier and 

social housing tenants living in Haringey), private tenant and all other respondents (grouped together 

from business owner and ‘other’ groups, due to small number). Where people identified themselves as 

belonging to more than one group, we have assigned respondents to one principal group (prioritised by 

private tenants first (due to this being a small group), followed by landlords, agents, owner occupiers, 

social housing tenants and then by business in Haringey, and ‘other’).  

The number of respondents to each question is presented as ‘N=’ throughout the report.  
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Survey responses to Additional Licensing proposal 
 

In total, we received 328 responses. The profile of respondents is shown in Appendix 2. Below is a 

summary of these responses. The Council will consider and respond to the comments from the survey, 

along with those from the written responses, in the Council’s response to representations, which will be 

published alongside the final proposal considered by the Council’s Cabinet. 

Additional Licensing Scheme 

Overall, just under half (47%) of survey respondents agreed with the proposal for renewing the additional 

HMO licensing scheme, with over a third (35%) strongly agreeing and a further 12% agreeing. A similar 

proportion (45%) of respondents disagreed, with the majority of these in strong disagreement (37%). 

Figure 1: Level of agreement with the proposal for renewing the additional (HMO) licensing scheme for Haringey 

(N=328) 

 

 

As shown by respondent type in the figure below, support for the proposal to renew the scheme was 

higher among residents (84% agreed) and other respondents (79% agreed). Higher levels of disagreement 

were cited by landlords/agents (66% disagreed) and private tenants (54% disagreed).  

35%

12%

5%8%

37%

3%

Strongly agree Tend to agree Neither agree or disagree

Tend to disagree Strongly disagree Don't know / Not sure
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Figure 2: Level of agreement with the proposal for renewing the additional (HMO) licensing scheme for Haringey 

(by respondent type) 

 

 

All respondents were then asked to provide their reasons why they agreed or disagreed with the proposed 

scheme. Comments show that the most common reasons provided by those who agreed with the 

proposed renewal of the additional licensing scheme (from 152 comments) included the scheme will 

improve living conditions and the area generally (82 comments), followed by issues with HMOs and the 

impact they have needing to be addressed (31 comments) and the need to regularly monitor/inspect 

HMOs (17 comments).  

 

71%

13%

26%

70%

8%

12%

11%

13%

6%

7% 12%

9%

8%

53%

46%

10%

6%

9%

4%

Other (N=48)

Landlord / agent (N=178)

Private tenant (N=35)

Resident (N=67)

Strongly agree Tend to agree Neither agree or disagree

Tend to disagree Strongly disagree Don't know / Not sure
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Figure 3: Survey comments around why respondents agreed with introducing Additional Licensing (themed by 

common responses) 

 

 

The most common reasons for disagreeing with the proposed renewal of the scheme (240 comments) 

included the additional costs (strain) for landlords and too much red tape (44 comments), that the costs 

will be passed onto tenants and rents will increase (36 comments) and that it will reduce the availability 

of housing and landlords will sell up (33 comments).  
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Figure 4: Survey comments around why respondents disagreed with introducing Additional Licensing (number of 

comments themed by common responses) 

 

 

Licence conditions 

The next section in the consultation looked at the proposed additional licensing scheme conditions, which 

is aimed at ensuring licensed properties are safe and well managed.  

The survey asked respondents to state the extent to which they agreed or disagreed that the proposed 

conditions would improve the quality, standards and management of HMOs. Half of respondents (50%) 

felt that the conditions would lead to an improvement (27% strongly agreed and 23% agreed). Four in ten 

(40%) did not believe that the conditions would lead to an improvement, with most of these respondents 

(30%) strongly disagreeing. 
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Figure 5: Level of agreement that the proposed licence conditions will improve the quality, standards and 

management of HMOs (N=328) 

 

 

Agreement that there would be an improvement in quality, standards and management was higher 

among other respondents and residents (both 85% agreed), with greater levels of disagreement amongst 

landlords/agents (60% disagreed) and private tenants (49% disagreed). 

 

Figure 6: Level of agreement that the proposed licence conditions will improve the quality, standards and 

management of HMOs (by respondent type) 
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Property management  

Respondents were asked to state how reasonable they found four elements of the proposed licence 

conditions regarding property management: 

▪ Landlords must take quicker action when complaints are made by tenants. 

▪ Landlords must ensure that any repair / improvement works or pest treatments be undertaken 

by a competent person. 

▪ Landlords must make sure that all outhouses, garages, and sheds are kept secure and are used 

for their intended purpose only. 

▪ Landlords must make sure that the exterior of the HMO is kept clean and tidy and that issues of 

routine maintenance affecting the exterior, such as broken windows, are addressed promptly. 

The majority of respondents saw each element as reasonable, with the greatest levels of support recorded 

for landlords ensuring that any repair or improvement work or pest treatment is to be undertaken by a 

competent person (85% felt it reasonable). The statement receiving the lowest levels of agreement was 

that landlords should make sure that all outhouses, garages, and sheds are kept secure and are used for 

their intended purpose only (72%).  

 

Figure 7: Level of agreement that elements of the proposed conditions regarding property management are 

reasonable or unreasonable (N=328) 
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Figure 8: Landlords must take quicker action when complaints are made by tenants (by respondent type) 

 

 

By respondent type, the view that landlords should ensure that any repair / improvement works or pest 

treatments be undertaken by a competent person is a reasonable requirement was highest among 

residents (97%) and lowest amongst private tenants (77%). 

 

Figure 9: Landlords must ensure that any repair / improvement works or pest treatments be undertaken by a 

competent person (by respondent type) 

 

 

By respondent type, the view that landlords should ensure that all outhouses, garages, and sheds are kept 

secure and are used for their intended purpose only, was highest among residents (94%) and other 

respondents (92%), and lowest amongst private tenants (54%). 
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Figure 10: Landlords must make sure that all outhouses, garages, and sheds are kept secure and are used for 

their intended purpose only (by respondent type) 

 

 

By respondent type, the view that landlords should ensure that that the exterior of the HMO is kept clean 

and tidy and that issues of routine maintenance affecting the exterior, such as broken windows, are 

addressed promptly is a reasonable requirement was highest among residents (99%) and lowest amongst 

landlords/agents (69%). 

 

Figure 11: Landlords must make sure that the exterior of the HMO is kept clean and tidy and that issues of 

routine maintenance affecting the exterior, such as broken windows, are addressed promptly (by respondent 

type) 
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Waste management  

Respondents were asked to state how reasonable they found elements of the proposed licence conditions 

regarding waste management (shown on the chart below).  

Between 69% and 79% perceived each element to be reasonable, with greater levels of support 

recorded for landlords ensuring that tenants are provided with adequate facilities for the disposal of 

refuse and recycling (79% reasonable). The statement receiving the lowest levels of support was that 

landlords should make sure that waste such as old furniture, bedding, rubbish or refuse from the HMO 

is not left outside the HMO or in its vicinity (67%).  

 

Figure 12: Level of agreement that elements of the proposed conditions regarding waste management are 

reasonable or unreasonable (N=328) 
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By respondent type, the view that landlords must make sure that new tenants are, within 21 days of the 

start of their occupation, given information on waste and recycling was highest among residents (96%) 

and lowest amongst private tenants (54%). 

Figure 13: Landlords must make sure that new tenants are, within 21 days of the start of their occupation, given 

information on waste and recycling (by respondent type) 

 

 

The view that landlords must make sure that tenants are provided with adequate facilities for the disposal 

of refuse and recycling was highest among residents (99%) and lowest amongst landlords/agents (69%). 

 

Figure 14: Landlords must make sure that tenants are provided with adequate facilities for the disposal of refuse 

and recycling (by respondent type) 
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amongst private tenants (60%). 
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Figure 15: Landlords must make sure that regular checks are carried out to ensure that the common areas, 

gardens and yards are free from waste, which could provide harbourage for pests and/or is a nuisance and/or is 

detrimental to the local amenities (by respondent type) 

 

 
The view that landlords must make sure that waste such as old furniture, bedding, rubbish or refuse from 

the HMO is not left outside the HMO or in its vicinity is a reasonable requirement was highest among 

residents (96%) and lowest amongst landlords/agents (50%). 

 

Figure 16: Landlords must make sure that waste such as old furniture, bedding, rubbish or refuse from the HMO 

is not left outside the HMO or in its vicinity (by respondent type) 

 

 

By respondent type, the view that landlords must make sure that any type of waste which the authority 

does not routinely collect, such as hazardous waste is disposed of in a safe and lawful manner is a 

reasonable requirement was highest among residents (99%) and lowest amongst landlords/agents (54%). 
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Figure 17: Landlords must make sure that any type of waste which the authority does not routinely collect, such 

as hazardous waste is disposed of in a safe and lawful manner (by respondent type) 

 

 

Views that landlords must make sure that old furniture, bedding, rubbish or refuse from the HMO is not 

left on, or immediately outside, the HMO or private land is a reasonable requirement was highest among 

residents (96%) and lowest amongst landlords/agents (56%). 

 

Figure 18: Landlords must make sure that old furniture, bedding, rubbish or refuse from the HMO is not left on, 

or immediately outside, the HMO or private land (by respondent type) 
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landlords and that the tenants also had a responsibility/bad tenants should be held to account (46 
comments). This was followed by conditions needed around bins, rubbish, flytipping and keeping the 
environment clean (30 comments).   
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Figure 19: Survey comments about other conditions that the Council could consider (themed by common 

responses)
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Local Authorities have the power to charge a fee for licensing to cover the cost of administering, 

resourcing, and maintaining the delivery of the licensing scheme during its five-year period. The proposed 

fee is £1,331.00 for up to 5 years. Respondents were asked whether they agreed that the fee is reasonable  

Under one third (29%) of respondents agreed that the proposed fee is reasonable. Over half (58%) 

disagreed, with 46% disagreeing strongly.  
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Figure 20: Level of agreement with the proposed licensing fees (N=328) 

 

 

When we look at respondent type, the strongest level of support for the proposed fees is found amongst 

other respondents (67% agreed) followed by residents (55% agreed).  

 

Figure 21: Level of agreement with the proposed licensing fees (by respondent type) 
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The survey then asked respondents to provide reasons for their answer. For those who agreed with the 

proposed fee (54 comments provided), the most common response was that the fees are reasonable/fair 

over 5 years (17 comments), that the fees should pay for more enforcement officers/inspections (8 

comments) and that fees were too low and should be higher (6 comments). All comments have been 

coded and provided in the chart below.     

 

Figure 22: Survey comments around reasons for agreeing with the proposed licence fee (number of comments 

themed by common responses) 
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Figure 23: Survey comments around reasons for disagreeing with the proposed licence fee (number of 

comments themed by common responses) 
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The survey also asked whether respondents agreed or disagreed that the licence period should be 

reduced, if there is evidence for officers to do so. Over half (57%) agreed with the reduction and 27% 

disagreed. Two in ten (21%) did not feel able to express an opinion.  

 

Figure 24: Do you agree or disagree that the licence period should be reduced if there is evidence for officers to 

do so? (N=328) 

 

 

When we look at results by respondent type, a higher proportion of residents (85%) felt the period should 

be reduced, compared to 37% of private tenants and 36% of landlords/agents.  

 

Figure 252: Do you agree or disagree that the licence period should be reduced if there is evidence for officers to 

do so? (By respondent type) 
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The survey then asked respondents who disagreed that the licence period should be reduced if there is 

evidence to do so, to provide reasons why they disagreed. From 73 comments, the most common 

response given was that they generally disagreed with the scheme and fees, and that it was a money 

making scheme (10 comments each ) , followed by the Council should revoke the licence of poorly 

managed properties (6 comments)  

 

Figure 26: Survey comments  if disagreed with the variation of licence period (number of comments themed by 

common responses) 
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Other comments and alternatives 

At the end of the survey, respondents were given the chance to provide any further comments on the 

proposals or any alternatives that the Council could consider. These are shown in the chart below.   

From a total of 297 comments, the most common cited was that it was unfair to landlords and bad for 

tenants (36 comments), that they generally disagreed with the proposed scheme (31 comments) and 

that they Council should focus on tackling unlicensed HMOs and rogue landlords (30 comments). 

 

Figure 4: Further comments or alternatives that the Council could consider(themed by common responses) 
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Public meetings 
 

Four public meetings were offered as a part of the consultation, with 2 proposed to be held online and 2 

in person at Council offices (on the 11th December 2023, 10th January 2024, 25th January 2024 and 7th 

February 2024). The first online consultation had no participants in attendance. The final event was due 

to be in person, but with only 2 attendees interested in attending, this was moved to online to encourage 

a wider number of participants.   

The meetings offered people the chance to hear and see the proposals outlined by Haringey Council, to 

ask questions and to put forward their views. In total, 21 people attended the meetings, whilst 54 had 

booked to attend.  

A summary of the key points is provided here: 

Tackling criminal landlords 

▪ A number of participants asked how the Council is going to find/target those who are unlikely to 

licence under the scheme. One landlord asked what resources/ evidence the Council has to help 

them identify where HMOs in the borough might be. 

▪ Others felt that the scheme is just to make money out of good landlords who will always come 

forwards, but will do little to catch those who don’t. 

 

Tenant/landlord responsibilities  

▪ There were questions across a number of the groups as to why and how landlords can be 

accountable for tenants behaviours and actions. One example given was around tenants taking 

out fire safety measures that landlords are required to install (such as batteries for sensors) and 

whether that would then be marked as non-compliant for the landlord during an inspection. 

▪ Others felt that tenant rights are highly regarded and protected compared to landlords. One 

landlord said that there seemed to be little support for them if they had bad tenants and felt that 

the Council should do more to help them.  

 

Fees 

▪ A couple of landlords asked whether there would be a discount for landlords who already have a 

licence with the existing scheme, as the Council would already have much of their documentation 

on properties already licenced and had done the compliance check.  

▪ One participant said that the Council states in its report that its ambition is to provide affordable 

housing in the borough, but they questioned how requiring landlords to potentially pay thousands 

of pounds extra every year in licences, upgrades, improvements, parking etc will only end up 

making rents less affordable, as they will inevitably have to pass the costs onto tenants.  
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▪ One landlord asked whether they could receive a discount on the fee if their managing agent is 

accredited, as they pay for them to manage it.  

 

Compliance checks 

▪ A number of landlords said that they had found the compliance visits helpful in knowing what 

they needed to do in terms of improvements to their properties and felt reassured that they were 

providing a good service/accommodation to their tenants. 

▪ A few landlords across the groups said that they had received no constructive feedback from their 

compliance visit, and didn’t know whether there were any problems with their property.  

▪ One landlord said that they had not received feedback for one property, but more recently had 

received feedback  and found it very useful and had made some updates based on that.  

▪ Another landlord said that they had received two compliance checks and the first said they had 

passed and the second that they had failed, with no idea why that had changed.  

▪ Another landlord said that they are not a professional landlord, therefore it would be helpful for 

the inspection report to include suggestions/improvements that could be made to their property, 

as it would give landlords an idea of what they need to do. 

▪ One participant commented that they felt the Council does not have enough inspectors to carry 

out compliance checks and asked what plans the Council has in place to carry out checks for the 

proposed scheme. 

 

Type of licence required 

▪ There were a few landlords who had properties in the existing selective licensing scheme and had 

questions about whether they would need an additional or selective licence going forwards, or 

both. 

▪ One landlord felt that it was very harsh if they did require a licence for both schemes for only one 

property (potentially a Section 257 flat). They also suggested that this may have an unintended 

consequence of reducing the amount of rental properties if landlords decide to sell up if they are 

having to pay on two fronts and potentially make updates to the property as well.  

 

Wider points around Haringey Council issues 

▪ One landlord said that they were taking an increased financial hit due to having to pay ULEZ and 

Haringey parking costs for tradespeople to visit their properties to improve the properties, which 

they felt were unfair for them to have to pay for. They suggested that tradespeople are now 

frequently turning work away in Haringey due to the increased costs of working in the area and 

they as landlords were having to pay inflated rates/additional costs to secure the work, or were 
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simply unable to source reliable people to do work on their properties. This was agreed by other 

landlords in the group.  

▪ One landlord suggested that the Council should provide a list of vetted and regulated 

tradespeople that landlords can use to help them find the right people to do work on their 

properties, rather than leave it all down to landlords to source.  

▪ Parking and the cost of parking in Haringey was an issue that was echoed by a number of 

landlords. One landlord said that they felt £22 per day to pay for a permit for anyone to visit the 

property was very high and there should be some form of exemption or discount if you have a 

licenced property.  

▪ One landlord said that they own properties within 2 housing association properties and they were 

not looked after at all, yet they were being asked to do a lot more to their property than all the 

others in the same block. This was felt to be very unfair.  
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Stakeholder views 
 

We spoke to 6 stakeholders, a mixture of public sector organisations, a third sector organisation, a 

national landlord association and a local letting agent. The list of these organisations is provided in 

Appendix 4. Here is a summary of their views. 

Views overall 

▪ Citizens Advice felt the scheme is needed and wanted much wider engagement with local 

landlords in the borough who provide a much needed service to residents. They felt that there 

were some negative perceptions that are being bandied about  landlords in the borough, and they 

felt that the Council needs to deal with matters realistically and licensing is one way of dealing 

with substandard properties.  

▪ The NRLA, although not completely opposed to additional licensing, felt that the Council has not 

shown enough evidence that they have been delivering the compliance aspects through the 

existing additional licensing scheme. They felt that the Council has to properly resource and 

undertake compliance checks of all properties, and subsequent enforcement actions to ensure 

they can evidence a positive impact.   

▪ Similarly, Cousins Estate Agents felt that licensing works well when enforced and brings landlords 

‘into the fold to do what they need to do’ but that the Council should support landlords to make 

improvements and when they have problematic tenants. They also felt that the Council should 

target bad landlords as a priority, rather than go for the more compliant landlords, which they felt 

just gives the Council some ‘easy wins’ rather than deal with the real criminal landlords.  

▪ All other stakeholders interviewed were generally supportive of the scheme, but all were keen 

that the enforcement side needs to be an integral part of the scheme and needed to be delivered 

to see improvements.  

▪ The Metropolitan Police also felt that licensing acts well as a deterrent and that the threat of 

potentially losing a property is often enough to get many people to react.  

 

Borough-wide or targeted scheme? 

▪ Almost all stakeholders felt that a borough-wide scheme would be fairer and would make it easier 

for all landlords to comply, rather than having a smaller or targeted scheme, which can cause 

confusion for landlords and tenants alike. Many of those working across the borough felt that 

there were issues with poor housing standards across Haringey, not just in specific areas.  

▪ Conversely, the NRLA believed that a more targeted, evidence-based approach, focusing on 

problem areas in the borough would be more beneficial and more achievable for the Council to 

manage, than a borough-wide scheme.  

▪ Cousins Estate Agents felt that it would be unfair to target the less affluent areas in the borough 

and could create a greater divide between the ‘haves and have nots’.  
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▪ Citizens Advice said that there are a lot of transient young people and professionals who move 

around the borough and have short term leases, therefore by having a universal scheme they 

could expect every privately rented property in Haringey to be adhering to the same standards.  

 

Fees 

▪ The majority of stakeholders felt that the licence fees were relatively reasonable, particularly 

when compared to some other London local authorities.  

▪ The NRLA felt that it was important to provide a discount to accredited landlords. 

 

Licence conditions 

▪ Cousins Estate Agents felt that it was unfair to put all the responsibility and accountability for 

tenants behaviours on the shoulders of landlords. They felt more support should be provided by 

the Council for landlords who have problem tenants or limited recourse, particularly when they 

have provided the right facilities but tenants are just ignoring them or refusing to cooperate. 

▪ Most other stakeholders felt that the conditions were reasonable and would help to keep tenants 

safe and should expect a decent standard of living. 

 

Impact of the existing licensing scheme 

▪ The NRLA and Cousins Estate Agents questioned the degree to which the existing additional 

licensing scheme has had a positive impact on improving the PRS. Cousins Estate Agents felt that 

they had only seen licensed landlords targeted for improvements rather than the Council tackling 

the issue of unlicensed properties. However, the NRLA did appreciate that Covid-19 would have 

had an impact on the number of inspections that could have taken place during that period. 

▪ The NRLA felt that Haringey had not delivered the volume of compliance checks that it needed to 

through the current scheme and that Haringey was towards the bottom of the list of local 

authorities in terms of enforcement action taken against problem properties. They felt that if poor 

property conditions were such a big problem in Haringey, they would expect the enforcement 

actions taken to reflect this rather than the bulk action being around not having a licence. 

▪ Citizens Advice felt that the Council often is more passive in its approach to addressing issues with 

landlords than it should be, and that it should be firmer in the action that it takes against 

landlords. For example, they often raise issues with the Council that are having a very negative 

impact on tenants (such as rodents in houses or cookers not working) and the Council simply 

emails the landlord to ask them to sort the problem, with no other follow up action evident. They 

felt that the actions should be proportionate to the issues, rather than just a blanket approach.  

▪ Conversely, Cousins Estate Agents felt that the Council often takes a firm line with landlords over 

the most minor issues, rather than trying to deal with them in a more supportive way.  
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Need for enforcement action  

▪ All stakeholders mentioned the need for compliance checks and enforcement as a crucial part of 

the licensing scheme to have any credibility and impact.  

▪ The NRLA questioned the resources that the Council could put into the new scheme as they have 

not delivered the compliance checks or level of enforcement actions they need to. They wanted 

to know how it would be resourced in terms of Environmental Health Officers/Inspectors, rather 

than just processing licences. They urged the Council to think carefully about the scale of the task 

with the resources and capacity they are likely to have, given there is a national shortage of 

qualified EHOs.  

▪ London Fire Brigade felt that the Council should also have a spot check regime to make sure 

landlords and keeping properties clean, tidy and habitable rather than just a one off compliance 

check. 

 

Support required for landlords 

▪ Cousins Estate Agents felt that the Council should provide more support to landlords via the 

scheme, not just stand on the side of tenants. They felt that most landlords are compliant but 

were relatively powerless themselves to take action against tenants who refuse to comply, and 

that they may be found at fault themselves for tenants actions and behaviours. They felt that they 

are going to be in a very difficult position when Section 21s are abolished.  

 

Awareness raising needed for any new scheme 

▪ One stakeholder (relatively new to post) was not aware of the additional licensing scheme already 

in place, which they felt would have been helpful to know as they could have worked more closely 

with the Council/other agencies to identify problem properties that they encounter. They 

therefore felt it would be important to publicise the scheme to all organisations and support 

agencies working in the housing sector in Haringey, so that they could act on problems as they 

found them.  

▪ Similarly, the Metropolitan Police felt there was a greater need for joined up/integrated working 

across agencies, particularly ASB and licensing.  

 

Alternatives 

▪ Most stakeholders felt that there were no real viable alternatives to licensing at the present time. 

Citizens Advice felt it to be the most practical tool that the Council can use now and make a 

difference immediately, if used with enforcement.  
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▪ The Metropolitan Police felt that licensing allowed the Council to be proactive rather than just 

having the powers to only be reactive. 

▪ The NRLA felt that the better alternative to a borough-wide scheme is to have a small scale 

scheme, like Manchester City Council for example, where they just concentrate on one or two 

problematic areas at a time, which would allow them to inspect a much higher number of 

properties on a number of occasions throughout the 5 year period and drive up standards. They 

could then look at other areas to target once the scheme has finished.   

▪ Cousins Estate Agents felt that improvements are often made in areas where there are good 

neighbourhood watch schemes or a strong community safety partnership, which helps to identify 

the substandard properties/illegally let properties and it is those that report them to the Council. 

They felt that these areas tend to have better results than areas where there is no neighbourhood 

watch scheme.  

 

Wider comments 

▪ Citizens Advice and Cousins Estate Agents felt that the Council needs to prioritise building more 

social housing in the long term and have a clear strategy for doing so, rather than relying on the 

private rented sector to fill the void.  
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Written responses 
 

We also received written responses from 13 individuals or organisations either via email or letter. We 

have summarised these into themes below and included the full responses in Appendix 4.  The Council 

will consider and respond to the representations in the written responses in the Council’s response to 

representations, which will be published alongside the final proposal considered by the Council’s Cabinet. 

 

Penalising good landlords  

All landlords who provided a response to the consultation object to the proposed scheme. The financial 

pressures that they are already under means that some have said they are already selling up or 

considering doing so, due to the additional costs they are incurring across multiple fronts.   

 

Rent increases 

Landlords and some other organisations who submitted responses said that landlords are being left with 

little alternative but to pass on the cost of licence fees and fees associated with compliance requirements 

onto tenants, therefore making the affordability of the sector even worse. Organisations and landlords 

stated that this may have an impact on the availability of property if people cannot afford increased rents 

and landlords cannot afford to operate. Propertymark suggested that rents may then go up further if there 

are fewer properties but the same level of demand, or that many will be priced out of living in Haringey.  

 

Criminal landlords need to be targeted 

Many felt that the criminal landlords should be the ones targeted as a priority, not landlords who are 

trying to be/are compliant. Many felt that Council resources and budgets would be much better spent 

finding the criminal landlords than undertaking administering a scheme. 

 

Support for landlords 

A number of landlords reported concerns around parking, and the impact this is having on the supply of 

good tradespeople to help support the upkeep/improve the standards of rental properties in Haringey. It 

was reported that landlords need tenants to request parking permits for tradespeople to park (at a cost 

of £22 a day) outside or near their properties to get work done, which can be problematic and an 

inconvenience on tenants. They suggested that the Council supports landlords in this matter and that it 

would be helpful to have a register of vetted tradespeople who were willing to work in Haringey. One 

suggested the Council could look to provides their own tradespeople to support landlords.  

Others were concerned that the impact of Section 21 being abolished could have a huge impact on their 

ability to manage problematic tenants and therefore further support from the Council would be good 

considering the licensing cost to them.  
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Support available to landlords is highlighted as a missing gap in some of the other written responses, 

particularly around dealing with ASB caused by tenants, ensuring tenants deal with waste effectively etc… 

They suggest that the Council and other partners provide greater levels of support to landlords to help 

them deal with issues which they are often ill equipped to deal with (such as tenants who have 

drug/alcohol issues or mental health issues).  

 

Fees 

Propertymark suggested a discount for landlords who own multiple properties and therefore require 

multiple licences. Safeagent suggested that there should be a fee discount for licence renewals as there 

would be less work involved if there are no changes. They have also suggested bigger discounts for 

accredited licence holders. This was echoed by other landlords who provided written responses.  

 

Scope of HMO properties in the scheme 

Safeagent suggested that including Section 257 HMOs may be problematic for agents/landlords to identify 

whether their property may need to be licensed, and it may also have a wider impact on long leaseholder-

owners (such as service charge increases or difficulties to sell on should they wish to move). They asked 

the Council to consider their stance on these in a new scheme.   

 

Impact of existing scheme 

Propertymark and Safeagent suggest that the existing additional licensing scheme has not evidenced a 

positive impact, due to a lack of compliance checks and enforcement actions, and therefore express 

concerns that a further scheme will continue in the same vein given the size of the borough and number 

of properties that they need to inspect/potentially take action against. 

 

Additions to consider in proposals 

Response 2 details a number of additional considerations and conditions for the Council to include in the 

consultation proposals. These include communication requirements for landlords when undertaking any 

form of works, along with measures to address ASB issues. They also ask the Council to consider the 

potential impact of the Renters Reform Bill and other legislation that may need to be incorporated into 

the proposed scheme. The full response has been provided for the Council to consider the list of 

recommendations.   

Safeagent has also provided a list of suggestions to improve/fine tune the wording of the licence 

conditions. This is provided as Response 4.  
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Wider considerations 

A number of responses suggest that Council needs to focus on building more social and affordable 

housing, rather than focusing solely on the private rented sector.  

 

All responses to the consultation have been provided to the Council.  
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Experiences in Haringey 
 

The last section of the survey looked to understand views and experiences of respondents regarding 

HMOs in Haringey.  

Respondents were asked to state the extent to which they agreed or disagreed with five statements on 

HMO accommodation in Haringey (shown in the chart below).   

For each statement, approximately three in ten respondents agreed, and a similar proportion disagreed. 

In the region of four in ten selected either a neutral response to the statement, or did not feel able to 

comment.  

 

Figure 28: Level of agreement with statements relating to HMOs in Haringey (N=328) 
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By respondent type, agreement that most HMOs are well managed was highest amongst private tenants 

(40%) and lowest amongst residents (4%).  

 

Figure 29: Most HMOs are well managed (by respondent type) 

 

 

By respondent type, the view that most HMOs are in a good state of repair was highest amongst private 

tenants (43%) and lowest amongst residents (4%).  

 

Figure 30: Most HMOs are in a good state of repair (by respondent type) 
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By respondent type, the view that most HMOs have good waste management systems was highest 

amongst landlords/agents (39%) and lowest amongst residents (3%).  

 

Figure 31: Most HMOs have good waste management systems (by respondent type) 

 

 

Agreement that HMOs do not contribute significantly to fly tipping was highest amongst private tenants 

(40%) and lowest amongst residents (9%).  

 

Figure 32: HMO accommodation is not a major contributor to fly tipping in the borough (by respondent type) 
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By respondent type, the view that noise and ASB is managed well by HMO landlords was highest 

amongst private tenants (40%) and lowest amongst residents (1%).  

 

Figure 33: Noise and ASB is managed well by HMO landlords (by respondent type) 
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Figure 34: Survey response to experiences of HMO accommodation in Haringey (number of comments themed 

by common responses) 
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Figure 35: Please indicate which of the following you have experienced with your accommodation. (N=328) 
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Figure 36: Level of agreement that landlords in Haringey maintain their properties to a good standard (N=328) 

 

 

 

By respondent type, private tenants were the most likely to agree that landlords in Haringey maintain 

their properties to a good standard (57%). The proportion of residents agreeing that this is the case is 

notably lower (4%).  

 

Figure 37: Level of agreement that landlords in Haringey maintain their properties to a good standard (by 

respondent type) 
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Appendices 
 

Appendix 1: Survey questions 

Appendix 2: Demographic profile of respondents 

Appendix 3: Stakeholder organisations interviewed 

Appendix 4: Written responses to consultation (separate document) 
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Appendix 1: Survey questions 

 

Haringey Additional Licensing 

consultation 

This survey is conducted following the Code of Conduct of the Market Research Society. The information 

you provide in this survey will be used for research purposes only. 

 

Our privacy notice which explains how we store and process data can be found on our website at 

https://melresearch.co.uk/page/privacypolicy. 

 

Section 1: All about you 

 

 The first set of questions will allow us to understand who is responding to the survey. 

 

Q1. Which of the following best describes you? Please select all that apply. 

❑ Owner occupier 

❑ Private tenant 

❑ Social housing tenant 

❑ Landlord 

❑ Letting or managing agent 

❑ Business owner in Haringey 

❑ Other (please specify) ________________________________________________ 

 

Q2. If you are a resident in Haringey, please tick which ward you live in.  Select one only. 

 Alexandra Park 

 Bounds Green 

 Bruce Castle 

 Crouch End 

 Fortis Green 

 Harringay 

 Hermitage and Gardens 

 Highgate 

 Northumberland Park 

 Seven Sisters 

 South Tottenham 

 St Anns 

 Stroud Green 

 Tottenham Central 

 Tottenham Hale 

 West Green 

https://melresearch.co.uk/page/privacypolicy
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 Hornsey 

 Muswell Hill 

 Noel Park 

 White Hart Lane 

 Woodside 

 I am not a resident of Haringey 

Q3. If you are a tenant in Haringey, please state which best describes the property that you 

rent. Please select one only 

 I rent a room in an HMO with 4 or more tenants and share facilities. 

 I rent a room in an HMO with 4 or less tenants and share facilities. 

 I rent a studio or bedsit 

 I rent a self-contained flat 

 I rent a whole house with my family or another unrelated person. 

 I am a lodger 

 Other 

 

Q4. If you manage any privately let property, which of the following best describes you?  

Please select one only 

 Landlord who manages their own property 

 Landlord who uses a managing agent 

 Letting agent 

 Managing agent 

 Not applicable  (please go to Section 2) 

 Other interested party (please specify)____________  (please go to Section 2) 

 

Q5a. If you are a landlord or managing agent, do you own/manage properties in Haringey? 

Please select one only 

 Yes  (please answer Q5b) 

 No  (please go to Section 2) 

 

Q5b. How many properties of the following types do you own/manage in Haringey? Please tick 

one box for each row  

 
None 

1 to 5 

properties 

6 to 10 

properties 

11 to 20 

properties 

More than 20 

properties 

Single occupancy dwellings      

Houses in multiple 

occupation: 3 to 4 persons 
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None 

1 to 5 

properties 

6 to 10 

properties 

11 to 20 

properties 

More than 20 

properties 

Houses in multiple 

occupation: 5 or more 

persons 

     

Other      

Q6. If you are a landlord or managing agent, how long have you been renting property for? 

Please select one only 

 Less than a year 

 1 to 5 years 

 5 to 10 years 

 More than 10 years 

 

Q7. If you are a landlord or managing agent, do you belong to a professional body? Please 

select one only 

 Yes (please stipulate which one)____________________________________________ 

 No 

 

 

Section 2: Additional (HMO) Licensing proposal 
 

The Council is seeking views on the proposed redesignation of the Additional (HMO) licensing 

scheme for, 

 

Smaller Houses in Multiple Occupation (HMO) that are privately rented with three or more non-

related tenants sharing a kitchen or bathroom. (sec 254 HMO) A house which is now a 

converted block of flats where the standard of the conversion does not meet the relevant 

building standards (Building Regulations 1991) and where fewer than two-thirds of the flats are 

owner-occupied.   

 

The proposal is for the scheme to be borough wide. If the scheme is approved, it would last 5 

years from the date it became operational. 

 

Please read the consultation document for full details of the proposal (Have Your Say 

document).  
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Q8a. To what extent do you agree or disagree with the proposal for renewing the additional 

(HMO) licensing scheme for Haringey? Please select one only 

 Strongly agree 

 Tend to agree 

 Neither agree or disagree 

 Tend to disagree 

 Strongly disagree 

 Don’t know / Not sure 

Q8b. Please tell us the reason for your answer. 

 

 

Section 3: Licence conditions 

 

As part of licensing, landlords must adhere to a set of licence conditions. They must ensure that 

the HMO is safe for the occupants, free from any disrepair and is well managed. Councils can 

use licence conditions to hold landlords to account. Landlords must take action in order to 

comply with the licence conditions when issues arise at an HMO property. Failing to comply 

with the licence is an offence which can mean prosecution or a fine. 

 

We have identified areas where we believe our current additional HMO licence conditions need 

to be strengthened. We have therefore produced a new set of licence conditions that landlords 

would need to follow if a new licensing scheme was approved. 

 

Please read the details of the proposed new HMO licence conditions (Appendix 2). 
 

Q9. To what extent do you agree or disagree that the proposed licence conditions will 

improve the quality, standards and management of HMOs? Please select one only 

 Strongly agree 

 Tend to agree 

 Neither agree or disagree 

 Tend to disagree 

 Strongly disagree 

 Don’t know / Not sure 

 



 

 
55 

 

Q10. How reasonable or unreasonable are the following elements of the proposed conditions 

regarding property management?  Please tick one only for each row 

 
Reasonable Unreasonable 

Don’t know / 

Not sure 

Landlords must take quicker action when complaints are 

made by tenants 
   

Landlords must ensure that any repair / improvement 

works or pest treatments be undertaken by a competent 

person 

   

Landlords must make sure that all outhouses, garages, 

and sheds are kept secure and are used for their 

intended purpose only 

   

Landlords must make sure that the exterior of the HMO 

is kept clean and tidy and that issues of routine 

maintenance affecting the exterior, such as broken 

windows, are addressed promptly 

  
 

 

 

Q11. How reasonable or unreasonable are the following elements of the proposed conditions 

regarding waste management? Please tick one only for each row 

 

Reasonable Unreasonable 

Don’t 

know / 

Not sure 

Landlords must make sure that new tenants are, within 21 

days of the start of their occupation, given information on 

waste and recycling 

   

Landlords must make sure that tenants are provided with 

adequate facilities for the disposal of refuse and recycling 
   

Landlords must make sure that old furniture, bedding, rubbish 

or refuse from the HMO is not left on, or immediately outside, 

the HMO or private land 

   

Landlords must make sure that any type of waste which the 

Authority does not routinely collect, such as hazardous waste 

is disposed of in a safe and lawful manner 

   

Landlords must make sure that regular checks are carried out 

to ensure that the common areas, gardens and yards are free 

from waste, which could provide harbourage for pests and/or 

is a nuisance and/or is detrimental to the local amenities 
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Reasonable Unreasonable 

Don’t 

know / 

Not sure 

Landlords must make sure that waste such as old furniture, 

bedding, rubbish or refuse from the HMO is not left outside 

the HMO or in its vicinity 

   

 

Q12. Are there any other conditions that you would like the Council to consider including 

within the licence conditions? 

 

 

Section 4: HMO licence fee 
 

The Housing Act 2004 gives local authorities the powers to charge a fee for licensing which is to 

cover the cost of administering, resourcing, and maintaining the delivery of the licensing 

scheme during its five-year period. 

 

The proposed fee is £1,331.00* for up to 5 years. For more information about the fees, please 

read further information in our Fees document (Appendix 3). 

 

*In 2025/26 the fee will go up (normally by inflation) 

 

 

Q13. To what extent do you agree or disagree that the proposed licence fee for a 5-year 

licence (£1,331) is reasonable? Please select one only 

 Strongly agree 

 Tend to agree 

 Neither agree or disagree 

 Tend to disagree 

 Strongly disagree 

 Don’t know / Not sure 
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Q14. Please tell us the reason for your answer. 

 

 

 

 

Section 5: Variation of licence periods 
 

Licences can last up to a period of five years. Where the Council has determined that there is 

cause for concern regarding premises or management arrangements, or when a landlord fails 

to apply for a licence voluntarily, the Council may determine that the licence should be granted 

for a shorter period. 

 

The Council are proposing to only issue a licence for 1 year in these circumstances. 

 

  

Q15. Do you agree or disagree that the licence period should be reduced if there is evidence 

for officers to do so? Please select one only 

 Agree (go to next section) 

 Disagree  (Please answer Q16) 

 No opinion (go to next section) 

 

Q16. If you disagree, please state why in the box below. 
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Any further comments 
 

Q17. If you have any further comments on the proposals, or any alternatives that you think 

the Council could consider, please write them below. 
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Section 6: Your experiences of Haringey 
 

We know that Houses in Multiple Occupation provide a much-valued source of accommodation 

and is often the only affordable option for many people looking to rent in Haringey. As a result, 

there is often more demand for this property type, rents remain high and tenant turnover is 

commonplace. 

 

We would like to know more about your experience of this sector through the next set of 

questions. 

 

Q18. Thinking about HMO accommodation in Haringey, to what extent do you agree or 

disagree with the following statements? Please tick one option for each row 

 

 

Agree 

strongly 

Tend 

to 

agree 

Neither 

agree nor 

disagree 

Tend to 

disagree 

Disagree 

strongly 

Don’t 

know / 

Not sure 

Most HMOs are well managed       

Most HMOs are in a good 

state of repair 
      

Most HMOs have good waste 

management systems 
      

HMO accommodation is not a 

major contributor to flytipping 

in the borough 

      

Noise and ASB is managed 

well by HMO landlords 
      

 

Q19. Please use the free text box to expand on any of your answers above, or if you would 

like to give examples of your experiences. 
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Q20. Please indicate which of the following you have experienced with your 

accommodation. Please select all that apply. 

❑ Poor fire safety 

❑ Not enough kitchens and bathrooms for the number of people sharing 

❑ Overcrowding 

❑ Damp and mould 

❑ Poor property conditions 

❑ Harassment or ASB from other tenants 

❑ Harassment from your landlord or letting agent 

❑ Not enough provision for your waste 

❑ Not enough information on waste collection or recycling 

❑ No information on how or who to report a problem to at the property 

❑ Not given a copy of Gas/Electrical Safety Certificate at the start of your tenancy 

❑ Not given a copy of Energy Performance Certificate (EPC)at the start of your tenancy 

❑ Not having your deposit protected 

 None of the above / No issues 

 

Q21. To what extent do you agree or disagree that landlords in Haringey maintain their 

properties to a good standard? Please select one only 

 Strongly agree 

 Tend to agree 

 Neither agree or disagree 

 Tend to disagree 

 Strongly disagree 

 Don’t know / Not sure 
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Section 7: Further information 

 

Public meetings 
 

The Council will be running a number of public meetings to discuss the proposal and gather 

your feedback. 

 

   

Q22a. Would you be interested in attending one of our public meetings? Please select one only 

 Yes (please answer Q22b and Q22c) 

 No  (please go to the next section) 

 

Q22b. Please indicate from the list of dates below which you would prefer to attend. Please select one only. 

 Wednesday 10th Jan 2024 - 6:00pm-7.30pm: In person public meeting (River Park House, Wood 

Green, N22) 

 Thursday 25th Jan 2024 - 3:00pm-4.30pm: Online public meeting 

 Wednesday 7th February 2024 - 6:00pm-7.30pm: In person public meeting (River Park House, Wood 

Green, N22) 

 Inform me of any further sessions 
 

Q22c. Please provide your email address here if you would like to attend a meeting 

 

 

 

Keeping you informed about the proposal 
 

Q23. If the Council decides to go ahead with the proposed scheme, would you like them to 

contact you? By selecting 'Yes' you are consenting to having your email address provided to the 

Council so that they are able to contact you directly. 

 Yes, I would be interested (please answer Q23b) 

 No  (please go to Section 8) 
 

Q23b. Please provide your email address here. 
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Section 8: About you 

 

Thank you for providing your feedback on this consultation. Finally, it would be really helpful to 

find out a bit more about you. This is to understand the views of different groups of people 

living in and around the borough. 

 

Q24. Which age group applies to you? 

 Under 16 

 17 to 21 

 22 to 29 

 30 to 39 

 40 to 49 

 50 to 59 

 60 to 74 

 75+ 

 Prefer not to say 

Q25. Please tick the box that best describes your sex. Please select one only 

 Male 

 Female 

 I use another term (please specify)____________ 

 Prefer not to say 

 

Trans is an umbrella term to describe people whose gender identity is not the same as, or does not sit comfortably 

with, the sex they were regarded to be at birth.   

Q26. Do you consider yourself to be trans? Please select one only 

 Yes 

 No 

 Prefer not to say 

 

Under the Equality Act 2010, a person is considered to have a disability if she/he has a physical 

or mental impairment which has a substantial and long-term adverse effect on her/his ability to 

carry out normal day- to-day activities.   

Q27. Are you disabled? Please select one only 

 Yes 

 No 

 Prefer not to say 
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Q28. Please tell us which of the following impairment groups apply to you. Please select all that 

apply 

❑ Visual Impairment 

❑ Hearing Impairment 

❑ Physical Impairment 

❑ Mental health/mental distress issues 

❑ Deaf / BSL User 

❑ Learning difficulties 

❑ Long term health condition /  hidden impairment 

❑ Neurodiverse 

❑ Other (please specify)____________ 

 Prefer not to say 

 

Q29. How would you describe your national identity? Please select one only 

 Afghan 

 Australian 

 Bangladeshi 

 British 

 Bulgarian 

 Chilean 

 Chinese 

 Colombian 

 Cypriot 

 Ecuadorian 

 English 

 French 

 German 

 Ghanaian 

 Hungarian 

 Indian 

 Irish 

 Italian 

 Jamaican 

 Kosovan 

 Lithuanian 

 Northern Irish 

 Polish 

 Romanian 

 Scottish 

 Somali 

 Spanish 

 Turkish 

 United States 

 Welsh 

 Any other National Identity. E.g. Canadian (please specify)____________ 
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Q30. Please tick the box that best describes your ethnic group. 

Asian or Asian British 

 Bangladeshi 

 Chinese 

 Indian 

 Pakistani 

 Any other Asian background (please specify)____________ 

Black, Black British, Caribbean, or African 

 African 

 Caribbean 

 Any other Black, Black British, Caribbean, or African background (please specify)____________ 

Other ethnic group 

 Arab 

 Kurdish 

 Turkish 

 Any other ethnic group (please specify)____________ 

Mixed or multiple ethnic groups 

 White and Asian 

 White and Black African 

 White and Black Caribbean 

 Any other Mixed or Multiple background (please specify)____________ 

White 

 English/Welsh/Scottish/ Northern Irish/British 

 Irish 

 Gypsy or Irish Traveller 

 Roma 

 Any other White background (please specify)____________ 

 Prefer to self-describe (please specify)____________ 

 Prefer not to say 
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Q31. Which of the following best describes your sexual orientation? Please select one only 

 Bi 

 Gay / Lesbian 

 Heterosexual / Straight 

 I use another term (please specify)____________ 

 Prefer not to say 

 

Q32. How would you describe your religion or belief? Please select one only 

 Atheist 

 Buddhist 

 Christian 

 Hindu 

 Jewish 

 Muslim 

 Rastafarian 

 Sikh 

 Prefer to self-describe (please specify)________________________ 

 No Religion 

 Prefer not to say 

Q33. Are you pregnant? Please select one only 

 Yes  

 No  

 Prefer not to say 

 

Q34. Have you had a baby in the last 12 months?  Please select one only  

 Yes 

 No 

 Prefer not to say 
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Q35. Please tick the box that best describes you. Please select one only 

 Single 

 Married 

 Co-habiting 

 Civil Partnership 

 Separated 

 Divorced 

 Widowed 

 Prefer not to say 

 

Q36. Please tick which of the following benefits you receive, if any. Please select all that apply. 

❑ Universal Credit 

❑ Income-based Jobseeker’s Allowance 

(JSA) 

❑ Working Tax Credit 

❑ Child Tax Credit 

❑ Pension Credit 

❑ Housing Benefit 

❑ Income-related Employment and Support Allowance 

(ESA) 

❑ Council Tax Reduction Support 

❑ Income Support 

 None of the above 

 Prefer not to say 

 

 

Q37. Which of these qualifications do you have? 

Tick every box that applies if you have any of the qualifications listed. If your UK qualification is not 

listed, tick the box that contains its nearest equivalent. If you have qualifications gained outside the UK, 

tick the ‘Foreign qualifications’ box and the nearest UK equivalents (if known). 

 

 No formal qualifications 

❑ Level 1 - e.g. 1-4 GCSEs, Scottish Standard Grade or equivalent qualifications 

❑ Level 2 - e.g. 5 or more GCSEs, Scottish Higher, Scottish Advanced Higher or equivalent qualifications 

❑ Level 3 - e.g. 2 or more A-levels, HNC, HND, SVQ level 4 or equivalent qualifications 

❑ Level 4 or above - e.g. first or higher degree, professional qualifications or other equivalent higher 

education qualifications 

❑ Other qualifications - e.g. other vocational / work related qualifications and non-UK / foreign 

qualifications 

 Prefer not to say 
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Q38. Please tick the boxes that best describe your preferred language. 

❑ Akan 

❑ Albanian 

❑ Arabic 

❑ Bengali 

❑ Bulgarian 

❑ BSL User 

❑ Chinese 

❑ English 

❑ Filipino 

❑ French 

❑ German 

❑ Greek 

❑ Gujarati 

❑ Hungarian 

❑ Italian 

❑ Japanese 

❑ Kurdish 

❑ Lithuanian 

❑ Persian/Farsi 

❑ Polish 

❑ Portuguese 

❑ Romanian 

❑ Russian 

❑ Somali 

❑ Spanish 

❑ Turkish 

❑ Urdu 

❑ Yiddish 

❑ Other (please specify)____________ 

 Prefer not to say 
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Appendix 2: Demographic profile of respondents 

By gender 

 Number of respondents Percentage of total 

Male 139 42% 

Female 133 41% 

I use another term 1 <0.5% 

Prefer not to say 55 17% 

Total 328 100% 

By age band 

 Number of respondents Percentage of total 

Under 16 0 0 

17 to 21 0 0 

22 to 29 19 6% 

30 to 39 60 18% 

40 to 49 66 20% 

50 to 59 75 23% 

60 to 74 62 19% 

75+ 5 2% 

Prefer not to say 41 13% 

Total 328 100% 

By disability 

 Number of respondents Percentage of total 

Yes 14 4% 

No 252 77% 

Prefer not to say 62 19% 

Total 328 100% 
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By ethnic group 

 
Number of 

respondents 

Percentage of 

total 

Bangladeshi 0 0% 

Chinese 1 0% 

Indian 15 5% 

Pakistani 1 0% 

Any other Asian background 2 1% 

African 6 2% 

Caribbean 13 4% 

Any other Black, Black British, Caribbean, or African 

background 
1 

0% 

Arab 1 0% 

Kurdish 0 0% 

Turkish 2 1% 

Any other ethnic group 6 2% 

White and Asian 1 0% 

White and Black African 0 0% 

White and Black Caribbean 3 1% 

Any other Mixed or Multiple background 4 1% 

English/Welsh/Scottish/ Northern Irish/British 135 41% 

Irish 15 5% 

Gypsy or Irish Traveller 0 0% 

Roma 1 0% 

Any other White background 28 9% 

Prefer to self-describe 4 1% 

Prefer not to say 89 27% 

Total 328 100% 
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By respondent type 

Respondents could tick more than one option. 

 Number of respondents Percentage of total 

Owner occupier 63 19% 

Private tenant 35 11% 

Social housing tenant 4 1% 

Landlord 165 50% 

Letting or managing agent 13 4% 

Business owner in Haringey 1 0% 

Other 47 14% 

Total 328 100% 
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Appendix 3: Stakeholder organisations interviewed 

 

We spoke to 6 stakeholders representing the following range of organisations and interests in Haringey: 

▪ NRLA (landlord agency) 

▪ Cousins Estate Agents 

▪ Citizens Advice Haringey (tenant advice) 

▪ Metropolitan Police 

▪ Engage Haringey (part of Riverside) 

▪ London Fire Brigade 

 



Appendix 4: Written responses to 
consultation (verbatim) 

Response 1 



 

 

 
Simon Pollock 
Interim Executive Director of Environment and Communities 
Enfield Council  
Civic Centre, Silver Street 
Enfield EN1 3XY 

www.enfield.gov.uk 

If you need this document in another language or format contact the service using the details above. 

 
 
 
 
Dear Mr Francis 
 
London Borough of Haringey - Private Rented Housing Licensing Consultation 
 
I am writing in response to your public consultation regarding the renewal of 
Haringey’s additional licensing scheme.  
 
Enfield Council is in full support of the council’s proposal to renew a borough wide 
additional licensing scheme in Haringey. Having introduced two discretionary 
licensing schemes in Enfield; a borough wide additional licensing scheme in 
September 2020 and a large scale selective licensing scheme covering 14 wards in 
September 2021, we are already seeing how licensing promotes an improvement in 
property conditions and reduces anti-social behaviour through better and effective 
management.  
 
We know landlords operate across borough boundaries and we believe that 
Haringey’s proposal to redesignate the additional licensing scheme will continue to 
have a positive impact in our boroughs by improving the knowledge and 
management standards of landlords working across borough boundaries, and at the 
same time make it difficult for non-compliant landlords to operate.    
 
As your supporting evidence shows an ever greater number of Haringey residents 
are living in shared accommodation and we know that these properties are much 
more likely to have disrepair and hazards. The renewal of the additional licensing 
scheme will help those tenants who are often vulnerable, live in safe and decent 
accommodation. Licensing requires landlords to proactively manage their properties 

 
Barry Francis 
Director Environment and Resident 
Experience   
London Borough of Haringey 
 

Please reply to: Doug Wilkinson  
Director of Environment & Street 
Scene 

 

Email: Doug.wilkinson@enfield.gov.uk  

Phone:  

My Ref:  

Your Ref:  

Date: 09 January 2024 

http://www.enfield.gov.uk/
mailto:Doug.wilkinson@enfield.gov.uk


 

and take action to address any problems in order to comply with licence conditions, 
encouraging better standards of tenancy and property management.  
 
We believe all residents deserve access to decent, good quality homes and 
Haringey’s proposed redesignation of the additional licensing scheme will provide 
the best opportunity to continue to improve standards in accommodation which is 
poorly managed and does not meet the legal requirements. It also addresses 
property and tenant related ASB issues which have far reaching benefits for your 
wider community. 
 
Property licensing is an important tool to bring about improvements in the private 
rented sector and I wish you every success building on the achievements of your 
current scheme in your new proposal.  
 
Yours sincerely 
 

 
 
Doug Wilkinson 
Director of Environment & Street Scene 
 
 
 

Enfield Council has launched a series of 14 e-newsletters covering a range of topics that provide residents 
with more frequent Council news and service updates. More than 40,000 people have already signed up, 

make sure you’re one of them. You can register at www.enfield.gov.uk/enewsletters 

 



Response 2 
 
Written response to Consultation on 

 Proposed new additional licensing scheme for houses in multiple occupation in Haringey 2024-2029 

 
1.0 Introduction 

 
1.1  Having read the consultation papers, I wish to suggest additional conditions to be added to all 
licensed HMOs in the Borough of Haringey.  There are also omissions in the Consultation reports which 
in my view should be addressed when the Council report to the Cabinet is prepared with legal 
implications: first, the impact of the Renters (Reform) Bill when enacted, which is expected to come 
into force on 1st October 2024, and will apply to all new tenancies granted on or after its 
commencement date. For existing tenancies, it will apply once the fixed term expires. The second 
omission is the statutory Regulators’ Code.   The objective of improving management of HMOs in the 
Consultation should be pursued within the Regulators Code and this will require additional measures 
for communication between the landlord/Agent and occupiers. These omissions to be rectified before 
the report is finalised to be presented to Haringey’s Cabinet Committee 

1.2  I support the stated objective that, in Haringey, HMO accommodation is to be good quality, safe 
and well managed, and agree the proposition in paragraph 4.4 of the Consultation Report that 
housing conditions are affected by the level of maintenance, quality of repair and management, the 
age of the property, thermal efficiency, and type of construction – and, I would add, works of 
conversion, whether or not with planning permission or building regulation consent (and usually 
with neither).  However, licensing and licence conditions by themselves will not produce high quality 
outcomes, and the Council enforcement in my experience is directed at rogue landlords and abuses, 
rather than routine complaints and I question whether more could be done to structure mediation 
between HMO managers/agents and tenants on the application of conditions or legal requirements.   
1.3  The new Ombudsman system required under the Renters (Reform )Bill will have to consider 
HMO complaints: I cannot see that the 2018 reforms of HMOs address the management of 
complaints.  The Council’s on-line form for reporting repairs to the Landlord/Agent needs an 
overhaul, and anticipate good practice recommendations of an Ombudsman Service to 
Occupiers/Tenants, Landlords/Agents and Council Officers. Good and reliable communication is a 
key issue in raising management standards, and I suggest an additional condition. I also recommend 
that the Council review membership of accredited organisations and consider issuing a quality mark; 
the RICS Codes seem to me to be particularly relevant. I look at the additional conditions the Council 
propose and set out responses to on the on-line questionnaire. 
1.4  Government Guidance to Local Authorities accompanying the 2018 regulations was first 
published in June 2018 and updated twice, first  with updated wording about how to handle 
enforcement on room sizes and secondly in June 2019  to include an encouragement of join up 
between planning and licensing teams at local authority level.   Housing Minister Heather Wheeler 
said: Everyone deserves a decent and safe place to live. “The new guidance for landlords will further 
protect private renters against bad and overcrowded conditions and poor management practice.” 
The words I underline depart from current realities. 
 
1.5 The introduction to the Government Guidance gives the following overview of the HMO sector, 
based on the English Housing Survey 2016 to 2017: headline report from National Statistics states: 
“The private rented sector is an important part of our housing market, with 4.7 million households in 
England. The sector has under gone rapid growth over the last ten years. It is the second largest 
tenure in England, representing 20 per cent of all households in England Houses in multiple 



occupation (HMOs) form a vital part of this sector, often providing cheaper accommodation for 
people whose housing options are limited.  
 
HMOs are known to be commonly occupied by students but there are also a growing number of 
young professionals and migrant workers sharing houses and flats. Some HMOs are occupied by the 
most vulnerable people in our society. 
 
 These people live in properties that were not built for multiple occupation, and the risk of 
overcrowding and fire can be greater than with other types of accommodation. We want to support 
good private landlords who provide decent well-maintained homes and not impose unnecessary 
regulation.  
 
The nature of HMOs means that regulation of this part of the sector is widely agreed to be necessary. 
However, it is important that this regulation is proportionate and targeted. 
 
To meet the Government’s objective in the words I have underlined, and which accords with the 
ethos of the Regulators’ Code, some new initiatives are required.  The Council should take the 
opportunity to address all licensed HMOs to improve management practice of HMOs and 
communication between licence holders and tenant occupiers. 
 
1.6  For the last 40 years I have lived in an HMO in Highgate.  The building was constructed in 
Edwardian times and in the last 25 years, as tenants protected under the Rent Acts have died or left, 
the owners have self-contained the majority of rooms into separate flats. The premises have been 
subject to licensing since compulsory was first introduced, and updated following the Licensing of 
Houses in Multiple Occupation (Prescribed Description) (England) Order 2018 and the Mandatory 
Conditions Regulations 2018.  By profession, I am a teacher of economics. The consultation states 
that “Responses to the survey will be confidential, although written responses will be passed back to 
the council for their consideration. Personal information will only be passed onto the council where 
you have agreed to do so.”  I do not agree to the disclosure of my personal data. 
 
2.0    Omissions in the Consultation Report to be addressed before Cabinet 
The Renters (Reform) Bill 
2.1 The proposed abolition of Section 21 (no-fault eviction) has been the most controversial  part of 
the Bill, but there are many other significant proposals in the Renters (Reform) Bill that affect 
tenants, letting agents, and landlords - such as the move to rolling, periodic tenancies, new rules for 
pets in lets, a new property ombudsman, and a new property proposal for a Decent Homes Standard 
in the Private sector. On 15th November 2023 the Government tabled amendments to the Renters 
Reform Bill to make it illegal for landlords and agents to have blanket bans on renting to people who 
receive benefits or who have children.  

2.2 The Bill introduces a new Ombudsman that private landlords must join. The Ombudsman is 
intended to provide fair, impartial, and binding resolution to many issues and to be quicker, cheaper, 
and less adversarial than the court system.  Alongside this, a Decent Homes Standard will be applied 
to the private rented sector for the first time. The new standard will set a clear bar for what tenants 
should expect from their home ensuring it is safe, warm and decent. It will be set following further 
consultation and will help to meet the target of reducing non-decency in rented homes by 50 per 
cent by 2030. 

2.3  The Bill gives tenants the right to request a pet in their property, which the landlord must 
consider and cannot unreasonably refuse. The Bill will amend the Tenant Fees Act 2019 so that 



landlords can require pet insurance to cover any damage to their property.  The Cabinet should 
consider whether pets in HMO properties can create a nuisance and should not be allowed. 

2.4  During the Committee Stage, the Bill was amended to introduce a new Mandatory Ground for 
Possession for student HMOs to allow a landlord to recover possession of an HMO let to full-time 
students at the end of the academic year (1 June to 31 September), in order to let it to students 
again. 

The Regulator’s Code 
2.5  All the regulatory functions exercisable by local authorities under Parts 2-5 of the Housing Act 
2004 (including any regulatory functions conferred by subordinate legislation) are subject to the 
Regulators’ Code which came into statutory effect on 6 April 2014 under the Legislative and 
Regulatory Reform Act 2006.  The Code was made under Part 1 of the  Legislative and Regulatory 
Reform Act 2006 , and was extended by the Enterprise Act 2016, requiring regulators other than 
local authorities to formally report on the effect that the Regulators’ Code has on the way they 
exercise their regulatory functions and the impacts of this on business. However, this additional 
obligation is not yet in force, and BEIS will engage with regulators before it is introduced. 
2.6 In the foreword to the Code the Minister of State wrote: “ Regulators within scope of the 
Regulators' Code are diverse but they share a common primary purpose – to regulate for the 
protection of the vulnerable, the environment, social or other objective. This Code does not detract 
from these core purposes but seeks to promote proportionate, consistent and targeted regulatory 
activity through the development of transparent and effective dialogue and understanding between 
regulators and those they regulate.” 
2.7 It is a matter for the Council to consider how to give effect to this statutory Code in the 
circumstances, but the first principle of the Code is that Regulators should carry out their activities in 
a way that supports those they regulate to comply and grow. Paragon Banking Group’s PRS 
report for Q1 2023 in England shows that HMO property  generated the best rental yields at 6%, 
versus 5.3% for houses and 5% for flats and bungalows. And their latest research shows that HMO 
yields around the UK are currently varying from around 6% to 9% (as at mid-2023).( The Q1 2023 
Private Rented Sector (PRS) Trends report was developed following analysis of data gained through 
in-depth interviews with 683 landlords. Research agency BVA BDRC, in partnership with the National 
Residential Landlords Association (NRLA), conducted these interviews between March and April 
2023.) 

2.8  Specialist websites for HMO investors (e.g. Urbanist Architecture) advise that, when compared to 
standard buy-to-let rental properties, on an HMO you should expect a minimum of 12% gross yield, 
and on average a likely 15% realistic gross yield. The timing of new lets and rent reviews is important 
as tenant demand in the UK surges by 64% in September, whilst available rental stock declines by 10% 
(compared with the normal monthly averages).  This needs to be reviewed in the light of the changes 
required by the Renters (Reform) Bill, and any tax efficiencies that can be claimed.  The Research 
Report “Property Supply at the Lower End of the English Private Rented Sector” by Julie Rugg and  
Alison Wallace, published by the University of York (White Rose Research Online URL for this paper: 
https://eprints.whiterose.ac.uk/177564/ Version: Published Version) last modified 08 February 2024, 
at page 112 gives a Landlord’s perspective on the Housing Benefit market, the regulatory burden and 
the hassle of communication.  There are management issues to be addressed in the interests of 
Landlords/Agents and Tenants/Occupiers. 
 
2.8 In Haringey the average number of licences per holder is 1.4, indicating a small percentage of 
professional landlords and agents, and apart from the fee discount for membership of accredited 
organisations there is no information of how the Council support Landlord and Occupiers /Tenants in 
compliance.  The Council has an on-line form for reporting repairs.  It would be helpful to revise the 
form to include photographs and a note on the law of repairs and tax.  Communication on Notice 

http://www.legislation.gov.uk/ukpga/2006/51/contents
http://www.legislation.gov.uk/ukpga/2006/51/contents
http://www.legislation.gov.uk/ukpga/2016/12/section/15/enacted
https://www.paragonbankinggroup.co.uk/resources/paragonblogs/mortgageblogs/prs-trends-q1-2023
https://www.paragonbankinggroup.co.uk/resources/paragonblogs/mortgageblogs/prs-trends-q1-2023
https://www.buyassociationgroup.com/en-gb/2023/07/24/best-hmo-yields-uk/


Boards e.g. of workmen, their tasks, competence and duration would help with calendars of tenants 
working from home. 
 
2.9  A landlord’s basic responsibilities are affected by the Homes (Fitness for Human Habitation) Act 
2018, under which rented properties must meet the minimum standards for human habitation. This 
relates to areas such as heating and ventilation, water and sanitation, freedom from pests and 
dampness, water tightness, and general safety.  
 

A landlord’s legal responsibilities for repairs generally fall into the following categories: 

• Repairs to the property’s structure, including walls, windows, and doors. 

• Repairs to the property’s exterior, including roofs and gutters. 

• Repairs to sinks, baths, and other sanitary fittings including pipes and drains. 

• Repairs to the heating and hot water systems, including boilers, central heating, and fires. 

• Repairs to gas appliances, pipes, flues, and ventilation. This includes an annual gas safety 

check. 

• Repairs to electrical wiring. This includes a periodic electrical safety inspection. 

• Repairs to damages that are caused by other maintenance issues. (Such as if a roof leak 

damages internal plaster and decoration.) 
  
HMRC publish tax guidance https://www.gov.uk/renting-out-a-property/paying-tax with very little 
on HMOs.    Fees of a Professional organisation relevant to a taxpayer’s business are tax deductible, 
and any agents who are not accredited should be strongly encouraged to raise their game!  A Tax 
consultant could give a presentation at the Haringey Landlord Forum 
 
 
 
2.10   Many local authorities work in partnership with private sector landlords and letting agents 
through their landlord’s accreditation scheme and landlord forum. One of the unfortunate realities 
of accreditation schemes is that they tend to attract good landlords but have little impact on poor 
landlords.  At paragraph 3.7 below I make a suggestion on raising the profile of accredited landlords 
and agents.  Haringey has a Landlord Forum where the suggestion can be discussed. The aims for the 
Landlord forum are to: 

• promote and share good practice around good quality homes in the sector 
• enhance understanding of what landlords are doing in the borough 
• identify any emerging trends/issues locally 
• enhance understanding of the Council’s Private Sector Enforcement team’s approach to 

licensing and enforcement 
• highlight upcoming changes to legislation 
• discuss consultations 
• access Council officers to raise serious issues 
• identify any landlords who want to work with the Council 

The Council’s web page on the Forum seems to indicate that the Consultation on additional HMO 
licensing was not discussed at the January meeting of the Forum, and if that is so this seems a failed 
opportunity. 
 
 
3.0  Accredited Organisations 
 

https://www.legislation.gov.uk/ukpga/2018/34/enacted
https://www.legislation.gov.uk/ukpga/2018/34/enacted
https://www.gov.uk/renting-out-a-property/paying-tax


3.1  The Consultation paper considers alternatives and on pages 21 - 22 states  The Council could rely 
on voluntary accreditation schemes such as the London Landlord Accreditation Scheme (LLAS) or 
landlord membership organisations, such as the National Residential Landlords Association (NRLA). 
These can help to support 22 and improve a professional approach by landlords, and we have 
encouraged this by promoting voluntary regulation through voluntary accreditation schemes, but this 
does not give the Council any additional powers to ensure compliance. 
 
3.2  Landlord accreditation schemes are voluntary schemes with the aim of encouraging good practice 
amongst landlords and agents and can either be property based, in that each individual property is 
accredited or the individual landlord or agent is accredited. A successful accreditation scheme can 
help to increase the supply of good quality accommodation to the benefit of existing and potential 
tenants. It also helps to foster better landlord/tenant relationships and reduces the need for 
intervention by local authority officers.   Accreditation is an indication that the person responsible for 
managing a rented property is educated in his responsibilities and expectations, understands best 
practice, is keeping abreast of his or her responsibilities and wishes to stay informed. Accreditation 
generally will need to be renewed every five years which involves undertaking the course again. There 
are, however, dispensations if it is proved that the Agent or Landlord has had have relevant 
Continuous Professional Development.  
 
3.3   The purpose of a Landlords Accreditation schemes is to provide education, guidance and 
support to Managing Agents, Landlords and Licence Holders, of their responsibilities in managing 
properties (of all type) in the Private Rented Sector.   For example, at the next Training organised by 
London Landlords (an on-line Virtual conference on the 29th February 2024) presentations will be on 
everything that is topical in the private rented sector (PRS) including: 

•     Rentals Reform Bill update 
•     General Legal update including Courts and Tribunals 
•     Property Licensing update 
•     HMO Management, law & Practice, Rent Repayment Orders 
•     How to save on Property Tax 

•     Damp & Mould, are you aware of the guidance on Damp and Mould?   
•     Extended Expert Panel Session to answer all your questions, so prepare your questions in 

advance & bring them along on the day.  
•     Compliance, and robust enforcement 
•     Dispute resolution 
•     End of arbitrary rent review clauses 
•     Introduction of a PRS ombudsman 
•     Ban on no DSS & no children adverts 
•     Decent Homes Standard 

3.4    HMO management is only one topic in the twelve Presentations, indicating that the issues of 
HMO management do not have a high profile.   Newham has a star rating scheme to rate all the 
Borough’s letting agents from zero to five stars (where five is the best) and then publish the list in 
full on the Council’s website. The ratings are based on the results of Newham’s Fair Lettings Project, 
which over two years has seen all letting agents in the borough audited by the council. The audit 
considered performance, compliance with the law, delivery of best practice, and customer feedback. 
It resulted in the award of a star rating for each agency.  
 



3.5   The RICS have over 200 training courses where RICS Members pay half price, and non-members 
full price.  For example, An introduction to Residential Service Charge Dispute Resolution, 
a video training course is £30 plus VAT to non-members and £15 plus VAT to Members and covers 
the following topics: 

• Advising on service charges 
• Disputes 
• RICS Service Charge Residential Management Code 
• Complaints 
• The role of the ADR and mediation 
• Rules and Law 

There will be changes in this area of management when Part 3 of the Leasehold and Freehold Reform 
Bill, introduced in Parliament in November 2023, is enacted.  These will require transparency over 
leaseholders’ service charges so all leaseholders have better transparency over the costs they are 
being charged by their freeholder or managing agent in a standardised comparable format and can 
scrutinise and better challenge them if they are unreasonable.  This will bring greater focus on good 
practice in HMO services apportionments and recovery. 

3.6  In response to a question of mine on RICS’ Service Charge Residential Management Code 3rd 
Edition Mr. Kaveriamma Subbayya confirmed that under the Haringey HMO licence application 
Process, where there is a leasehold and freehold interest all  interested parties are written to with a 
copy of the licence, conditions of the licence that encompasses paragraphs 9.2 and 9.4 together with 
a detailed schedule of works that relates to Cat 1 hazards as defined in the Housing Act 2004 and fire 
safety measures to dwellings and communal areas of all type.   I revert to this Code when considering 
conditions 

3.7  One of the questions in the Consultation is whether the fees are reasonable.  I have compared the 
fees for all the London Boroughs with the initial H as a sample 

• Hackney £1380  Accredited Landlord 1290 

• Harrow charges a standard HMO licence fee of £1,623 
 

• Havering charge a standard licence application fee of £1,219 for an HMO with up to five 
letting. The fee increases to up £1,954 if there are 20 or more lettings. 

 

• Hillingdon charge £1,502 - £1001.38 on application and a further £500.67 if the application is 
successful 

 

• Hounslow Council charge a standard HMO licensing fee of £1,380 regardless of the size of 
the property. There is a £90 discount for members of the London Landlord Accreditation 
Scheme, a recognised landlord association or a relevant professional body. 

 
Judging by this limited comparison, the fees proposed by Haringey are modest.  I question, however, 
whether the best use is made of memberships of the London Landlord Accreditation Scheme, or of a 
relevant professional body.  
 
3.8 I ask that the relevant accreditation of the Licence holder be noted on the Licence, and that the 
Council consider granting a quality mark to licensed HMOs taking into account 
i) accreditation, communications and records of complaints,  
ii) sound testing compliance with Part E of the current building regulations, 
iii) security, 



iv) Anti-Social Behaviour key metrics, when mandatory reporting has been developed by the 
Government under its Anti-Social Behaviour Action Plan 
v) compliance with the law and licence conditions, 
vi) delivery of best practice, and 
vii) customer feedback.  
 
3.9  Newham’s Fair Lettings Project should be examined for any advice on lessons for achieving good 
quality, safe and well managed HMOs.  The information capture for such a quality mark can be 
developed systematically from the Council records and individual property records with the co-
operation of tenants and occupiers and will improve management practice.  It will also meet the 
objectives of the Regulators’ Code by promoting proportionate, consistent and targeted regulatory 
activity through the development of transparent and effective dialogue. 
 
4.0 Conditions 
4.1  I refer at paragraph 3.6 above to the RICS’ Service Charge Residential Management Code  (3rd 
Edition), particularly paragraphs 9.2 and 9.4.  The introduction to the Code states:  
 
This Code, now in its third edition, has been approved by the Secretary of State and is effective from 1 
June 2016. It applies only to residential leasehold properties in England but practitioners operating in 
other parts of the UK are encouraged to follow the best practice guidelines contained in the Code. 
 
This Code has been prepared to promote desirable practices in respect of the management of 
residential leasehold property. Successful management can only be achieved through cooperation 
and a mutual understanding of the procedures necessary for the effective management of property 
as well as of the problems that can arise. 
 
The Code is therefore intended to be read by landlords, leaseholders, managing agents, managers 
and occupiers of leasehold property. Although most of the Code is aimed directly at managing agents 
of residential leasehold property, parts are specifically intended for other parties such as owners and 
professional advisers. 
 
 
4.2  Paragraph 9.2 of the Code states: 
 
Leaseholders should be told how and to whom repairs should be reported. This process should be as 
straightforward as possible and can include modern forms of communication, such as email and text 
messaging, to improve the ease and availability of reporting regimes. You should deal promptly with 
leaseholder’s reports of disrepair, the remedy of which is the landlord’s responsibility, and you should 
have a notified procedure for dealing with urgent and out-of-hours repair work. You should also have 
a procedure for dealing with any health and safety implications. 
 
You should keep residents informed of any actions or proposed actions and, where necessary, make 
convenient appointments for contractors to attend. Communal parts or services, however, will 
require most of the repairs, which should not need access arrangements. You should notify residents 
of target timescales for responses to repairs, which may vary depending upon the urgency and 
nature of the repair. Depending on the nature of the repair and its impact, residents should be 
informed of contractors’ start dates and any contact details prior to works being commenced. 
 
 You should have control systems in place to ensure that works have been completed to an 
acceptable standard prior to authorising payment of any invoice. Checks should be proportionate to 
the level or costs incurred. Repair work should be cost effective taking into account its durability and 



expense. In the long term it may prove more cost effective to replace than to continue to repair. In 
certain circumstances work which is considered not to be of a reasonable standard can be the subject 
of court action on the basis of a breach of contract. Section 13 Supply of Goods and Services Act 1982  
 
4.3  Paragraph 9.4 of the Code states: 
 
Unless it is a leaseholder’s or other party’s obligation, and where costs are recoverable under the 
terms of the lease, you should arrange for the regular cleaning of all internal common areas 
including among other things corridors, staircases, glass in doors and windows accessible from 
common areas.  
 
Cleaning materials must be stored safely in accordance with the COSHH 2002 Regulations. Landings, 
corridors and staircases should be kept clear and safe. 
Control of Substances Hazardous to Health Regulations 2002 Regulatory Reform (Fire Safety) Order 
2005 Health and Safety at Work Act etc. 1974  
 
Unless it is a leaseholder’s obligation, you should keep shared garden areas tended to a reasonable 
standard consistent with the quality of the property. The gardening service should normally include: 
a) grass cutting and lawn maintenance 
b) weeding and pruning; and 
c) appropriate replacement of shrubs, trees and plants.  
 
Garden waste should be removed or composted on-site in a suitable screened compound remote 
from any dwelling or removed by a suitably licensed contractor.  
 
Environmental Protection Act 1990, Controlled Waste Regulations 1992 
 
You should carefully consider the implications of requests by leaseholders to be allowed to undertake 
the above roles themselves, subject to the arranging of insurance cover and consideration of safety 
requirements. 
 
4.4 Mr Kaveriamma Subbayya responded to my question as to whether these provisions could be 
incorporated  into new licence conditions by saying (I paraphrase)that the Council must adhere to 
Government Guidance but he was able to confirm that where  a HMO has a Freeholder and long 
lease the works required and conditions complied with met the requirement of 9.2 and 9.4 and were 
communicated to all parties. 
 
4.5  I am not aware that the Government Guidance prevents the Council incorporating conditions on 
communication with tenants and cleaning of common parts (suitably apportioned)- carefully 
considering requests by tenants to undertake such roles themselves.  As the foreword to the Code 
emphasises: Successful management can only be achieved through cooperation and a mutual 
understanding of the procedures necessary for the effective management of property as well as of 
the problems that can arise.   There is case law on the required reasonable behaviour of a landlord 
giving notice of works, and there is also case law on self-help by tenants. 
 
4.6 The Courts tell us that works carried out in breach of a covenant of quiet enjoyment must be 
undertaken reasonably, that is  
(a) the landlord has taken all reasonable steps to minimise the disturbance to the tenant caused 
thereby; 



(b) In considering what can reasonably be carried out, it is relevant what knowledge or notice the 
tenant had of the works intended to be carried out by the landlord at the commencement of the 
lease; 

(c) An offer by the landlord of financial compensation to the tenant to compensate the tenant for 
disturbance caused by the works is a factor which the Court is entitled to take into account in 
considering the overall reasonableness of the steps which the landlord has taken 

Timothy Taylor Ltd v Mayfair House Corporation & Anor [2016] EWHC 1075 (Ch) as applied by Mr 
Justice Nugee (now Lord Justice Nugee) in Jafari-v- Tareem Limited [2019] EWHC 3119 Ch 
These principles apply to all tenants.  As a minimum reasonable notice must be given of works which  
cause disturbance to tenants particularly at unsocial hours.   
 
4.7  So far as work undertaken by a tenant is concerned, such arrangements should be encouraged.  
It is well established that in the Courts it would in unjust to allow the landlord to recover his rent  
without taking into account the damages which it is alleged the tenant has suffered through failure  
by the landlord to perform his part of the agreement:  Smith –v- Muscat Court of Appeal [2003]  
EWCA Civ 962.   
 
 
4.8  The introduction to the Licensing Consultation states that Building upon the existing licencing 
scheme, the Council will continue to improve living conditions for residents living in HMO 
accommodation and ensure they have a better quality of life.  To meet this objective both licence 
holders and tenants need a system of Communication, with an agreed method of advance notice so 
that works of disturbance by unannounced workmen (whether competent or not) do not disrupt 
lives out of the blue.  I suggest wording as follows – repeated below. 
 
Communications 

1. The Landlord shall maintain a notice board in a prominent area in the Common parts of the  
property and give notice from time to time on the notice board (whether or not notice is also given by 
text, email WhatsApp or social media)of the works to be carried out to the property, the days and  
hours when the works will be done,  and the security arrangements.  A copy of the Government’s 
Guidance to Tenants about the Homes (Fitness for Human Habitation) Act 2018 2018 shall be affixed 
to the Notice Board. 
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-
for-tenants-homes-fitness-for-human-habitation-act-2018. 
2.  The Council shall provide to the Landlord and any Tenants upon application a template request 
form from the Landlord to the Tenants, and the Tenant to the Landlord concerning Anti-Social 
Behaviour metrics, with notes on the community trigger threshold under the Anti-Social Behaviour 
Crime and Policing Act 2014. 
3.   An out-of –hours service shall be available for emergencies. 
 
 
 
4.9 Under Section 57(3) Housing Act 2004 the Council is to take a co-ordinated approach in dealing 
with Anti-Social Behaviour (ASB).  The draft additional conditions proposed by the Council make no 
mention of the Government’s ASB Action Plan, which includes (at paragraph 78(c ))  that the 
Government will work to promote mandatory reporting of Key ASB metrics.  Nor do the Council 
Conditions refer to the Community Trigger under the ASB Crime and Policing Act 2014.  The Council’s 
draft conditions regarding ASB must be co-ordinated with these measures and place a responsibility 
on tenants and Occupiers (including visitors) and workmen accordingly.  

https://www.bailii.org/ew/cases/EWHC/Ch/2016/1075.html
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-tenants-homes-fitness-for-human-habitation-act-2018
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-tenants-homes-fitness-for-human-habitation-act-2018


 
 
4.10 The Council’s  draft Condition 8 (Property Management) makes no reference to tenancies 
where rent is payable weekly.  In such circumstances, a rent book in the prescribed form must be 
provided. Section 4 Landlord and Tenant Act 1985 requires the rent book or similar document to be 
provided, and section 5 describes what information must be contained. The rent book must contain 
the name and address of the landlord plus other information as prescribed. A prescribed form must 
be used where the tenancy is an assured shorthold tenancy. A failure to provide a rent book is a 
criminal offence, as is the demand for rent without a rent book.  An additional provision must be 
added to the Council draft accordingly. 

5 Consultation Questions 

1. -  I am a tenant living in the  Highgate Ward in rooms in an HMO with shared facilities. 

2.- I strongly agree with the Proposal for additional licensing.  The whole of London has 
accommodation pressures and need for HMOs as affordable but well managed housing.  Mention 
should be made of the Mayor of London’s  HMO checker.  

3.  I tend to agree that the proposed licence conditions will improve management conditions but 
they are limited in addressing problems of noise, security and  Anti-social behaviour – for which I 
recommend some improvements 

4.  The question as to whether Landlords must take quicker action on complaints are made is 
tendentious. It is essential that communication is efficient, timely and proportionate and acted on 
appropriately. 

5.   As to whether Landlords must ensure that any repair / improvement works or pest treatments be 
undertaken by a competent person, yes generally.  The agent may, or may not be competent, but 
reasonable notice must be given to tenants, particularly if the work is likely to cause disturbance or 
take place at unsocial hours, and the names of the workmen given in advance also.  There is a 
difference in the tax treatment of works of maintenance and works that improve the capital value of 
the property      

6.  Landlords must make sure that all outhouses, garages, and sheds are kept secure and are used for 
their intended purpose only  

7. Landlords must make sure that all outhouses, garages, and sheds are kept secure and are used for 
their intended purpose only 

8. New tenants should be, given up to date and accurate information on waste and recycling at the 
start of their occupation 

9. Landlords must make sure that the exterior of the HMO is kept clean and tidy and that issues of 
routine maintenance affecting the exterior, such as broken windows, are addressed promptly  

http://www.legislation.gov.uk/ukpga/1985/70/section/4
http://www.legislation.gov.uk/ukpga/1985/70/section/5


10 Landlords and Tenants must make sure that old furniture, bedding, rubbish or refuse from the 
HMO is not left on, or immediately outside, the HMO or private land this is a joint responsibility 

11 Landlords must make sure that any type of waste which the Authority does not routinely collect, 
such as hazardous waste is disposed of in a safe and lawful manner 

12 Landlords must make sure that any type of waste which the Authority does not routinely collect, 
such as hazardous waste is disposed of in a safe and lawful manner 

13 Are there any other conditions you would like the Council to consider 

Yes – the following: 

Communications 

1. The Landlord shall maintain a notice board in a prominent area in the Common parts of the  
property and give notice from time to time on the notice board (whether or not notice is also given by 
text, email WhatsApp or social media)of the works to be carried out to the property, the days and  
hours when the works will be done,  and the security arrangements.  A copy of the Government’s 
Guidance to Tenants about the Homes (Fitness for Human Habitation) Act 2018 2018 shall be affixed 
to the Notice Board. 
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-
for-tenants-homes-fitness-for-human-habitation-act-2018. 
2.  The Council shall provide to the Landlord and any Tenants upon application a template request 
form from the Landlord to the Tenants, and the Tenant to the Landlord concerning Anti-Social 
Behaviour metrics, with notes on the community trigger threshold under the Anti-Social Behaviour 
Crime and Policing Act 2014. 
3.   An out-of –hours service shall be available for emergencies. 
 

14. Fees.  The fees proposed are modest, but the Council should publish which accreditations (if any) 
are held by the landlord or agents  

15. Q Licences can last up to a period of five years. Where the Council has determined that there is 
cause for concern regarding premises or management arrangements, or when a landlord fails to 
apply for a licence voluntarily, the Council may determine that the licence should be granted for a 
shorter period. 

The Council are proposing to only issue a licence for 1 year in these circumstances. 

AI agree with this proposal provided that the Council inform the applicant what action on their part 
is necessary to be issued with a five-year licence 

 16.  I do not agree that in Haringey most HMOs are well managed?   

https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-tenants-homes-fitness-for-human-habitation-act-2018
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-tenants-homes-fitness-for-human-habitation-act-2018


17. I do not agree that most HMOs are in a good state of repair.  Very few have Building control
approval

18. Most HMOs do not have good waste management systems

19. Noise and ASB are not well managed well by HMO landlords
20. Please indicate which of the following you have experienced with your accommodation. Please
select all that apply.

Poor fire safety  - Yes and persistent since 2017  

Not enough kitchens and bathrooms for the number of people sharing 

Overcrowding 

Damp and mould- Yes in own accommodation and communal areas  

Poor property conditions 

Harassment or ASB from other tenants 

Harassment from your landlord or letting agent- Yes and continuous 

Not enough provision for your waste 

Not enough information on waste collection or recycling 

No information on how or who to report a problem to at the property- A method of sorts but always 

a delayed response  

Not given a copy of Gas/Electrical Safety Certificate at the start of your tenancy 

Not given a copy of Energy Performance Certificate (EPC)at the start of your tenancy 

Not having your deposit protected 

None of the above / No issues 

21. To what extent do you agree or disagree that landlords in Haringey maintain their properties to a
good standard?

Strongly disagree 

22. Public meetings

The Council will be looking to run a number of public meetings to discuss the proposal and gather 
your feedback. 

Would you be interested in attending one of our public meetings? 



Yes 

No 

23. Keeping you informed about the proposal 

If the Council decides to go ahead with the proposed scheme, would you like them to contact you? 
By clicking 'Yes' you are consenting to having your email address provided to the Council so that they 
are able to contact you directly. 

Yes, I would be interested 

 

Section 8: About you 

Thank you for providing your feedback on this consultation. 

Finally, it would be really helpful to find out a bit more about you. This is to understand the views of 
different groups of people living in and around the borough. 

24. Which age group applies to you? 

60 to 74 
25. Please tick the box that best describes your sex. 

Male 
26. Trans is an umbrella term to describe people whose gender identity is not the same as, or does 
not sit comfortably with, the sex they were regarded to be at birth. 

Do you consider yourself to be trans? 

No 
 
27. Under the Equality Act 2010, a person is considered to have a disability if she/he has a physical or 
mental impairment which has a substantial and long-term adverse effect on her/his ability to carry 
out normal day- to-day activities. 

Are you disabled? 

Yes 
28. How would you describe your national identity? 

White Irish  
29. Which of the following best describes your sexual orientation? 

Heterosexual / Straight 
30. How would you describe your religion or belief? 



Christian 

31 Are you pregnant? 

No 
 
32. Have you had a baby in the last 12 months? 

No  
 
33.  Please tick the box that best describes you. 

Single  

 
34. Please tick which of the following benefits you receive, if any. Please select all that apply. 

None of the above  
 
 
35.Which of these qualifications do you have? 

Tick every box that applies if you have any of the qualifications listed. If your UK qualification is not 
listed, tick the box that contains its nearest equivalent. If you have qualifications gained outside the 
UK, tick the ‘Foreign qualifications’ box and the nearest UK equivalents (if known). 

Level 4 or above - e.g. first or higher degree, professional qualifications or other equivalent higher 

education qualifications  

Other qualifications - e.g. other vocational / work related qualifications and non-UK / foreign 

qualifications 
 
36.   Please tick the boxes that best describe your preferred language. 

English  

 
6. Conclusions 
 
6.1 Achieving high standards of residential quality and design internally and externally are matters 
that the 2021 London Plan seeks to deliver through Policy D56 Quality and Design of Housing 
Developments, in that housing development should be of high quality design and provide 
adequately-sized rooms with comfortable and functional layouts which are fit for purpose and meet 
the needs of Londoners without differentiating between tenures. 
 
6.2 The additional licensing proposed will divert resources within the Council’s Private Sector Team  
As will the requirements of the legislation in Parliament when enacted.   When the report is 
presented to the Haringey Council Cabinet, a legal update on the Renters (Reform Bill) and its impact 
on HMOs should be given.  
   
6.3 As a long standing occupier of HMO accommodation in Haringey, I am disappointed that no 
timetable is given for rolling out the new mandatory and discretionary conditions to existing HMOs.  



The Government policy is for a unified Local Authority approach to HMO licensing is to be put in 
place and I hope this can be given a timetable and resources in May this year. 
 
7.  Recommendations 
 
For the reasons set out above I recommend 
 
7.1 That that the relevant accreditation of the Licence holder be noted on the Licence, and that the 
Council consider granting a quality mark to licensed HMOs taking into account 
i) accreditation, communications and records of complaints,  
ii) sound testing compliance with Part E of the current building regulations, 
iii) security, 
iv) Anti-Social Behaviour key metrics, when mandatory reporting has been developed by the 
Government under its Anti-Social Behaviour Action Plan 
v) compliance with the law and licence conditions, 
vi) delivery of best practice, and 
vii) customer feedback.  
 
 
7.2  A condition on communications as follows: 
 
Communications 

1. The Landlord shall maintain a notice board in a prominent area in the Common parts of the  
property and give notice from time to time on the notice board (whether or not notice is also given by 
text, email WhatsApp or social media)of the works to be carried out to the property, the days and  
hours when the works will be done,  and the security arrangements.  A copy of the Government’s 
Guidance to Tenants about the Homes (Fitness for Human Habitation) Act 2018 2018 shall be affixed 
to the Notice Board. 
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-
for-tenants-homes-fitness-for-human-habitation-act-2018. 
2.  The Council shall provide to the Landlord and any Tenants upon application a template request 
form from the Landlord to the Tenants, and the Tenant to the Landlord concerning Anti-Social 
Behaviour metrics, with notes on the community trigger threshold under the Anti-Social Behaviour 
Crime and Policing Act 2014. 
3.   An out-of –hours service shall be available for emergencies. 

 
 
 
 
 
 
 
 
 
 
 
 

https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-tenants-homes-fitness-for-human-habitation-act-2018
https://www.gov.uk/government/publications/homes-fitness-for-human-habitation-act-2018/guide-for-tenants-homes-fitness-for-human-habitation-act-2018
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Haringey Council Additional (HMO) Licensing Scheme Consultation (2024-2029) 

Response from Propertymark 

February 2024  

 

Background 

1. Propertymark is the UK’s leading professional body of property agents, with nearly 18,000 

members. We are member-led with a Board which is made up of practicing agents and we 

work closely with our members to set professional standards through regulation, accredited 

and recognised qualifications, an industry leading training programme and mandatory 

Continuing Professional Development.1 

 
Consultation overview 

2. Haringey Council are consulting on a proposal to implement a borough-wide additional 

licensing scheme for all eligible Houses of Multiple Occupation within the borough. The newly 

proposed scheme, if approved, will be in place for five years and will include HMOs not 

covered by Mandatory Licensing, specifically smaller houses in Multiple Occupation that are 

privately rented with three or more non-related tenants sharing a kitchen or bathroom. The 

proposals also include a house which is now a converted block of flats where the standard of 

the conversion does not meet the relevant building standards and where fewer than two 

thirds of the flats are owner-occupied. 

 

Propertymark response – summary 

 

3. Propertymark welcomes the opportunity to respond to Haringey Borough Council’s additional 

HMO licensing scheme consultation. In January, Propertymark attended a virtual consultation 

session and welcome the proactive approach to improve the availability of HMO properties in 

the borough. Propertymark is supportive of efforts made by Haringey to improve the standard 

of private rented sector housing and address the high percentage of properties that pose a 

risk to health and safety, as evidenced by Mel Research. We welcome the action taken against 

non-compliant letting agents and landlords who provide poor quality housing. However, we 

have several concerns about the proposals and effectively do not feel that an additional 

licensing scheme or continued licensing is the correct way forward to achieve these aims.  

 

 
1 www.propertymark.co.uk  

http://www.propertymark.co.uk/
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4. Firstly, Propertymark believes the scheme fails to address the conduct of rogue landlords 

failing to meet existing minimum standards, whereas compliant landlords are unfairly 

penalised for consistently meeting the standards.  Rogue landlords who already fail to meet 

existing minimum property conditions and fall under the radar of council-led inspections will 

not voluntarily sign up to the licensing scheme. Resources spent on administrating the 

licensing scheme to all landlords rather should instead be used to increase the capacity for 

the Council to identify and inspect the properties of rogue landlords.   Licensing schemes have 

been in operation for several years already creating significant costs for compliant landlords. 

These costs could be used directly into improving standards and the quality of stock. The fact 

that the scheme has to be continues leaves us to believe previous licensing schemes have 

failed in their aims and Haringey have not provided any clarity as to how this scheme will 

provide any additionality to the previous schemes.  

 
5. Secondly, while we acknowledge that HMOs eligible for the scheme are significantly more 

likely to have category 1 and 2 hazards than other rental properties, this does not justify the 

requirement for landlords with existing HMOs that are compliant to still pay a license fee. We 

believe that the proposed license fee unfairly penalises compliant landlords who already pay 

a license fee for existing HMO properties.  

 
6. Thirdly, we are concerned that the unfair penalties on compliant landlords will a long-lasting 

and damaging impact on the housing market in Haringey. Landlords committed to upholding 

good standards of housing may be discouraged from investing, subsequently impacting the 

proportion of good housing stock within Haringey.   

 
7. Finally, the data presented in the proposed licensing scheme PDF outlines that the levels of 

anti-social behaviour and poor housing conditions vary across the different wards within 

Haringey. With contrasting levels across the borough, the data brings the need for a borough 

wide scheme in to question. We believe that efforts would be better directed towards 

supporting landlords in specific wards with the highest levels of poor-quality housing and ASB 

to tackle this. Severe issues relating to poor housing conditions are not consistent across the 

borough. Different wards tell different stories; therefore we are questioning whether the 

proposed scheme is appropriate. Questions 
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Value for money 

 

8. We understand that following the online consultation event, the scheme will cost Haringey £5 

million to operate over the duration of the scheme. We do not believe that this represents 

value for money for the local authority and that money could be far more efficiently invested 

by directly supporting landlords.   

 

Ability of the council to improve standards. 

 

9. While we acknowledge efforts from the local authority to continue to work towards improving 

standards of HMOs, our rationale for strongly disagreeing is founded on two main themes. 

Firstly, like the preceding scheme, despite its intentions we are concerned that the proposals 

won’t do enough to enforce said agents to register to the scheme and we are not confident 

following the lack of success from the current licensing scheme. Therefore, in many wards the 

main issues will remain. We acknowledge that the council has faced difficulties in completing 

inspections following Covid 19 but we feel efforts are better placed in expanding. We also 

have reservations that the council will have enough enforcement officers to effectively check 

all properties across the borough when there are so many eligible HMOs across the brough.  

 

Achieving the aims of the license  

 

10. Propertymark tends to disagree with the proposed license conditions will improve the quality, 

standard and management of HMOs. As the leading professional membership body for 

property agents, Propertymark agrees with many of the licensing conditions laid out by the 

Council as they reflect our own standards. However, our cautions are founded upon the on 

imposing and enforcing the conditions. Therefore, we are not confident on the scheme 

actually changing the standard of housing stock in the borough. Our concerns reflect our 

issues with the current licensing scheme in place:     

Duplication of existing standards: as an additional licensing scheme is active we 

believe the proposed scheme will force a duplication of existing standards. 

Propertymark members specifically already adhere to many of the licensing 

requirements. This means that the new conditions will have little impact on agents 

already meeting these standards and will be seen as an unnecessary additional cost 

or administrative burden for no improvements in the standard of the property.  
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a. Poor housing conditions: Propertymark welcomes Haringey’s efforts to address the 

standard of housing stock within the borough as half of the complaints related to 

HMO properties. However, the data highlights the contrasting number of complaints 

between wards. For example, figure 3 highlights how Tottenham Central, West Green 

and Woodside received the highest number of complaints, whereas, in contrast 

Alexandra Park and Muswell Hill received no complaints. We question why a borough-

wide scheme needs to be applied when there are certain areas where poor housing 

isn’t an issue.  

b. Anti-social behaviour: Haringey have identified high levels of anti-social behaviour 

within the borough but have not highlighted the support on offer for landlords. 

Support for landlords is inadequate and they are not best equipped to respond. For 

example, if a landlord or an agent has a tenant causing anti-social behaviour, a section 

21 or 8 notice to seek possession from the tenant is the only tool at the landlord’s 

disposal. Although this provides a short-term solution it is unsustainable, and we call 

for resources to be better directed. We would be interested to learn about any 

partnership work the council are proposing with stakeholders such as the 

Metropolitan Police in reducing anti-social behaviour within communities. As an 

alternative, we would like to know if the council has considered any formal training 

opportunities for landlords to ensure they are prepared at mitigating tough ASB 

incidents. 

 

Waste management 

 

11. Our concerns with waste management conditions are the effectiveness they will have on 

addressing issues with fly tipping and the building up of waste in each area. The proposals to 

provide information on collection days will fail to make an impact. Landlords and managing 

agents can only remind tenants of the proper procedures to manage waste but ultimately the 

responsibility of ensuring waste is disposed of properly is the responsibility of tenants. The 

condition would therefore have little impact on poor waste management for tenants who do 

not take on the responsibility to manage waste properly. We would therefore encourage 

explicit conditions for the tenant around their duty to manage waste.   

 

Fees and charging  
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12. Propertymark strongly disagrees with the proposed license fee and believes that £1,331 for 

the 5-year license is extortionate and we are disappointed at the lack of discount available to 

landlords who hold multiple licenses. While we appreciate the efforts to penalise rogue 

landlords we believe this fee would instead discourage reputable landlords from investing in 

the area. We acknowledge the inclusion of accredited landlord schemes, including 

Propertymark membership, formerly the Association of Residential Letting Agents but 

question whether this is enough for landlords with multiple properties.  Many landlords 

operating within Haringey may have multiple properties especially those that have property 

in a block of flats. For these landlords, the price per property is extortionate with no discount 

for multiple licenses.  

 

Licensing period 

 

13. Propertymark firmly disagrees with the with the prospective reduction to the licensing 

period. In fact, we would recommend extending the licensing period on the grounds that 

it provides better value for money for landlords. Between, 2019-2023, Haringey officers 

undertook 1,129 property inspections and during the consultation session council officials 

highlighted that negative impact of the pandemic on the number of inspections 

completed. We believe reducing the licensing period would add undue pressure on the 

council, whereas measures should be taken to alleviate pressures on inspection numbers. 

Impact of the cost of living on landlords  

 

Impact the cost of living has had on landlords. 

 

14. Regardless of the fee level, we are concerned these charges will come at a time when 

landlords are impacted by the cost-of-living crisis and the impact fees could have on the ability 

of landlords to improve standards. Our members have also told us that a common concern 

from landlords on licensing schemes is that the costs can be extremely high for landlords who 

own several properties within a self-contained unit such as a block of flats. We welcome 

Merton Council’s acknowledgement of the high cost for these landlords who offer discounts 

for multiple licenses within one unit in their proposed scheme and we would advise Haringey 

to tale a similar approach.  

 

Impact on the supply of homes  
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15. Exiting the market is especially a concern for smaller landlords who are more likely to sell their 

properties and further shrink the supply of PRS properties leaving remaining private tenants 

with higher rents. Our research on the shrinkage of the PRS6 found 53% of buy to let 

properties sold in March 2022 left the PRS and that there were 49% less PRS properties to let 

in March 2022 compared with 20192. In addition to these concerns, those landlords who 

remain in the market, often have less money to improve conditions from increased costs. If 

the decision to operate a selective licensing scheme across most of Haringey is approved, then 

there is a concern that landlords currently operating within Haringey could invest in 

neighbouring local authority areas or exit the market altogether. This could result in fewer 

housing options for people living in Haringey meaning some people might be forced to find 

housing options outside the area, change employment or break social ties within the 

community.  

 

Unintended consequences 

16.  We are pleased to see that Haringey acknowledge that the PRS is an important and 

increasingly growing tenure that is home to many people living within the London Borough. 

Renting in parts of London, including Haringey, can be very expensive. The median monthly 

rent for London is £1,950 compared to £2,130 in Haringey3. With the monthly medium in 

Haringey being slightly above the London median, the monthly rent remains considerably off 

limits for many people. Some renters living within Haringey will require cheaper 

accommodation due to being on a low income and the continued challenges in the cost-of-

living crisis. We previously outlined the possibility that further legislation could reduce the 

housing options of the most vulnerable from landlords exiting the market there could be 

further implications on the rent level for those landlords who remain. As is the general law of 

supply and demand, if the supply of PRS property reduces, the cost of rent for the remaining 

properties is likely to rise. With already high rental prices within the area, there is a very real 

danger that many low-income families will be priced out of living in the area. 

 

Using licensing to tackle anti-social behaviour. 

 

17. Haringey have identified high levels of anti-social behaviour within the borough but have not 

highlighted the support on offer for landlords. Support for landlords is inadequate and they 

 
2 A shrinking private rented sector | Propertymark  
3 https://apps.london.gov.uk/private-rents/  

https://www.propertymark.co.uk/resource/a-shrinking-private-renter-sector.html#:~:text=53%20per%20cent%20of%20buy,2022%20compared%20to%20March%202019.
https://apps.london.gov.uk/private-rents/
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are not best equipped to respond. For example, if a landlord or an agent has a tenant causing 

anti-social behaviour, a section 8 notice to seek possession from the tenant is the only tool at 

the landlord’s disposal. Although this provides a short-term solution it is unsustainable, and 

we call for resources to be better directed. We would be interested to learn about any 

partnership work the council are proposing with stakeholders such as the Metropolitan Police 

in reducing anti-social behaviour within communities. As an alternative, we would like to know 

if the council has considered any formal training opportunities for landlords to ensure they 

are prepared at mitigating tough ASB incidents.  

 

18. The council have also identified reducing levels of anti-social behaviour and support for 

landlords dealing with anti-social tenants.  Landlords are not the best equipped to deal with 

anti-social behaviour and certainly do not have the skills or capacity to deal with some tenants’ 

problems such as mental health or drug and alcohol misuse.  As one example, if a landlord or 

their agent had a tenant that was causing anti-social behaviour, the only tool that the landlord 

or agent could use would be to seek possession from the tenant under a Section 8 notice.  

While this would remedy the problem in the short-term, the tenant is likely to still occupy this 

behaviour and all that has been achieved is that the anti-social behaviour has moved from one 

part of Haringey to another.  

 

19. In this context, it should be noted that with regards to reducing anti-social behaviour, 

landlords and their agents can only tackle behaviour within their properties.  Effectively, they 

are managing a contract and not behaviour.  Landlords and their agents are not responsible 

in any form for anti-social behaviour occurring outside the property. Nevertheless, we would 

be interested to learn about any partnership work the council are proposing with stakeholders 

such as the Metropolitan Police in reducing anti-social behaviour within communities.  

 

Conclusions and alternatives  

20. Propertymark would like to raise several topics and alternatives in response that prompts 

any further comments.  If the scheme is approved, the council should consider how 

they incentivise good practice to reward the compliant landlords. Propertymark 

believes those reputable landlords should receive a further discount, especially for 

those with multiple properties.  
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21. Furthermore, given the levels of ASB within the borough we would like the council to 

consider the support they offer for landlords. Attending ASB incidents is a 

challenging and potentially dangerous environment for landlords to expose 

themselves to and we would recommend offering formal training opportunities to 

better equip landlords in dealing with ASB incidents.  

 

22. Propertymark believes that local authorities need a healthy private rented sector to 

complement the other housing in an area. This provides a variety of housing types 

that can meet the needs of both residents and landlords in the area. The sector is 

regulated, and enforcement is essential for keeping criminals who exploit landlords 

and tenants. An active enforcement policy that supports good landlords is crucial as 

it will remove those who exploit others and create a level playing field. It is essential 

to understand how the sector operates as landlords can often be victims of criminal 

activity and antisocial behaviour with their properties being exploited. 

 

23. We would welcome the opportunity to work with Haringey Council to further engage 

with our members and property agents in the local area.  

 

24. Propertymark would prefer a regulatory framework, which seeks to educate 

landlords in improving their stock rather than punitive measures that are difficult to 

enforce and only punish compliant landlords letting those that require 

improvements to go undetected.  We oppose this proposal on several grounds which 

are headed below. 

 



Response 4 



1	

Proposed Additional Licensing Scheme in the London Borough of Haringey 

Safeagent Consultation Response 

12 February 2024 

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

Safeagent agents are required to: 
• deliver defined standards of customer service
• operate within strict client accounting standards
• maintain a separate client bank account
• be included under a Client Money Protection Scheme

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

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

Overview 
We understand that Haringey Council is seeking to renew the additional licensing 
scheme that ends in May 2024. In preparing this consultation response, we have 
carefully considered the information published on the council’s website.  

Having reviewed all the documentation, the consultation report leaves some doubt 
about precisely which HMOs would be included in the proposed additional licensing 
scheme. For example, section 4.1 of the consultation report only lists properties 
occupied by 3 or 4 people who share facilities. It makes no reference to converted 
building test HMOs which may have no shared facilities. It also makes no reference 
to multi-occupied self-contained flats within certain purpose-built blocks of flats 
which are exempt from mandatory HMO licensing and may have five or more 
occupants. It is vital that the public consultation and any subsequent scheme clearly 
explain the licensing criteria. We have referred later in this submission to section 
257 HMOs. 

Evidence base 
We note there are estimated to be 4,830 HMOs in the borough, with 1,690 
mandatory HMO and 2,237 additional licences having been granted.  
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The report notes just 1,129 HMO property inspections which suggests less than 
30% of licensed properties have been inspected since the licensing scheme started. 
This is far lower than we would have expected. Of the inspections completed, the 
report says hazards were identified in 315 properties, which suggest 70% of 
inspected properties were found to be compliant. We would ask the council to 
explain why so few properties have been inspected during the current scheme, and 
what would be done differently to increase inspection rates if the licensing scheme 
is renewed.  

Whilst we recognise the challenges presented by the covid pandemic, how was 
licensing fee income spent if the planned inspection programme was significantly 
curtailed?   

Section 257 HMOs (certain converted blocks of flats) 
The consultation proposal says the council wish to include all section 257 HMOs 
within the additional licensing scheme, which we understand is the approach 
adopted under the current scheme.  

We have concerns about including all such properties within the additional licensing 
scheme due to the difficulty experienced by letting agents in knowing when a 
property was converted and whether the conversion satisfies the relevant building 
standards. It is not something that is reasonable for a letting agent to assess.   

In situations where there is a freeholder and separate long leaseholders, the 
situation is further complicated by the need to determine whether less than two 
thirds of the flats are owner-occupied. Only the freeholder may possess this 
information and the tenure of each flat may vary over time.  

This would make it extremely difficult for a safeagent letting agent to assess 
whether a licence is required, despite their best endeavours. For example, it may 
be that the building did not require a licence when a flat was rented out, but 
subsequently requires licensing because another leaseholder in the building has 
rented out their flat. As such, a letting agent could find themselves committing an 
offence of managing a flat in a licensable building without a licence, simply because 
another flat had been rented out without their knowledge.  

Bringing section 257 HMOs within the additional licensing scheme could also be 
problematic for long-leasehold owner-occupiers who find their flat is within a 
licensable building. The licensing fee may push up their service charge and could 
cause difficulties with their mortgage lender. As the licence would need to be 
disclosed to a prospective purchaser, some mortgage lenders may be reluctant to 
lend on a residential mortgage for a flat within a licensed HMO, thus adversely 
impacting the property’s value. 

It is also the case that the 2015 general approval to introduce an additional licensing 
scheme only applies if the council has consulted persons likely to be affected by 
the scheme designation. Without actively consulting long leaseholder owner 
occupiers and explaining the implications of licensing section 257 HMOs, the 
conditions in the general approval would not be met and the additional licensing 
scheme could not be introduced without Secretary of State approval.     

Whilst we are opposed to the idea of including all section 257 HMOs within the 
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additional licensing scheme, we recognise that there are circumstances where a 
particular type of section 257 HMO may be worthy of more intensive regulation. For 
example, where a landlord has converted a property into cramped and poorly 
designed studio flats entirely for private rental without any planning and building 
regulation approval.  

In such circumstances, the additional licensing scheme could be restricted to 
section 257 HMOs where the whole building and all the individual flats within it are 
in single ownership or considered to be effectively under the same control. In 
response to our feedback, several councils have adopted this approach.  

Other councils such as Westminster City Council, Newham Council and the Royal 
Borough of Kensington and Chelsea have listened to our feedback and excluded 
all section 257 HMOs from their additional licensing schemes.  

We would encourage Haringey Council to give this further thought and either narrow 
the section 257 HMO licensing criteria or remove them entirely from the scheme. 

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

We understand the council is intending to increase mandatory HMO licensing fees 
by 10% from £1,210 to £1,331. We understand that if there are more than five units, 
an extra £100 will be charged for each extra unit (£50 Part A / £50 Part B) whereas 
the extra over amount is currently £50 per unit. This doubling of the cost seems 
unreasonably high, and we could find no justification for it within the consultation 
report. 

We were surprised to find no fee discount for licence renewals. Whereas we 
acknowledge the Part B costs would be the same, there is less work involved in 
renewing a licence if there have been no material changes. As the Part A cost can 
only cover the actual cost of processing licences, we think it should be set at a lower 
level for licence renewals. 

We welcome the proposed fee discount for accredited landlords and agents 
including safeagent, although we would seek clarification about how this will be 
applied in practice.  

For example, a safeagent member may act as licence holder for an overseas 
landlord. They may also be designated property manager and a UK based landlord 
who is the licence holder. We would encourage the council to offer the accreditation 
discount if a safeagent member is either the licence holder or designated property 
manager. This would align to the approach adopted by many other councils.  

Further, we would encourage the council to review the accreditation discount which 
has remained static despite an uplift in application fees. A £50 discount on a 
mandatory HMO licence equates to just 3.7% at five units and 2.7% at ten units. If 
the council want to drive up professionalism in the private rented sector, a bigger 
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incentive would be helpful. We would highlight councils such as Lewisham and 
Lambeth which both offer a 20% accreditation fee discount.  
 
We welcome the fee discount for properties with an EPC rating of C or above. 
  
Licence Conditions 
We have studied the proposed list of standard licence conditions in Appendix 2. 
 
We have made some suggestions to help improve and fine tune the wording of the 
conditions. This in turn should help landlords and agents to understand and comply 
with the requirements.   
 
Condition 2.1 
This is marked as a mandatory condition imposed by the Housing Act 2004, but it 
is not listed in Schedule 4 of the Act. It is a discretionary condition proposed by the 
Council. 
   
Condition 3.2 
The requirement is to provide the tenant with tenancy deposit prescribed 
information within 30 days, and not at the time the deposit is taken.  
 
Condition 3.3 
It is unclear the purpose of this condition when viewed alongside condition 3.5. 
Condition 3.5 sets out detailed tenancy management arrangements the licence 
holder must follow to address any ASB issues that occur. The tenancy management 
arrangements must therefore be those specified in condition 3.5. We would suggest 
this condition is deleted.  
 
Condition 3.4 
Second bullet point: We are unsure what is meant by ‘Formal arrangement for the 
disposal of rubbish and bulky waste’ as this service is provided by the council. A 
more practical approach is included in condition 5.2. We would suggest this is 
deleted. 
  
Third bullet point: This should be deleted. It contradicts condition 4.1 which requires 
six monthly (not three monthly) inspections with records kept and provided to the 
council on demand.  
 
Condition 3.5 (h) 
It is unclear whether this is referring to the initial warning letter under (d) or the 
follow up warning letter under (f). We assume the latter. The requirement to 
promptly take legal proceedings to address anti-social behaviour (ASB) regardless 
of the nature and severity of the situation is overly prescriptive. The only practical 
option for the landlord is to evict the tenant. As such, this condition risks increasing 
evictions from the private rented sector rather than facilitating a collaborative 
approach with a view to tenancy sustainment. Further, it fails to recognise the 
evidential thresholds to evict under a section 8 notice. It would be unreasonable to 
insist on service of a section 8 notice for adhoc / low level incidents of ASB where 
there is no prospect the court will grant possession. We would encourage the 
council to reflect further on the most appropriate wording and engage with the 
council’s Rehousing Team who provide a tenancy sustainment support to prevent 
households becoming homeless. 
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Condition 4.4 
Whilst we have no concerns about the overall intention of this condition, the loose 
drafting creates unintended consequences and an unacceptable compliant risk. 
There is no definition of ‘competent person’ and providing a definition to encompass 
all possible ‘repairs, improvements or treatments’ will be challenging. Further, it 
creates doubt whether the ‘competent person’ assessment is intended for the 
employee undertaking the work, or their employer. How would a landlord or agent 
be expected to assess the competency of a roofing contractor’s employees? 
Further, people undertaking the work will rarely by employed directly by the licence 
holder. They would be employed by the contractor, either on an employee or sub-
contractor basis. A licence holder would not know the employee’s contract of 
employment. Even assessing competency of a roofing contractor or general builder 
can be challenging unless the council is insisting that different trades must belong 
to trade bodies recognised by the council. This also risks drawing work away from 
locally based self-employed handypersons who undertake non-specialist tasks. 
The reason for insisting on copies of all receipts and invoices is also unclear. 
Overall, we think the condition requires substantial revision or deletion. 

Condition 4.5 
If there is a garden shed, garage or other outbuilding with access permitted under 
the tenancy agreement, we think it is reasonable to insist that the structure is 
lockable with keys given to the tenants. Once the tenancy starts, the licence holder 
or agent has not control over whether the tenant keeps the door locked every day. 
That can only be checked and advice given during interim inspections. 

Condition 4.6 
We would suggest a slight revision to the wording, to make clear this condition only 
applies if the landlord has responsibility for the exterior of the building. For a multi-
occupied flat in a purpose-built block, responsibility for the exterior of the building 
would rest with the freeholder.  

Condition 5 – Waste Management   
Condition 5.1 
If tenants breach their tenancy agreement and do not dispose of waste 
responsibility, we would suggest appropriate action by the licence holder or their 
managing agent should be to contact the tenants to discuss and resolve the issue. 
A process for this is set out in condition 3.5. 

Condition 5.2 
We would encourage the council, as the waste collection authority, to produce a 
suitable information pack for this purpose and signpost the licence holder to where 
it can be found. 

Condition 5.4 
This appears to duplicate condition 5.1. We would suggest the two items are 
combined and include a clear statement about what action the licence holder should 
take if tenants breach the condition. 

Condition 5.6 
We see no need for this condition, as six-monthly interim inspections are already 
included in condition 4.1. If the council believes it is necessary to further define the 
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purpose of interim inspections, the wording of condition 4.1 can be adjusted. An 
added concern is that the frequency of ‘regular checks’ is undefined in this 
condition. In practice, one interim inspection would cover the property and any 
garden or yard attached to it.    

Condition 5 – Health & Safety 
Condition 5.3 
This is marked as a mandatory condition imposed by the Housing Act 2004, but it 
is not listed in Schedule 4 of the Act. It is a discretionary condition proposed by the 
Council. Further, not all licensed HMOs will require a fire risk assessment under the 
Regulatory Reform (Fire Safety) Order 2005. For example, it does not apply to 
houses or flats let on a single tenancy to sharers who have exclusive use of the 
property. The wording could be adjusted to say a fire risk assessment must be 
undertaken if the Regulatory Reform (Fire Safety) Order 2005 applies, or wording 
to that effect. 

Condition 5.4 (d)  
The wording of this mandatory condition was changed in 2022. It should refer to 
‘fixed combustion appliance other than a gas cooker’. 

Condition 6.1 
Many councils provide flexibility to display a copy of the licence or provide the 
tenants with a copy at the start of their tenancy. We would encourage the council 
to adopt a more flexible approach as the licence holder cannot stop tenants from 
removing notices displayed in their home. 

Condition 6.3 
We disagree with this condition as there is no requirement to display a gas safety 
certificate in a tenant’s home and the licence holder cannot stop tenants from 
removing notices displayed in their home. Flexibility is requested to display a copy 
of the latest gas safety certificate or to provide the tenants with a copy. This would 
align more closely with the gas safety regulations.  

General 
The introduction to the licence conditions includes useful guidance on HMO 
planning restrictions. As this is guidance rather than a condition of the licence, we 
would suggest it is inserted at the end of the licence conditions. 

We would encourage the council to standardise the timescale and process for 
providing documentation to the council. Firstly, we think it should be a written 
request. A request made verbally could lead to misunderstanding and unintended 
non-compliance. Secondly, we think the timescale should be standardised. The 
conditions impose timescales of between 7 days and 28 days for providing 
information. We would suggest this is standardised to 21 or 28 days. We think 7 
days is unreasonably short, particularly if an email is sent to someone on holiday 
or absent from the office due to illness.  

Delivering effective enforcement 
It is vital that the council have a well-resourced and effective enforcement team to 
take action against those landlords and agents that seek to evade the licensing 
scheme.  
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Without effective enforcement, new regulatory burdens will fall solely on those that 
apply for a licence whilst the rogue element of the market continue to evade the 
scheme and operate under the radar.  This creates unfair competition for safeagent 
members who seek to comply with all their legal responsibilities. They are saddled 
with extra costs associated with the licence application process and compliance, 
whilst others evade the scheme completely. 

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

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

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

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

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

Isobel Thomson 
Chief Executive 

Safeagent 
Cheltenham Office Park 
Hatherley Lane 
Cheltenham 
GL51 6SH  

Tel: 01242 581712 
Email: Isobel.Thomson@safeagents.co.uk 
Website: https://safeagents.co.uk 



Response 5 

Hi xxx, 

I would not recommend.  From experience of our immediate area that is Crouch End etc, we find the 
properties we have for let are in good shape and are let within the guidelines. 
This seems more like an easy way for Haringey to make additional funds. 

Kind regards 

XXXX
Castles London 

Branch Manager 

Response 6 

Hi There. 

Can I suggest you do the inspection first and charge the same as a EPC report ie £65 and 
save a whole lot of money and time. 

I am currently selling my 3rd BTL property putting 4 very happy tenants back onto an 
extremely expensive thin supplied rental market. I intend to keep selling my BTL flats when 
the tenants decide to move out, even though its  a bad time to sell as the market is flooded 
with landlords flats 

Mortgages have trebled.( our rents Have gone up for the first time in 25 years for existing 
tenants) 

Taxes have doubled with the revised section 24.(not for businesses who have incorporated 
which is so unfair)  removal of the furnished 15% allowance, putting our income into the 
higher 40% bracket. 

All the EPC expense and worries, the section 21 removal, council licences, threats of fines, 
courts that take a year to remove a non paying tenant, 

Dealing with all this and more for no return is not worth it I am getting out which will be a 
massive shame for all existing and future tenants. 

So you carry on taking money for nothing because there will be nothing left to take from 
except made to measure soulless corporate box room flats with no outside space. 

Sorry to rant but hope you take it seriously. 
If there is an official complaints department can you forward this email to them please. 

Kind regards  XXXX 



Response 7 
 
This proposal is ludicrous.  
 
Yet more conditions imposed on “HMOs” (most of which consist of friend groups sharing, and not 
the 5 bedrooms of unrelated people conjured up by the image of an HMO.) Plus a huge fee to the 
council.  
 
As a result you will further inflate costs for landlords, which will ultimately be passed on to tenants.  
 
I strongly represent that you need to reconsider the design of the scheme to make it proportionate 
to the objectives. You should target only “proven bad” landlords where a complaint has been 
upheld, and in those cases a requirement for a license is reasonable. However for good landlords, 
like us, who have operated in harigney for decades with no issues, this is merely yet another cost for 
zero tenant benefit.  
 

 
Response 8 
 
Hello, 
 
I am against this new proposal, I have yet to see any metrics or information that has proven this 
scheme has been effective and justifies the effort and tax on landlords. These additional costs 
typically lead to higher rental costs to the residence, so this scheme should have a justification for 
these additional taxes in my opinion. 
 
Kind regards 
 
XXXXX 

 
 
Response 9 

My main observations are that these schemes are expensive to buy a licence for. I pride myself in 
being a good landlord and anything that can be done to weed out poor ones is a good thing. So far I 
have managed to absorb the cost of the licence so far but any further increases will need to be 
passed on to the tenant, which I really don't want to do. 

There also seems to be confusion at the council as to what their own definition of multiple 
occupancy means. I feel this should be 3 or more adults living separately (sharing a house) and not 
include smaller flats/houses that are for couples or a single parent. 

Best of luck with the research 

 
 
 
 



Response 10 

One comment I do have is that £ 650/750 (I can’t quite remember how much) to register the 
property when it has already been registered means that Haringey Council are definitely making a 
profit on that part, despite what xxx stated in the meeting.   I assume that the council breaks even 
on the whole scheme. But that is penalising compliant landlords against those who don’t sign up and 
are then chased and eventually prosecuted. 

 I think this part of the licence fee should be a nominal £100 if already registered previously. 
Obviously appreciate an inspection will still be carried out, so that part of the fee needs to be paid. 

Response 11 

Hello. Its all very simple really, the Council embark on building enough housing to accommodate all 
needs for singles and families. With imaginative thinking it is certainly possible.  

I have been involved in the management of Landlord and Tenant for over sixty years so, if you want 
any help to get going, email me, then, HMO's would no longer be necessary, they are in my view a 
disgrace. Young and old people have no option BUT to share with all the imposition of a loss of 
privacy and personal space. 

Sincerely. 

XXXXX 

Response 12 

Haringey – Proposed Additional Licensing Scheme for HMO Consultation 2023 

“Have Your Say” February 2024 

31st January 2024 

I have been a Landlord in Haringey for over 20 years. I have always provided safe, clean and 
affordable housing to my tenants and have always complied with the Council’s regulations. I believe I 
am exactly the type of landlord you wish to deal with. I’ve been a member of the NRLA for over 10 
years, my tenants stay in my properties for many years and in some cases decades. I am prudent and 
conservative with my purchases and borrowing and always keep within safe limits so I can maintain 
affordable rents for my tenants. I’ve never had to evict a tenants and indeed, the only problems I’ve 
had in the past has been when renting my property directly to Haringey Council. 

 I’ve read and re-read the Consultation and the Council has some admirable aims. However, your 
survey and report make it clear that you have a very high percentage of landlords that are not on 



your radar and are simply not complying. They are not paying the fees, doing the extra works and 
ignoring and flouting the Borough’s landlord rules. These are the people you should be focusing on. 
These are the people that should be held to account and forced to bring their properties up-to-
standard. Making the already good landlords pay more and do even more safety work and 
assessments on tenants noise and waste monitoring is a “tick-box” exercise to show how well the 
Council is doing, while ignoring the real issue of rogue landlords disregarding the law. The Council 
already has the powers of enforcement, but instead of doing the more difficult job of seeking out the 
bad ones, you are making the good ones do more work, pay more and in the end, force UP the rents 
to the already hard-up tenants. It’s the rogue landlords that are making the extra money as they are 
not spending on improvements and repairs. Go after them! Not the good landlords who are 
struggling during this high interest, high red-tape era. 

Here are my recommendations on how Haringey Council can help me and how we can work in 
partnership to provide the clean, safe and affordable housing you crave for the borough: 

 1.      Parking 

If the Council want me to do the repairs, regular inspections, safety certificates etc, then make 
parking for me and my tradespeople free, or at least affordable and easy to get. At the moment 
asking me to pay £22 for a daily permission to park permit for a gas safety engineer to do a 
certificate is madness. I own the property as the landlord and I should at the very least have the 
same access to parking as my tenants. Parking, and arranging parking for tradespeople is a massive 
issue. It can’t be difficult to allow a landlord who owns a property to prove that is the case and have 
the same access rights.  This is a simple change for the Council and much needed. Please help me to 
help you. Here’s a real case example. The Council require that I fit a landlord electric meter. I contact 
an energy supplier to fit the meter and they give me a date. However, they can’t give me the 
registration number of the vehicle. The energy company tell me that if I don’t provide parking they 
will cancel the job and move-on. Get someone at the top of the Council to authorize the various 
departments to speak to one-another to help us to help you. 

2.      Tradespeople 

I am being asked to carry-out on-going and additional improvements to my tenanted properties 
under the various HMO and Selective Licence schemes. I’m not sure the Council are aware how 
difficult it is to get good tradespeople to 1) be available, 2) do the work and 3) charge fair and 
reasonable fees. I called and asked the Council for a list of vetted and regulated tradespeople and 
was told I had to find them myself. Many I have called refuse to work in CPZ zones (see point 1 
above), charge too much or are not available and having to pay an extra £22 per day is unaffordable. 
I suggest that the Council engages or employees tradespeople available to landlords to carry-out the 
works that the Council require me to do and makes it quick and easy to do the works.  

The Council must have their own tradespeople that maintain Council serviced properties. Surely this 
offering can be expanded to help landlords that have signed-up to the Selective licensing scheme. 
We need help. 

3.      Affordable Housing 

The Consultation report mentioned on numerous occasions that the aim of the Council is to provide 
“affordable housing” in the Borough. I struggle to understand how making me pay £1,000s of pounds 
every year in upgrades, improvements, fees, parking etc and be expected to take the hit on the extra 
costs so that the Council can meet its affordable housing aim? Any extra costs you make a landlord 



pay will eventually be passed on to the tenants making rents “less affordable”. The exact opposite of 
the Council’s aim! The council should be providing grants, free parking, subsidized tradespeople etc 
to HELP landlords achieve the Council’s aim. Does the Council really think it can charge landlords 
more and expect rents to stay the same? In the past year interest rates have jumped from 0.1% to 
5.25%. My own mortgages have seen a many multiple percent increase in payments. Many landlords 
are selling up. Many others simply can’t afford all the Council’s extra licencing/HMO fees and cost of 
repairs so are staying below the Council’s radar. This passes on the burden to the likes of me. This 
situation is NOT sustainable 

 4.      Enforcement 

This appears to me to be the solution. Your report makes it very clear that there is a very high 
percentage of rented properties in the borough that are not adhering to the HMO/Selective licencing 
regime. The Council has the powers to impose the large fines, but instead are coming after the 
landlords that are trying to help the Council to provide the rented homes it needs. Your conclusion 
implies that the Council can’t do much about the rogue landlords, so let’s hit the good landlords so 
at least their properties are clean, safe and affordable. Surely, it can’t be hard to locate and track-
down the landlords that have not registered? I believe it’s through laziness and going after the easy 
target that you are ignoring the bad landlords. Here’s my simple suggestion. Rather that making the 
Licensing scheme even stricter, more complicated and harder to adhere to, move some of the staff 
on to finding and fining the rogue landlords. Here’s how – a) check all rental adverts in Haringey 
against the Register b) walk around the borough and check doorbells, dustbins and signs of tenants 
and check against the Register c) Speak to letting agents and get them to reveal their landlords d) 
check the owners of properties on Land registry against the Register e) check social media and signs 
in shop windows for letting adverts and check against the Register. I understand that this is time 
consuming, but if the Council can fine each rogue landlord £30,000 for non-compliance, then 1-2 
successes would pay the annual salary of a Council worker to do this job. 

 5.      Extension to the Scheme 

 As per my arguments above, the scheme has gone far enough and does not need to be extended or 
made stricter. Enough is enough for landlords. We can’t provide the affordable housing if the 
landlord’s costs keep going up. Enough is enough! 

 6.      Threat of fines 

Rather than threatening large fees on the good landlords, if the Council genuinely want to achieve 
their aims, then HELP ME. Don’t harass and threaten me. I’m on your side, but I don’t get any help in 
return. The relationship should be a partnership. You need us. 

 7.      Council Housing 

This is not a “political” response to the Consultation but I think the Council should look at their own 
standards and provision for affordable housing. It’s an established fact that there isn’t enough 
Council Housing and Haringey are too slow to address this. I mentioned above that I once gave my 
property to the Council for its tenants. This is an experience I will never go through again. The 
property was returned to me in a shocking condition and took me many months to repair and at a 
huge cost to me. All this at a below market rent, just to get a guaranteed rent for 3 years. It simply 
wasn’t worth it. If the Council led the way with high class service, maintenance, property 
management then more landlords would come forward to let their properties via the Council. 



In conclusion, ask yourselves this, how can we HELP landlords in the borough achieve our aim? Not 
make punitive adjustments to a scheme that is already failing to locate the rogue landlords. If we 
worked in partnership and collaborated, this will go some way to easing the housing crisis the 
Council is currently facing. 

 Yours faithfully, XXXX 

  
 

Response 13 

Dear Sir/Madam 

I am a professional landlord providing good quality and affordable housing to my tenants some of 
whom have been with me for 20 years or so.  I have over 10 tenants that I look after. Rent increases 
have been kept to a minimum over the 20 years, all of my tenants are in fact paying well below 
the market rent. Whilst I am a professional landlord carrying on a business, it is important to me to 
have people in my properties who look after them.  I look after my tenants and in return, they look 
after my properties. I am a member of NRLA and SAL, attend many webinars and keep myself up to 
date with all landlord updates/changes/regulations. 

I have read the Consultation and the Council's aims but what is constantly ignored/not dealt with is 
that you have and will continue to have a large proportion of landlords who are still not on your 
radar and are simply not complying with any regulations/licences you introduce and it is these 
landlords that provide the unsafe/overcrowded properties.  Extending the licensing scheme will not 
change that.  Rogue/unprofessional landlords simply continue to disregard all rules/regulations/laws 
you impose and simply get away with it. These are the people you should be targeting. Introducing 
further licenses/extending licensing, introducing more red tape makes it more difficult for compliant, 
hardworking landlords like myself to continue providing affordable housing and all it does is cause 
hardship to tenants like mine as I am forced to pass on these costs to the tenants who are struggling 
financially to make ends meet already. 

Driving and Parking in Haringey is an absolute nightmare and truly expensive. I have to take detours 
to get to my properties because of road closures/LTNs, increased traffic and the 20 mph zone and 
when I eventually do manage to get to my property, I cannot park. I have no idea how I would get to 
my tenants should there be a real emergency situation. I need to ask my tenants to get a parking 
permit for me online and then again ask for my tenants help for parking permits for all the 
tradesmen that I need to bring to the house should a problem arise. A great many tradesmen are 
now refusing to do work in the Haringey area because of these issues and tenants are sometimes 
unable/unwilling to help especially if for example a booking has to be changed online because a 
tradesperson changes their appointment day/time or they don’t know what vehicle they are bringing 
so I don’t have the registration number. 

You should be looking to help landlords not making their job harder - allow landlords direct access to 
parking and reduce the cost for both landlords and tradespeople. 

The Council should vet and produce  a registered list of tradespeople for landlords to use. There is a 
shortage of electricians, plumbers, builders, etc surely you are aware of that? Who repairs the 
Council run properties? Surely those trades could be outsourced to help landlord who have selective 
licences do their repairs. 



Rogue landlords do not have these issues, you are unable to identify who they are or take any 
enforcement action. You are targeting and are only able to enforce against the compliant landlords 
who you know about. Threatening me with fines is not the answer. I provide a very important 
service, good housing at a reasonable rent and without landlords like me, Haringey would have an 
even larger housing crisis on their hands. Extending the scheme is not the answer. You should be 
working with other departments within the Council such as Housing Benefit, Council Tax, Parking etc 
to see whether a property is tenanted. Do checks with the Land Registry go knock on the doors and 
find those rogue landlords, speak to neighbours - don't just make life harder for the easy targets like 
myself. 

Yours faithfully, XXXX 
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Appendix 5: London Property Licensing 
promotional campaign 
 

 
 
 

London Borough of Haringey 

Additional Licensing Consultation 

London Property Licensing was asked to assist in promoting the London Borough of Haringey 
(LBH) additional licensing consultation to raise awareness amongst landlords and letting agents 
and increase participation. 

The promotional activity took place between 12 December 2023 to 12 February 2024 in a variety 
of formats centered around the award-winning London Property Licensing (LPL) website: 

www.londonpropertylicensing.co.uk 

It is the only website dedicated to providing simple, impartial and expert advice on property 
licensing and explaining the licensing requirements across every London Borough. The website 
reaches out to landlords based throughout the UK and those based abroad. 

Since launching in April 2015, the website has received over 1.7 million views (Source: Google 
Analytics, 2015 - 2023). 

The activity undertaken to promote the licensing consultation is outlined below: 

1. Banner Advertising 

A 300x250 pixel banner advert promoting the licensing consultation was placed on the home 
page and eight London borough pages1 from 12/12/2023 to 12/02/2024. Anyone clicking on 
the advert was taken directly to the council’s licensing scheme webpage. 

 
 

1 Barnet, Camden, Enfield, Hackney, Haringey, Islington, Waltham Forest & Westminster. 
 

http://www.londonpropertylicensing.co.uk/


 

 
115 

 

From 15/12/2023 to 12/02/2024, high profile scheme promotion was achieved by inserting a 
banner headline attached to one of the rotating landscape images at the top of the LPL home 
page. The banner headline had a hyperlink to the LPL Haringey additional licensing consultation 
webpage. 

 

 

2. LPL Haringey webpage 

On 12/12/2023 the LPL Haringey webpage was updated with information about the licensing 
consultation and a direct link to the council’s website in the ‘At a Glance box’ to encourage 
people to find out more information. 
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3. Consultation listing 

From 13/12/2023 to 12/02/2024 a LBH licensing consultation listing was displayed on the LPL 
website and promoted on the home page, the licensing consultations page and on the same 
eight borough pages listed above. The listing summarised the purpose of the consultation and 
explained how people could take part. 
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Separate listings were added for the consultation events held on 10 January, 25 January and 7 
February 2024. 

4. News article 

A news article about the additional licensing consultation was published on 15/12/2023 and 
promoted via social media and the newsletter. 

5. LPL Newsletter 

A regular newsletter is sent out to people who have requested updates on housing regulation 
and property licensing schemes. The newsletter is widely distributed to landlords, letting 
agents, organisations, local authority officers and government officials. 

The new licensing scheme was promoted in newsletters distributed on 20/12/2023 and 
31/01/2024 with each newsletter sent to between 3,711 and 3,717 people. 
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6. Social Media Promotion 

Tweets about the council’s licensing consultation were published on the LPL Twitter feed 
(@lplicensing) on average every 12 – 14 days, timed to cover mid-week and weekends with 
and a variety of morning, afternoon and evening posts between 14/12/2023 and 11/02/2024. 

During this period, the LPL Twitter feed had over 2,300 followers, generating impressions, likes 
and retweets. 

On 04/01/2024, a post about the licensing consultation was published on the LPL LinkedIn page 
and on 16/01/2024 a post about the licensing consultation was published on the LPL Facebook 
page. 

Summary 

The promotional activity undertaken has helped to raise awareness of the council’s additional 
licensing consultation amongst landlords, letting agents, property investors, local authorities 
and businesses associated with the private rented sector. 

Whilst the promotional activity can help to raise awareness, it is not possible to measure how 
many people participated in the consultation exercise as a direct consequence of the 
promotional activity undertaken. 

Should you wish to explore any further promotional activity in the future, please do not 
hesitate to get in touch. 

Contact details 

For more information, please contact: 

Richard Tacagni, MCIEH, CEnvH Managing Director 

London Property Licensing 

Suite LP44357 

20-22 Wenlock Road London N1 7GU 

T: 020 8090 2186 

E: info@londonpropertylicensing.co.uk 

London Property Licensing is the trading name of Tacagni Consultancy Limited. Company No: 
5131075. Registered in England and Wales. Registered office: 237 Westcombe Hill, London SE3 
7DW. VAT registration no. 218190811 

23 February 2024 

mailto:info@londonpropertylicensing.co.uk
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