
From: Information Officer 

To: Communications; 

CC: 

Subject: FW: Hastings Borough Council Request for Information 
Ref: 14/338 

Date: Tuesday, May 20, 2014 8:42:25 AM 

Attachments: Rogue Landlords Bid - 16 09 2013a (2) (2).docx 

Start of Request for Information 

Hastings Borough Council was recently awarded a grant of £200,000 to deal 
with rogue landlords in the borough. As a Freedom of Information request, I 
would be grateful for a copy of the application for this grant. In particular I am 
interested in the figures used to justify the need for the grant and the methods 
that are being proposed to deal with these landlords. 

Please find attached document as requested 

End of Request for Information 
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From Rogue to Responsible
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1. Objectives

What are you trying to achieve?

The project aims to take an innovative, two pronged approach to tackling the issues associated with rogue landlords in the Central St Leonards area of Hastings.  It has been developed in support of a high level intervention in the area ‘The Costal Space Project’. This is a coordinated and multi agency approach, involving public, private and voluntary partners in tackling one of the most deprived areas of the country where private renting is the primary tenure. The project will target rogue landlords who are mismanaging their rental properties and failing to meet acceptable housing standards. It will also target a range of support to vulnerable people who are exploited by rogue landlords and living in poorly maintained and often overcrowded accommodation. 





In summary, the project’s objectives are to:

· Take a ‘zero tolerance’ approach to rogue landlords, resulting in a reduction in rogue or irresponsible landlords

· Improve property standards in a managed way, which promotes stability for tenants

· Reduce tenant exploitation from rogue landlords and empower tenants to expect more from the private rented sector 

· Make landlords accountable for substandard properties and poor management practices through prosecution 

· Provide education to landlords (and tenants) on their responsibilities.

· Reduce tenancy turnover rates and the size of the transient population

· Develop a safer, cleaner and more sustainable community

· Increase vulnerable people’s access to a wide range of services that support people to live independently and promote good health and well-being 

· Act as a pilot for other areas, particularly seaside towns suffering from similar issues, e.g. large private rented sectors and high levels of HMOs and deprivation 

How will that fit with and complement any other housing and planning activity?

Central St Leonards is a designated Housing Renewal Area in Hastings Borough established in 2003 with the express aim of improving unsatisfactory housing conditions and regenerating the local neighbourhood (see Appendix 1 for detail). In the intervening period a good deal has been achieved by the Council and partners including the County Council, Police, Housing Associations, Health and Fire services in terms of coordinated action and investment targeted at tackling a range of poor  economic and social indicators.  The ending of significant public sector housing improvement programmes targeted at St Leonards has presented fresh challenges and required partners to reappraise priorities and action plans. The result is an ambitious new programme that harnesses the enthusiasm of the local community and willing property owners in achieving a step change in the performance of the area.  The Flag ship programme spearheading the new strategy is the Coastal Space project. A multi partner ‘carrot and stick’ approach aimed at supporting the best landlords and providing no place to hide for rogues. 



The Coastal Space project is a jointly funded initiative between Hastings Borough Council and AmicusHorizon Housing Association, with support from the Homes and Communities Agency. The project aims to bring the worst private sector accommodation, particularly HMOs, in to social ownership in order to raise property and management standards in key locations. The initial programme involves the purchase and complete refurbishing of over 50 rundown and empty properties, and their transformation into quality affordable housing for local people.  Key to the success of the project is a programme of enforcement activity that compliments the purchase and improvement programme and provides no respite for the worst landlords that prey upon the most vulnerable and economically disadvantaged groups in the area (additional information on the project is outlined in Appendix 1 and its publicity in Appendix 2).

What is the timetable for delivery?

The Rogue Landlord funding would be spent over a two year period until the end of March 2015. This would complement the Coastal Space project, which is funded until March 2015, but has the potential to continue for a further period depending upon the availability of capital funding for acquisition. 

2. Background & Track Record

What evidence base exists for the scale of the problem in the area? 

Central St Leonards remains one of the most deprived areas in England and the South East. The private rented sector, which consists of a large proportion of HMOs, has grown rapidly in recent years and now accounts for close to 60% of all housing tenure.  This is more than three times the England average of 17% and twice as much as Hastings’ average of 29%.  The increase in the private rented sector has also grown dramatically in terms of the actual number of households – from 1,401 households in 2001 to 2,533 in 2011 (see Appendix 3 for further evidence on deprivation in the area).



The level of complaints received about sub standard housing standards is high in Central St Leonards.  A review of housing standards in Central St Leonards suggests that there are still an estimated 800 homes that fall below current minimum housing standards. Surveys and studies, such as the most recent Neighbourhood Renewal Assessment and the HBC Stock Condition Survey highlighted that 71% of vulnerable households in Central St Leonards live in non-decent homes compared with 46% overall.  The problem is exacerbated by the age of the housing stock: 47% being pre-1919, which is almost double the national Average of 25%.  



Up to date research based on 83 inspections carried out in Central St Leonards over a two month period between July and September 2013 suggests that the Council need to be taking proactive action to tackle issues relating to Category 1 Hazards and HMO compliance in 54% of properties in the area and that the Council should be involved in a further 40% to improve conditions of housing, such as Category 2 Hazards.  That the evidence suggests that only 6% of dwellings require no council action demonstrates the scale of the problem in Central St Leonards. 



Central St Leonards has the second highest number of crimes compared with other wards in Hastings (itself higher than surrounding areas) and has a concentrated issue with antisocial behaviour. Police data shows that there were a staggering 177 reports of antisocial behaviour in the St Leonards area in July 2013.  It is also the ward where residents feel the most unsafe when outside after dark and where we find the most nuisance complaints to the Council. 



There is a high transient population in the Central St Leonards area, which limits its ability to become a sustainable community that encourages people to thrive.  Middle SOA data from 2009/10, which is broadly Central St Leonards, shows a total population turnover or ‘churn’ of 34%, which is significantly higher than elsewhere in Hastings. Hastings is a dispersal area for asylum seekers, which contributes to the level of vulnerable people in the area and the level of transience. Accommodation in the private rented sector in Hastings is significantly cheaper than surrounding areas and the South East Average and this inevitably makes the sector a target for the in-migration of economically inactive and vulnerable households from higher value areas, particularly given current welfare reforms.  



Brighton Housing Trust, who provide a local housing and legal advice service based in Central St Leonards, has confirmed a number of new worrying trends in the area, e.g. coin meters being tampered with so that landlords can get more money out of tenants, landlords unlawfully entering properties, landlords intimidating and harassing tenants, landlords failing to protect deposit monies, illegal sub-letting and a general fear of reprisal from tenants (see Appendix 2 for further information).   

What has been achieved to date?

Between 2003 and 2013 the Council has worked hard to address the private rental market problems in the Central St Leonards utilising its specialist skills in housing, regeneration, conservation and planning enforcement. This together with the actions of other partners has resulted in the following achievements:



· The Council has reduced the number of empty homes in Central St Leonards by 30%  

· The Council has helped improve nearly 1,000 homes 

· Nearly 600 homes have been made fit or brought up to the decent homes standard

· Just over 300 homes have been improved that were not ‘unfit’ but were in substantial disrepair

· 53 homes have been repaired and improved by Housing Associations

· 104 whole HMOs have been improved 

· 111 buildings were improved by the ‘Grotbusters’ team

· Crime has reduced from 289 to 225 per 1,000 population

· A mandatory and additional licensing scheme has targeted rogue landlords in Central St Leonards and resulted in 96 Licences being issued in the area; in turn regulating 380 dwellings

· 400 enforcement actions since the Renewal Area was declared

· Improvements to the street scene and shopping area, traffic calming, strengthening of community capacity and tackling worklessness

· The annual St Leonards Festival has been delivered by a range of partners since 2006

· Compulsory Purchase of a rundown empty, former nursing home in the area, which will soon be transferred to AmicusHorizon Housing Association to be developed into much needed accommodation

· 5 rundown flats purchased to be renovated through Coastal Space, with others in planning 

· Over 83 inspections carried out through Coastal Space, of which action is being taken in over 50%, and 18 unlicensed HMOs identified   

· The Council has signed up to Shelter’s ‘Evict Rogue Landlords’ campaign and is working to publicise incidences of rogue landlords (see Appendix 4). 

Why is funding over and above existing resource levels being sought?

The current economic climate has hit Hastings hard.  However, rather than give up on tackling the issues the Borough faces, we have sought alternative and innovative approaches to maintaining our regenerative and intervention activities. These provide conclusive evidence of the commitment and priority all agencies have towards tackling the rogue landlord element. The monies from this bid will be used to enhance and improve the initial intervention activity Coastal Space is delivering  and will increasing our ability to tackle rogue landlords, drive up housing standards and promote our zero tolerance approach to rogue landlords.  It will introduce new elements that will assist in empowering tenants in understanding their rights and responsibilities and will give them the knowledge they need to engage with the right agencies rather than accept the situation they face with their landlord.

What other agencies are you working with?

		· Sussex Police

· East Sussex Fire and Rescue Service

· Public Health Service

· The Local Strategic Partnership

· AmicusHorizon

· Hastings Advice and Representation Centre (HARC)

		· Brighton Housing Trust

· National Landlords Association

· Citizens Advice Bureau

· Home Works 

· STEPS

· Gensing and St Leonards Community Forum 





3. How the money will be spent

How much money is being sought?

We are seeking £239,000.  

Can it be spent within the two set financial years?

Yes, all of the funding will be spent within the two set financial years. The projected spend is as follows:

		Initiative

		Cost



		

		Year 1 (6 months)

		Year 2



		Additional Enforcement Officer

		£33,000

		£67,000



		Landlord and Tenant Liaison Officer

		£25,000

		£50,000



		Enforcement Systems Officer

		£13,000

		£26,000



		Supporting enforcement and prosecutions

		£8,000

		£17,000



		Total

		£79,000

		£160,000





Can a pressing need for the funding be demonstrated?

As demonstrated above, it is clearly evident that Central St Leonards is an area that needs a programme of support that is intensive and concentrated to make real inroads into improving the quality of life for vulnerable people in the private sector and the sustainability of the whole area.  All existing funding streams are being maximised. However, additional money is required to kick start the programme in the first two years so as to maximise impact and achieve some early wins. The additional monies will make a demonstrable impact upon the issues presented by rogue landlords. This is an opportunity to deliver a real difference – we will capitalise on existing funding secured from local partners to take an innovative and intensive approach to tackling the issues presented by rogue landlords.  

How will multi-agency working be enhanced?

The project will implement a range of new working practices, which will enhance the multi-agency work already taking shape through the programme in Central St Leonards. The project will be overseen by a Multi-Agency Project Board and Operational Delivery Group, which will coordinate and promote improved information and advice sharing between different agencies, partners and the community. The Landlord and Tenant Liaison Officer will directly work with partner agencies through the signposting and referral of tenants and landlords as appropriate.  The project will enable the Council to further develop links to specialist advice agencies such as Brighton Housing Trust who will take on cases where tenants are being illegally evicted from unlicensed HMOs, making sure that the rogue landlords cannot exploit tenants.  Partner agencies will share office space with the local community forum, Amicus Horizon Housing association, The YMCA alongside colleagues promoting heath intervention, crime reduction. This will significantly strengthen intelligence gathering and dissemination and shared service provision.  

Will the LA match any funding provided by DCLG? 



		Organisation

		Capital Funding 2013-2015



		Hastings Borough Council

		£3.6m  (of which, £2.4m from loans)



		AmicusHorizon Housing Association

		£1.2m



		Homes and Communities Agency

		£1.4m



		Local Space Housing Association

		£740,000



		Total

		£6.94m



		

		







		Organisation

		Revenue Funding 2013-2015



		Hastings Borough Council

		Enforcement £50k, Support £60k



		AmicusHorizon Housing Association

		Enforcement £50K ,Community Forum £30K



		St Leonards Forum

		Health promotion worker £30k



		Local Space Housing Association

		Community engagement worker £30K



		Total 

		££240k



		

		







Coastal Space will also provide match funding to enable the project to achieve additional outputs, i.e. accessible website information; 2 landlord training events; wide publicity of the ‘zero tolerance’ approach; a Police led survey of the area. 

4. Benefits & Outputs

What additional value will the extra money achieve?

The project will enhance the ability of partners to provide encouragement and support for those landlords who want to raise their property management and property standards for their tenants. Most importantly it will develop and strengthen the new partnerships that are forming in St Leonards and which will be necessary to develop a step change in the quality of housing and management locally. It will provide the necessary funding to ensure that a full impact and zero tolerance regime can be implemented in the first two years of the programme acting as a real deterrent to those landlords who believe they can act with impunity and ignore legislation that protects the heath, safety and comfort of their tenants.  It will enable the Council to scale up prosecutions against rogue landlords in the initial phase of the programme so as to shake out the rogues and build lasting relationships with those willing to invest in a sustainable future for the private market in the area. This will be the lasting legacy of the programme. The project will facilitate more effective and wide spread partnership working between local organisations and community groups who are all seeking to make improvements to the local community. 



The enforcement work will enable the partnership to proactively target properties that fail to comply with basic housing standard. This will also help identify and tackle the high number of unlicensed Houses in Multiple Occupation (HMOs) in the area.  The advice side will work directly with tenants, providing advice and education on their entitlements, e.g. that owners of unlicensed HMOs cannot use a Section 21 Notice to evict tenants.  It will also provide an opportunity for engaging with those tenants who need referral to other services that can support them . For example the local floating housing support service, which can provide proved debt and welfare benefits advice, the public heath service that will target services at known issues in the area and the East Sussex Fire & Rescue Service, which will carry out home safety checks.  



The enforcement and advice elements will work in partnership to ensure that households residing in properties, which are considered to be in serious disrepair and unsafe for occupation, are provided with specialist tailored support. This will include help in finding suitable alternative accommodation thereby avoiding the threat of homelessness.

What are the outputs that will be delivered with the extra money?

		Output

		Further information



		25 HHSRS (Housing Health and Safety Rating System) inspections per month

		An inspection is defined as a HHSRS inspection of a dwelling or the common parts.  For example, a property converted into 5 flats would count as 6 inspections



		Take enforcement action on 90 privately owned properties per annum.

		Through enforcement to mitigate the risks to health and/or safety associated with Category 1 and Category 2 hazards



		50 tenants engaged and supported per quarter

		



		Widespread publicity on the ‘zero tolerance’ approach to rogue landlords

		Articles to be written after successful prosecutions and uploaded on the Council’s website and released to local publications and Shelter’s Press Team



		Monthly multi-agency Project Board meetings

		



		Electronic and hard copy information leaflets for tenants and landlords

		Funded through Coastal Space match funding



		Accessible website information for tenants and landlords

		Funded through Coastal Space match funding



		2 landlord training events to target landlords that want to be responsible, but lack the knowledge

		Funded through Coastal Space match funding



		A Police led survey of the area to give greater clarity on the issues residents are worried in relation to antisocial behaviour and criminal activity

		Funded through Coastal Space match funding





What benefits/outcomes will be achieved with the extra money?

· Tenants in Central St Leonards will have a greater understanding of their rights and the responsibilities of their landlords 

· Tenants will have a better quality of life

· Landlords in Central St Leonards will be more aware of their legal duty and the Councils ‘zero tolerance’ approach to rogue landlords

· 90 properties annually will be made safe

· Prevention of homelessness for illegal eviction

· Multi-agency working will be more joined up and widespread

· Central St Leonards will be a safer, cleaner, more sustainable community 

5. Sustainability

In the medium term what will the authority do to put their rogue landlord activity on a sustainable footing? 

The Coastal Space partnership is committed to narrowing the Gap between the best and worst areas of Hastings.  The partners are already looking to see how we can build upon the momentum already created through the Coastal Space project.

In the medium term this will require further intervention. We re at present looking at:

· extending the renewal area declaration for a further 5 years

·  A capital loans project for improvements to private rented housing though the South East Local Economic Partnership with other Coastal Towns. The area has significant economic potential but investment is deterred by poor reputation and low returns. 

· HCA funding programme post 20215 with the active support of AmicusHorizon and the YMCA.

· Further prudential borrowing by the Council 

· The continuation of an Additional Licensing scheme covering all HMOs including buildings converted into flats (section 257s)

· The release of funds from assets purchased through the programme

· Using rental returns to support ongoing support and intervention.  

· The possibility of further Additional Licensing and/or Selective Licensing to cover all rented housing in the area

· The development of a Social Lettings Agency

What are the long term strategic aims? 

		Aim

		Measure

		How will you support this



		‘Close the gap’ between Central St Leonards and the rest of the town

		Deprivation statistics covering health, housing, employment and crime

		Regular assessments of the stock profile and continued enforcement activity



		Improve the quality of accommodation in the private rented sector 

		30% increase in properties that meet the statutory minimum standards

		Continuation of enforcement and support for better landlords.



		Reduce crime and fear of crime

		Bring incidences of anti social behaviour in line with the Borough Average

		Multi agency work through Crime Reduction Partnership



		Reduction in transient population

		10% of residents staying longer than 2 years in their homes

		Create more settled accommodation through schemes such as Coastal Space



		Reduction in long term empty properties

		10% reduction of properties of long term empty homes

		Increased enforcement activity targeting the worst offending properties



		Empower tenants and other residents

		% of tenants that report an increase in awareness of their rights

		Ongoing work of the Tenant and Landlord Liaison Officer





6. Risks

What are the risks to delivery?

		Risk

		Mitigation



		Landlords may try to intimidate tenants from speaking out about substandard conditions

		Take a proactive approach to target properties in obvious disrepair, removing the need for tenants to complain



		Tenants may be reluctant to engage with the service for fear of reprisals. e.g. termination of tenancy 

		In person and literature based information and advice on the rights of tenants 



		There may be insufficient options for alternative accommodation for tenants who need to move so that works can be carried out

		Provide specialist housing support to explore all housing options 



		Landlords do not understand or flout their legal responsibilities

		Additional support to landlords, e.g. via the Landlord and Tenant Liaison Officer and training days, and, if needed, targeted enforcement action



		Statutory enforcement processes are time consuming and can delay action in dealing with rogues, particularly where they seek to frustrate the process.

		Mitigate through experienced team and diligent administration of cases








Appendix 1 – Additional information on complementary activity

Central St Leonards Housing Renewal Area



The Central St Leonards Housing Renewal Area programme aims to:

· Tackle rogue and irresponsible landlords 

· Improve housing conditions in that area

· Diversify Housing  tenure

· Create a safer and cleaner neighbourhood

· Reduction population transience and support a more stable community

· Improve health and wellbeing outcomes for local people

· Deliver a step change in the economic outlook for the area

· Improve access to training and employment 

· Demonstrate a successful approach that can be replicated in other Coastal towns

Coastal Space



Close to £6.2 million is being invested over the next 2 years in physical, social and economic regeneration in Central St Leonards.  This innovative approach will see high-specification renovations taking place supported by community initiatives for training and employment skills delivered. AmicusHorizon Housing Association, who are leading on the acquisitions, are using their experience of resident involvement to make sure the local community is fully engaged in supporting activity.



The wider aim of the initiative is to bring about a step change in the fortunes of the area by generally raising property values and providing a stimulus for private sector investment in a more sustainable rental market that doesn’t rely almost exclusively on the support of the welfare benefit system for income. Priority within public funded property is being given to working households and those taking up training. 



The project is overseen by a Project Board led by the Leader of the Council and supported by a range of partners including Senior Officers of the Council, the Police, and Health Authority. An operational partnership group is responsible for day to day delivery and reports to the Project Board.



Coastal Space partners have agreed to provide a range of support to the project, including: 

· A  zero approach to rogue landlords  in terms of enforcement action, including the use of CPO (Compulsory Purchase Order) powers where necessary

· The re-declaration of the renewal area and the enhanced powers that accompany that status 

· Continued support for Landlords Forum, accreditation scheme and landlord training 

· The additional licensing of HMOs in 4 wards, including Central St Leonards

· The possible further extension of licensing to other forms of rented accommodation

· Dedicated staffing support for housing enforcement and community support, over and above that available town wide

· Health interventions targeted at the project

· A designated Neighbourhood Policing Team to help sustain the positive progress made towards reducing crime in the area and enable further improvements to be achieved

· A dedicated Empty Homes Officer to take forward its strategy and financial assistance programme; including using compulsory purchase powers to bring empty homes back into use. 

· A YMCA led empty homes programme and funding for the improvement and short term leasing of 60 unused properties to provide accommodation and support for vulnerable single people under the age of 35

· The extensive use of Town and Country planning Act powers to require owners to improve poorly maintained building frontages, where they are having an adverse impact on the local environment


Appendix 2 – Inside Housing Article on Coastal Space



First loan of its kind will fund £6.2m regeneration project in Sussex

Amicus borrows £2.4m from council



08/03/2013 



A housing association has accessed the cheap borrowing available to local authorities to fund a £6.2 million regeneration project in Sussex.



In what is thought to be the first deal of its kind in England, Hastings Council will lend Amicus Horizon £2.4 million after borrowing the same amount from the Treasury-backed Public Works Loan Board.



The finance, which will be obtained at a cheaper rate than could be achieved from a bank or by tapping the capital markets, will be used to fund a 51-home regeneration project in Central St Leonards in Hastings.



The loan and investment plan was approved by Hasting Council’s cabinet last week.

The PWLB currently charges an interest rate of around 3.8 per cent for a 30-year loan. The final rate has not been set as Amicus Horizon and the council attempt to time the signing of the deal so they can take advantage of the best possible daily rate. However, it will be significantly cheaper than the 5.36 per cent achieved by the 28,000-home landlord when it issued a £100 million bond last March.



Neill Tickle, regional development director for Kent and Sussex at Amicus Horizon, said the funding model could be replicated by other councils that want to encourage affordable housing development with cheap financing.


He said: ‘Local authorities like Hastings don’t own stock, but if they have this appetite for development, this could oil the wheels.’



Mr Tickle is also working with Kent Housing Group, a representative body of housing providers and councils in the county, to put together a proposal that would allow housing associations to access PWLB borrowing directly.



A draft paper outlining the plan is expected to be finished later this month before it is presented to the Communities and Local Government department.

‘If we were able to access these loans ourselves as registered providers I don’t see why we couldn’t amplify this,’ he added.



In Hastings, the council is also investing a further £1.2 million into the scheme as an equity stake, through which it will take a 50 per cent share in the development. This is being matched by Amicus Horizon while the Homes and Communities Agency is providing grant funding of £1.4 million.



Andrew Palmer, Head of Housing and Planning at Hastings, said the Council would benefit from the capital uplift on the equity. ‘Yes we are tying up some capital but we are seeing the area being regenerated and longer term we expect to see a return [on the equity],’ he said.


Appendix 3 – Deprivation in Central St Leonards

	

In 2003, Central St Leonards contained three Super Output Areas (SOAs) in the worst 5% and one in the worst 10%.  This has remained the position through successive assessments of Indices of Multiple Deprivation, including the most recent in 2010.  

· The average (median) household income in Central St Leonards is £20,765, which is considerably less than Hastings’ average of £24,255 and well below the Great Britain average of £28,024 (East Sussex in Figures (ESiF) 2013) 

· 36.4% of households are considered to be in poverty, i.e. earn below 60% of the Great Britain average income (ESiF 2013)

· 11.3% of the working age population in Central St Leonards are claiming JSA and 33.5% are claiming a key out of work benefit, compared with averages in Great Britain of 3.4% and 11.7% respectively (ONS 2013)

· 26% of residents in Central St Leonards have a long-term health problem or disability (Census 2011)

· 42% of residents in Central St Leonards felt unsafe compared to the town average of 29% (HBC Place Survey 2011)



The problem of empty homes is also particularly acute in Central St Leonards. This is largely due to the age of the housing stock, associated issues of disrepair, especially with basement flats, and the large proportion of private rented homes. When the Renewal Area was declared in 2003, Central St Leonards ward contained 30% of the Borough’s long-term empty private homes (empty for six months or more). Concerted effort, including the use of enforcement and compulsory purchase where rogue owners have been obstructive or not engaged with us has seen this drop by 30%. However, Central St Leonards remains the ward with the highest number of empty homes: as at January 2013, 183 homes in the ward had been empty for 6 months or more.



The levels of deprivation that exist in areas such as Central St Leonards bare testament to waves of previous economic migration. Sadly, recent changes in housing and other welfare benefit reforms are once again encouraging those priced out of more expensive areas to relocate to Hastings and St Leonards. The large and relatively low rental levels also making it attractive for others Councils to encourage and assist this movement in order that they can meet their own statutory duties. These factors combined with the rental market within St Leonards being bound to the benefit system, means without the prospect of reasonable capital appreciation or increased rental returns many landlords have little incentive to invest in the improvement of the condition or management of homes.



BHT has confirmed a number of new worrying trends in the area, e.g. coin meters being tampered with so that landlords can get more money out of tenants.  This is a criminal offence, but no tenants have wanted to take the matter further for fear of reprisals. In these same properties the ‘management’ of the properties have also entered rooms unlawfully, intimidated tenants and have often failed to follow correct possession procedure.  It has also just come to BHT’s attention that a person is renting a number of properties and then pretending to be the landlord and subletting them.  This ‘landlord’ is then acting unlawfully when he wants the tenants out of the property and behaving in an harassing and intimidating manner. This seems to be centralised within the Polish/Czech community and people are not willing to take further action as it is a small community and again they fear reprisal. BHT is also dealing with a number of non-compliances in the area relating to landlords protecting deposit monies. 


 Appendix 4 – Publicising issue of rogue landlords

Article in Hastings and St Leonards Observer 

 Friday 30th August 2013




Anti-Rogue Landlord Publicity to be promoted on Famously Hastings’ Website - http://www.famouslyhastings.com/



Hastings recognised for its zero tolerance approach to rogue landlords



HBC has signed up to Shelter's Evict Rogue Landlords campaign.  In response Hastings has been recognised for the work it does in dealing with sub-standard housing.  The Council's Housing Renewal Manager, Mark Preston, was invited to present at a Shelter conference: Tackling Rogue Landlords and Improving your Local Private Rented Sector. One of the aims of the conference was sharing best practice with other Local Authority representatives. Mark led a workshop with a colleague from another Local Authority on the way Hastings uses it enforcement powers and handles its requests for service. This was well received and demonstrates Hastings' Interventionist credentials to the full.



Hastings has successfully taken prosecution proceedings against rogue landlords:





Landlords prosecuted for poor property management



Two local landlords have been found guilty for failing to effectively manage a property in St Andrews Square, Hastings, following a two day trial at Hastings Magistrates Court.



Dr Dilip Wilson of Thorn Tree Court, Park View Road, London who pleaded not guilty was found guilty of five offences. Two guilty verdicts related to contraventions of conditions applied to the House in Multiple Occupation (HMO) licence and three offences related to contraventions of the HMO management regulations.



Norman Rushbrook of Options Property Management, Queens Road, Hastings, who also pleaded not guilty, was also found guilty of five charges that applied to contraventions of the HMO management regulations.



Cllr Peter Chowney, the Council’s Deputy Leader commented:



“These offences all relate to 11 St Andrews Square which was being operated as an HMO. Both parties failed to effectively manage the property, allowing it to fall into decline and serious disrepair. Our enforcement teams made an Emergency Prohibition Order (EPO) to shut the property down as it was considered a serious threat to safety.



Wilson and Rushbrook failed to manage the vulnerable tenants in the property, compromising their safety and they failed to take action to curb unacceptable tenant behaviour. In particular the magistrates highlighted the failings in fire safety. 



Our housing options team worked with the landlord and some clients in this property to find alternative housing when the issues with the accommodation were identified.



This successful prosecution shows that we will not tolerate rogue landlords and are determined to bring those that do not meet standards and are in contravention of conditions to task.“ 



Dr Dilip Wilson was fined £2,500, with a £15 victim surcharge and was ordered to pay £1,000 costs.



Norman Rushbrook was fined £1,500, with a £15 victim surcharge and was also ordered to pay £1,000 costs.



The property has since been converted into a single dwelling.



Council Gets Tough on Bad Landlord



Hastings Borough Council has successfully prosecuted a landlord for failing to comply with an 'Improvement Notice' at a property he owns in Braybrooke Road, Hastings. Mr Terence Paxman, of Firdene, Greenmeads, Woking, Surrey, was fined £4,250, and awarded to pay full costs and a victim surcharge, meaning he had to pay £5,525 to the court, because of his failure to remedy damp problems, fire safety and domestic hygiene hazards. Mr Paxman initially pleaded not guilty, but then changed his plea to guilty.



Councillor Kim Forward, Hastings Borough Council's Lead Member for Housing, explained "We are committed to improving the standards of housing in Hastings. We always try and work with landlords, but Mr Paxman simply would not respond to our attempts to deal with the problems informally. We have previously taken successful enforcement action at this property and it's a shame that Mr Paxman hadn't learnt from that experience. 



These works were about protecting the health and safety of his often vulnerable tenants, including children and babies. Damp and mould was found in the property, and holes which left the property vulnerable to rat infestation: Mr Paxman did not deal with these. He would not even provide simple rubbish bins for his tenants!



East Sussex Fire & Rescue Service were so concerned when they were called out to the property that they fitted battery operated smoke detectors to protect the tenants and took their own enforcement action, which the landlord also failed to comply with.



The work to protect tenants from fire remains unfinished today, some 18 months after Mr Paxman was served with a formal notice.



I am very pleased that the court supported our action fining Mr Paxman the near maximum amount and ordering him to pay full costs.



We are sending a clear message to the landlords in our town who do not comply with the regulations which ensure their tenants are adequately protected: Hastings Borough Council will not tolerate poor housing, and if you won't work with us to improve your property if it is substandard, you can expect us to use the full force of the law against you."



Station Commander at Hastings Fire Station, added: "This property was simply an accident waiting to happen, with possibly tragic consequences. We had to take action ourselves to try and protect the tenants against fire, clearly something the landlord should have done. I am very pleased that, ultimately, we have got the right result here.



We would much rather prevent fires than fight them, and hope that other landlords will take note and ensure that their tenants have fire detection equipment installed. As ever, the Fire Service and Local Authority are here to assist and advise landlords and other Responsible Persons to enable them to fully comply with what the law and society expects of them."
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