
The Association of Housing Advice Services 
(AHAS) 

 
Response to CLG Consultation:  

The Private Rented Sector:  
Professionalism and Quality 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Contacts: 
 
Neil Wightman                                                 Jon Dalton 
Joint Chair                                                        Joint Chair 
LB Camden                                                      LB Harrow 
Housing & Social Care Directorate                   Adult & Housing Services                                        
Neil.wightman@camden.gov.uk                      Jon.dalton@harrow.gov.uk 
0207 974 1959                                                 0208 416 8647 

mailto:Neil.wightman@camden.gov.uk�
mailto:Jon.dalton@harrow.gov.uk�


 
 

AHAS Response CLG Consultation: The Private Rented Sector Page 2 
 

Introduction 
 
The Association 
 
The Association of Housing Advice Services (AHAS) welcomes the opportunity to 
respond to the Rugg and Rhodes Review Consultation document. 
 
AHAS represents the largest number of housing advice, housing options and 
homelessness services in England – mainly (but not exclusively) local authorities. We 
therefore lay claim to being uniquely placed to contribute to and inform the debate being 
at the forefront of housing advice. Our members help all residents who have housing 
needs or who are facing homelessness. We offer detailed advice on options and the 
choice agenda as well as providing advice and casework to private sector residents and 
interact as a matter of course with a large number of private landlords and agents.  
 
The report 
 
Whilst welcoming the Rugg & Rhodes report and this consultation AHAS is disappointed 
that the Rugg & Rhodes report and hence this consultation does not go far enough. The 
proposals for reform in the document do not address the key issues which undermine 
the viability of the private rented sector. The private rented sector is far too important as 
a resource for its success to be left to chance and we would like to see a strategic 
approach to reform to enable it to become a credible third housing sector. 
 
AHAS would like to see the government adopt the following long term strategy: 
 

• publish a direction of travel which accepts the need for reform 
• sets out the key milestones in order to achieve this reform 
• integrates the well reasoned proposals in the Law Commission’s reforms of  

housing law 
• address the issue of affordability;  key government departments such the 

Treasury and DWP need to formulate a coherent financial policy for finance and 
support of housing providers and users. This needs to address the creation of a 
level playing field with social housing. 

• incorporate key changes in legislation such as homelessness legislation to make 
it more equitable. 

 
 
AHAS responded to Modernising Housing and our approach has not changed. The 
organisation held a successful conference in July 2009 in London which was used to 
gauge the sector’s response to some of the key questions in the consultation. The 
conference was attended by 135 local government officers working in housing need and 
policy representing 75 local authorities. Where appropriate we quote their response in 
this paper under the heading: AHAS Conference 17 July 2009 Outcome of Consultation 
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Discharge of Homeless duty 
 
AHAS strongly believes that the legislation needs to be amended to allow for offers of 
accommodation into the private rented sector at the point of homelessness. It is 
inconsistent that applicants can be found to be “intentionally homeless” if they leave 
private sector accommodation without due process but can refuse a perfectly suitable 
offer of private sector accommodation when they are homeless. This would require an 
amendment to the intentionality clause. 
 
Homelessness is just a transition and should not form the basis for permanent allocation 
of social housing. In addition we should like to see a mandatory “discharge” into suitable 
private sector accommodation after assessment.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AHAS Conference 17 July 2009 Outcome of Consultation: 
  
Q5. The Government states that it is not the right time to enact tenancy reform produced 
a few years by the Law Commission. Do you think it is time to bring forward some or all 
of these reforms which include simplifying all tenures to short and long tenancies and 
removing the complexities around creating and ending tenancies. Do you:  
       Responses Percent 
          
Strongly agree  32.41%   
Agree  34.26%   
Disagree  25%   
Don’t know  8.33%   
      Totals 100%   

 
 
 

AHAS Conference 17 July 2009 Outcome of consultation: 

Q9. A household is intentionally homeless if they give up a suitable private tenancy 
yet they can refuse to move to a suitable private rented property and choose to 
become homeless. AHAS believes this is anomalous. Do you agree that: 

 
 
 
 

       
Responses Percent 

 
        

  
 There should be a minor 

change to the legislation 
to remedy this. (s191 HA 
1996) 
 

 
    

 

 
82.98%   

 Disagree and leave the 
legislation as it is 
 

 
17.02%   

 
      

Totals 100%   
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A national register of private landlords 
 
AHAS does not believe there is a need to establish a national register. This is a huge 
task which will not achieve the desired outcome but just create another bureaucracy. 
There are other mechanisms to tackle poor landlords. The potential for this register to 
be constantly out of date is huge. We believe that accreditation schemes should be 
extended nationally to take this role. It has been argued that there is no evidence that 
such schemes have had an impact on standards or management, but it is too early to 
assess this. Many practitioners believe that accreditation is one of the best tools to have 
been introduced over recent years to promote good practice in the private sector and 
we urge the government to carefully consider this as an option. 
 
There will be many problems associated with a register, for example would resident 
landlords be included, what about people with lodgers? What about very short term lets 
such as someone letting when they go on an extended holiday?  
 
However in the event that this proposal is adopted we agree that it should be with a 
national organisation and self financing. Local authorities should have access to it and 
there should be constant communications (a pre requirement that parties such as 
housing benefit, advice services, EHD must have right of free access to this 
information). 
 
If there is to be such a register then it should be made to work by incorporating useful 
information about the landlord such as name and address for service, ownership of the 
property and information of participation in an accreditation scheme. 
 
In order for this to be of use to tenants it would then have to be mandatory to quote the 
landlord’s reference in order for any landlord to operate; so no recovery action could be 
started without this reference, no access to housing benefit etc. 
 
 

 Q10. AHAS also believes that the Government should change the rules about 
qualifying offers and allow to discharge homelessness duties into the private sector. 
Do you: 

 
 
 

       Responses Percent  
           
Strongly agree  68.69%    
Agree  21.21%    
Disagree  7.07%    
Don’t know  3.03%    
      Totals 100%    
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Removal from the register 
 
Removal from this register should be because of failure to remedy category 1 risks such 
as HSSRS, investigated and proven by local authorities and reported to the holders of 
the register. The conditions for reinstatement would have to be attached to the report 
and the arbiter of whether these have been fulfilled should be the local authority. 
 
We suggest the RPTS (with further appeal to Lands Tribunal) have the expertise to deal 
with these cases. 
 
The issue arises of what is to happen to the properties where the landlord is removed 
from the register. Local authorities are not in an organisational or financial position to 
manage such properties. Perhaps approved local managing agents could take over 
management of the property. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Access to information on the register 
 
Information contained in the register should only be made available to the statutory 
sector agencies that require it for their work with private tenants and landlords. Tenants’ 
information should be limited to the need to know if their landlord is on the register and if 
he is in the process of being debarred from the register. 
 
 Selective licensing 
 
These proposals have to be seen in conjunction with the outcome of 1 above. There 
may be arguments for extending the criteria for selective licensing which the 
forthcoming report on the subject will address. However we would reiterate that the 

AHAS Conference 17 July 2009 Outcome of consultation: 
Q4. AHAS believes that landlords should be removed from a register following a formal 
complaint from a statutory service and that the RPTS has a governance and enforcement 
role. Do you:  
       Responses Percent 
          
1. Agree with AHAS  that the 
management of poor landlords 
should be through the local 
authority 

     
     

 43.59%   
2. Disagree: a wider group of 
organisations should be able to 
remove a landlord 

     

 19.66%   
3. Only the courts should have 
the ability to remove a landlord  31.62%   
4. Don’t know  5.13%   
      Totals 100%   
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criteria for selective licensing was not that useful in the south east; there it would be 
useful to have the ability to “selectively license” either one house, a few houses or a 
specific landlord and to afford local authorities the discretion to select their criteria for 
selective licensing which reflect local circumstances. 
 
Written tenancy agreements 
 
AHAS would like to see a standard universal tenancy agreement which will be the 
default options and imposed on the tenancy if it is not provided. This should just 
address the minimum requirements and be in plain English to enable the parties to 
understand their rights and responsibilities. 
 
Questions remain on the issue of resident landlord/lodger where such an agreement 
may not be appropriate. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Threshold for Assured ShortholdTenancies 
 
AHAS believes that the threshold should be abolished altogether; in the event of this 
proving problematic then raising the threshold significantly higher to say £250,000 
would be preferable. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Managing agents 

AHAS Conference 17 July 2009 Outcome of consultation: 

Q6. The Law Commission also proposed that all tenants should be entitled to a written 
tenancy agreement; if not provided, an agreement would be imposed by default. Do you: 
       Responses Percent 
          
Strongly agree  71.15%   
Agree  25.96%   
Disagree  2.88%   
Don’t know  0%   
      Totals 100%   

 
 
 

AHAS Conference 17 July 2009 Outcome of consultation: 
 
Q7. The Government supports increasing the upper £25,000 limit for assured shorthold 
tenancies to say £50,000. AHAS suggests getting rid of it altogether. Do you: 
       Responses Percent 
          
1. Agree with AHAS to abolish the 
upper limit altogether  77.88%   
2. Keep the limit at current 
£25,000  4.81%   
3. Increase the upper limit to 
£50,000  9.62%   
4. Increase it to a sum over 
£50,000  7.69%   
      Totals 100%   
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Managing agents 
 
Standards of management can often be a concern in the sector in particular from 
agents. Landlords often find their charges unreasonable and poor value for money and 
managing agents are frequently not aware of statutory obligations and their actions can 
be detrimental to both landlords and tenants.  
 
We agree that all managing agents providing a management service other than just 
finding tenants should be regulated by an independent body such as ARLA or a willing 
existing organisation in conjunction with involvement by local authorities. We do not 
think there should be yet another new organisation set up for this function and 
consideration should be given to incorporation with the proposal register of landlords if it 
is to be introduced. 
 
Redress for landlord and tenants 
 
AHAS does not believe that 6 weeks constitutes undue delay in seeking possession in 
accelerated proceedings. There is undue delay in the standard possession action but 
there are few of these nowadays with most landlords going for the former. We believe 
that most landlords forego their claim for rent arrears by opting for the faster option in 
order to minimise their loss and for the sake of a speedier process. This does disguise 
and distorts the number of rent arrears in the sector and can make it harder for local 
authorities to investigate the reasons for homelessness.  
 
AHAS would like to see the introduction of housing courts or tribunals as proposed by 
the Law Commission and managed by the Residential Property Tribunal. We believe 
that such a system will be more transparent and fairer and will provide the necessary 
expertise for dealing with all these cases.  
 
Supporting the market to deliver increased supply 
 
We are beginning to see the first shoots of investments from large companies in the 
private rented sector; whilst only small this is a welcome development. AHAS has long 
supported the review of a fiscal review as in the Rugg report for the private landlord.  
There is still an issue of perception from the government which is sending out mixed 
messages to the sector. Investments in the private rented sector must dovetail with a 
review of the framework, tenure and financing of social housing. 
 
 
 
 
 
 
 
 
 

AHAS Conference 17 July 2009 Outcome of consultation 
 Q8. Is it time to look at how rents are subsidised in the social sector and how all tenancies 
are financed with a view to reducing the differential between social and private rents? 
       Responses Percent 
          
1. By raising social rents  12.75%   
2. By using subsidy to lower 
private rents for average 
income households 

     

 34.31%   
3. Doing 1 and 2  39.22%   
4. Don’t know/no change  13.73%   
      Totals 100%   
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Mortgages and the PRS 
 
AHAS suggests that the protocols in place are adequate although perhaps greater 
protection for tenants of landlords where there has been a mortgage default, such as a 
short stay of execution to enable the tenant to find alternative accommodation where it 
has been shown that the tenant was not informed of the default. 
 
Improving the evidence base 
 
We strongly support local authorities compiling greater information about the private 
rented sector in their area. There is already large amount of information available in 
different council department which could form a base for such research although 
guidance on methodology would need to be given. 
  
All too often evidence about the private rented sector has been compiled from “problem” 
cases and very low statistical base and reporting from a few infamous cases which do 
not reflect the sector as a whole. For example the much publicized so called problem of 
“retaliatory evictions” and the percentage of applicants losing their private lettings and 
applying for social housing. The former remains in doubt and if it happens is very limited 
in numbers and the latter disguises the fact that although these figures may be a high 
proportion of acceptances they are still a very small percentage in terms of the sector as 
a whole and do not address the potential for collusion between the parties. 
 
We find that campaigning against the private rented sector operating as a third sector is 
based on these few cases and that they attract the ear of policy and law makers.  
We believe there is a role for local chambers of commerce and council’s business 
development units to be involved with the private rented sector and this would assist in 
the professionalization and perception of the sector.  
 
The PRS and the voluntary sector 
 
AHAS continues to be disappointed with the failure of some of the larger organisations 
to engage positively with the use of the private rented sector and would also hope that 
there may be a turnaround in confidence. However we cannot see the aim of suggesting 
that staff in voluntary organisation attend training in private sector housing 
management. The voluntary sector does not manage private sector housing so why 
train them in it; if this is intended as a method of turning the culture of opposition to that 
sector we believe this to be a waste of money and energy. 
 
Local authorities engaging with the PRS 
 
There is an extensive range of activities currently in train by local authorities to engage 
with their local landlords. There should be greater emphasis on planning, developing 
and engagement with the private rented sector on local authorities’ housing strategies.  
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The experience of local authorities who have been successful in acquiring and retaining 
private sector housing for their clients in housing need is that they need to provide a 
support service for their landlords as well as their tenants and this needs to have some 
degree of separation from general housing advice. 
 
To engage with the private landlords local authorities need a range of activities and a 
change of culture such as: 
Willingness to facilitate landlords’ forum at a time which suits landlords,  have key 
officers landlords can contact directly if there is any problem, create confidence and 
access to the housing benefit system for landlords,  adopt private sector ways of 
working (like not making landlords wait days/weeks for visits, responses etc). All of 
these will overcome landlords’ distrust of local authorities and provide mutually 
beneficial partnerships. 
 
Local lettings agencies 
 
We accept that local authorities are often in competition for private landlords and indeed 
even within their own boundaries different sections vying to acquire private sector 
tenancies will be offering varying inducements and compete against one another. In 
addition other agencies such as asylum seekers organisations, bail organisations are 
also in the running to lure landlords. This is confusing and creates a culture of landlords 
seeking the highest bidder. 
 
In addition the social housing sector suffers from poor perception from landlords when 
in fact it can provide an extremely beneficial arrangement for the small landlord. 
 
A regional lettings agency may be the answer to all of this. It will be difficult to prioritise 
supply and demand in the overcrowded demand field but it should make it easier to 
acquire properties and stop the waste of money by different agencies with different 
budgets competing against one another. Some local authorities should be encouraged 
to bring expertise from the private sector. However there is already an excellent model 
such as Lambeth Lettings First who has been operating successfully for a number of 
years. 
 
The benefit of such an agency to the private landlord will have to be in a different 
approach to support their development and sustainability. Experience from the best 
performing local authority and best practice suggest that the private landlord is looking 
for more than just a cash inducement and that a range of support services is seen as a 
major incentive to engage and retain their business. This should mitigate the risk that 
such an agency could get stigmatised because of its emphasis on social tenants.  
 
Accreditation Schemes 
 
AHAS believes that Accreditation Schemes have been very effective in promoting 
decent standards in the sector and should form the basis for a national scheme for 
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landlords. They need to be nationally consistent with little variations and the sector must 
have belief that there is continuing support for the schemes.   
 
Accreditation provides for minimum standards, provides the opportunity for training and 
imparting of relevant information, allows landlords to self certify with the provision of 
evidence and thereby free enforcement agencies to focus on the worst landlords. Any 
scheme which focus on inspection in order to certify is bounds to failure as it is too 
resource intensive and detract from enforcement with the very poor landlords. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Further consultation 
 
AHAS is happy to meet with the CLG or any working party set up to discuss the 
contents of this report. The Association meets bi-monthly in London and can be used as 
a discussion or consultation forum. 
 
Please contact the joint Chairs of the organisation. 
 
 
 
 
 
 
 
 
 
 
 
 
 

AHAS Conference 17 July 2009 Outcome of consultation 
 
 Q2. AHAS believes that Accreditation should be a compulsory scheme and be developed to 
manage registration and licensing. Do you:   
         
              Responses 
       (percent)  
1. Agree with AHAS to expand accreditation   52.29%  
2. Keep accreditation & introduce separate compulsory 
registration 

   

       24.77%  
3. Abandon accreditation & just have compulsory 
registration 

 20.18%  

4. Not have a landlord register at       2.75%  
      Totals 100%  
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