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Executive Summary  

 

Context and Research Approach 
 
The private rented sector has always played a significant role in the housing system in the 
U.K. and in many parts of the country has provided the ‘lubricant’ which allows local housing 
markets to work effectively.  The sector is a source of affordable housing, enhances 
residents’ housing choices and provides a 'bridge' between labour and housing markets, as 
its relative flexibility allows households to move to work opportunities.   
 
However, recent studies have suggested that the sector is undergoing a period of 
transformation as ‘new’ tenants and landlords enter it, ‘new’ markets emerge within it, and 
new legislation is introduced to regulate it.  And in many neighbourhoods across the UK, it is 
the private rented sector that is driving housing market change (Hickman et al, 2007).   
 
Given this, and the concerns that many commentators and policy makers have about  
the impact of the sector on local housing markets, it becomes essential that attempts are 
made to better understand it and in particular to unpick the experiences, attitudes, practices 
and perceptions of the ‘atoms’ that propel it: landlords.  
 
This report, then, presents the key findings to emerge from a survey of private landlords in 
the Newcastle, Gateshead, North Tyneside and the Bridging NewcastleGateshead (BNG) 
areas, all of which are areas where the private rented sector plays an important role in local 
housing markets.  This timely study was commissioned by BNG, who were the study's 
principal funders, and the Newcastle Private Rented Sector Project, the Gateshead Private 
Rented Sector Team and North Tyneside Council.  
 
The principal objectives of the study were to profile landlords in the study area with particular 
attention focusing on unpicking their perceptions, attitudes, future plans and how they ‘see 
the world.’  
 
This report is intended to complement others that have been commissioned by BNG and 
partners in the housing market field.  The two of most relevance to this study are David 
Cumberland Associates recently completed study of estate and letting agents in the BNG 
area (David Cumberland, 2006) and Nathaniel Lichfield and Partners’ survey of new build 
buyers (NLP, 2006), and reference is made to both these studies later in this report.  Further, 
there are three other studies on-going of relevance to this report relating to students and 
graduates, BME residents and new migrants, and creative and cultural sector professionals.  
 
The study team drew on a range of data sources.  A postal questionnaire survey was 
undertaken of landlords across the three local authority areas that comprise the study area 
and 576 landlords completed questionnaires, which makes the study one of the largest 
surveys of private landlords ever undertaken in this country and perhaps the most 
comprehensive local study.  The final sample comprised 305 respondents operating within 
Newcastle, 234 in Gateshead, 1891 in North Tyneside, and 360 in the BNG area, which 
encompasses parts of the first two local authority areas.  
 

                                                
1
 The sum of the geographic sub-samples is greater than the sample as a whole because some 

landlords had properties in more than one local authority area. However, as they only accounted for 
21% of the sample it was decided by the project steering group and research team to allow 'multi-
membership' of sub-samples.  This was done in order to reduce the margin of error associated with 
geographic sub-samples by boosting their size: the margin of error associated with a sample reduces 
as its size increases.         
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In addition some 32 in-depth interviews were undertaken with landlords and face-to-face 
interviews were also conducted with key ‘stakeholders’ in the private rented sector (PRS). 
Two landlord focus groups were also undertaken: one which was attended by ‘larger’ 
landlords, and one which was attended by ‘smaller’ ones.  
 

The Private Rented Sector in the Study Area  
 
There was a consensus amongst stakeholders and landlords that the PRS in the study area 
is relatively buoyant.  Landlords in Gateshead were more likely to report that this was the 
case and the market there appears to be particularly healthy.  
 
The relative buoyancy of the rental market in the study area was attributed to a number of 
factors including: the regeneration of Newcastle city centre and the cultural revival of the 
Quayside areas of Newcastle and Gateshead; the movement of new ‘international’ 
population groups into the sector, particularly from Eastern Europe; spiralling house prices 
and the relative un-affordability of home-ownership for many households; the desire of many 
households, particularly younger ones, to live in (or close to) the city centre; and the 
improvement in the condition of the private rented housing stock. However, many 
respondents, both ‘stakeholders’ and landlords, reported that the PRS was becoming more 
competitive as new landlords entered it.  
 
Most landlords confined their activities to only one geographic area: nearly four out five (79 
per cent) who took part in the postal questionnaire survey reported that they had properties 
in only one local authority area. 
 
The most common property types held by landlords were ‘purpose built-Tyneside flats’2, 
which were cited by nearly half of all respondents, ‘a whole house occupied by a single 
household‘ (27 per cent) and ‘other purpose built flats’ (13 per cent).  
 
Landlords with 'city centre/ riverside apartments' were most likely to report that some of their 
properties were empty, followed by landlords who owned a 'house(s) converted into self -
contained flats' or a 'house(s) converted into bedsits'. 
 
The size of landlords’ portfolios varied significantly. The study area has many small landlords 
with more than half - 57 per cent - of all respondents having four or less properties and 30 
per cent one property only.  However, it would be misleading to characterise the private 
rented sector in the area as being dominated by small landlords and some account needs to 
be taken of stock size.  While those landlords with only one dwelling held only 2 per cent of 
all the properties owned by landlords in our sample, those with 50 or more held 42 per cent 
of the total stock.  
 

The Attitudes, Experiences and Practices of Landlords     
 
A relatively small proportion of landlords use letting agents.  More than three-quarters (76 
per cent) managed their own properties with only 16 per cent using an agent. Most landlords 
in the sample (81 per cent) were either private individuals (42 per cent) or couples (39 per 
cent).  Two-thirds of respondents had paid jobs (in addition to being a landlord) with 47 per 
cent having full-time jobs and 19 per cent part-time jobs.  
 
Perhaps surprisingly given the recent growth of the buy-to-let sector across the country, 
more than two-thirds of respondents reported that they had been a landlord for more than 
five years. And only 9 per cent of the aggregate sample were ‘new’ landlords – i.e. had been 
landlords for less than two years. 
                                                
2
 A unit of Tyneside Flats may at first glance resemble conventional single fronted late 19

th
 Century 

terraced houses, but is in fact 2 and sometimes 3 dwellings, one above the other. They have separate 
front and back doors and back yards with no internal communication between the households. 
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The PRS sector in the study area comprises a number of important sub-markets.  When 
landlords were asked to identify the tenants they normally let to, the most commonly cited 
tenant groups were ‘housing benefit recipients’ (44 per cent), ‘full-time workers’ (43 per 
cent), ‘young professional people’ (38 per cent), ‘people not on housing benefit’ (29 per 
cent), students (25 per cent), and ‘younger people on lower incomes’ (15 per cent).  The size 
and importance of these markets varies across the study area.  
 
In terms of the socio-demographic characteristics of the landlords, nearly two-thirds (64 per 
cent) of all respondents taking part in the postal questionnaire survey were men.  Most 
landlords were aged between 30 and 59 and 72 per cent of all respondents fell into this 
category.  Relatively few landlords - 4 per cent of the sample - were under the age of the 30 
although there are a significant proportion of ‘older’ landlords: a quarter of all landlords were 
over the age of 60.    
    
In terms of their ethnic origin, most landlords (89 per cent) classified themselves as being 
‘White-British’.  The only other significant ethnic group were ‘Asian’ landlords who comprised 
8 per cent of the sample.  
 
Most respondents who took part in the postal questionnaire reported that they had become 
landlords for financial reasons.  They wanted to ‘secure a good return on my investment’ (40 
per cent), ‘invest in property rather than in other opportunities’ (13 per cent), or ‘have some 
investment in property’ (10 per cent).  However, it appeared that some had become a 
landlord unintentionally: 14 per cent of all respondents reported that they became a landlord 
‘without meaning to’, for instance after inheriting a property.  
 
Although most respondents we interviewed believed that there were many ‘bad’ landlords in 
the PRS, most believed that they were ‘good’ landlords.  This was because they maintained 
their properties, treated their tenants with ‘respect’, and had a social ‘conscience.’ As one 
landlord noted: 
 

“I think the main thing (about being a landlord) is, certainly for me, is having a social 
conscience. We’re not all like Rachman, you know.” (Landlord with smaller portfolio) 

 
This ‘social conscience’ appeared to extend to landlords’ investment strategies as a number 
reported that they were in favour of investing in ‘mixed’ tenure areas, with areas with high 
proportions of owner occupation being particularly popular. However, this strategy appeared 
to have been driven more by commercial imperatives than an altruistic concern about tenure 
balance per se.   
 
Most appeared to take a long-term perspective to being a landlord and were in it for the 
‘long-haul’. Some landlords had put in place a long-term ‘strategy’ and business plan while 
others had not and appeared to focus very much on the short term.   
 
Landlords identified a number of challenges which they thought made being a landlord more 
difficult.  Five were cited on a regular basis: ‘problematic’ tenants; finding and retaining 
tenants; ‘bad’ letting agents; maintaining and improving properties; and regulation and local 
authorities.  
 
Although landlords cited a myriad of complaints about tenants, most could be categorised 
under two headings: (perceived) anti-social behaviour; and rent arrears. 
 
Complaints about tenants were most common amongst those landlords who rented 
properties to housing benefit recipients and students.   
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Most landlords who had used letting agents had enjoyed a positive experience.  However, 
some landlords we spoke to had enjoyed a very different experience and were very critical of 
agents. 
 
While views on the merits of energy efficiency initiatives varied, most landlords appeared 
more concerned about the size of energy bills, and how lower bills would make their 
properties more attractive to tenants, than energy conservation per se.  

 
Private Landlords, Local Authorities and Regulation  
 
Most landlords are not members of a landlord accreditation scheme with only a little over a 
third (37 per cent) being accredited.3  However, of those landlords who were not accredited, 
most were aware of the existence of accreditation schemes and overall only 11 per cent of 
landlords were not.   
 
Significantly, of those respondents who had used an accreditation scheme more than nine 
out of ten (94 per cent) found the experience beneficial.  The view of one respondent was 
typical of many:  
 

“I thought the accreditation scheme was excellent.  This is my personal opinion. I 
thought it was brilliant. I thought the support there…the guy who was working with 
us… was brilliant. He came down to the properties, had a look, to get them 
accredited… he was just really supportive towards us.”  (Landlord with medium sized 
portfolio)   

 
Some 55 per cent of landlords with properties in Newcastle had used the Newcastle Private 
Rented Project and most (91 per cent) found the experience useful. 
 
Some 58 per cent of landlords with properties in Gateshead had not used the Gateshead 
Private Rented Sector Team (GPRST).  However, of those 32 per cent who had used the 
team most (94 per cent) found the experience beneficial.  
 
Respondents were asked how useful they had found ‘local authority departments on an ad 
hoc basis in terms of support and advice.  More than half of all landlords (55 per cent) had 
never been in contact with a local authority department on this basis. Of those that had done 
so, most (76 per cent) had found the experience positive. 
 
Generally, most respondents we contacted saw their local councils in a positive light 
although there was a vociferous minority that were highly critical of them. Some of the 
antipathy towards local authorities by landlords appears to have been driven by a misguided 
belief that it was ‘the Council’, and not central government, that imposed regulations on 
them. In addition, a number of respondents reported that they ‘just wanted to be left alone’  
 
More than half (51 per cent) of all landlords surveyed had at some point taken support and 
advice from a private landlords’ federation. And most (90 per cent) landlords had found this 
experience a positive one.   
 
Landlords would like more guidance on ‘accessing grants and discounts’, which was cited by 
72 per cent of respondents, ‘vetting potential tenants’ (45 per cent), ‘training for landlords’ 
(34 per cent) and ‘dealing with anti-social behaviour’ (30 per cent).  
 
Landlords’ awareness and understanding of the new regulations introduced by the 2004 
Housing Act varied greatly with larger landlords being better informed than smaller ones. 
                                                
3
  This demonstrates that the study extended beyond merely capturing the views of those landlords 

engaged with the study's funders and in doing so, to some degree, allays concerns that study would 
be unrepresentative of the broader landlord population.              
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Many landlords were concerned about the impact of ‘licensing’ with many being particularly 
concerned about the impact of mandatory licensing.     
 

Landlords’ Future Stock Strategies  
 
While a number of key stakeholders, and some landlords, we spoke to as part of the 
qualitative element of the research were quite pessimistic about the future of the PRS in the 
study area, the postal questionnaire survey revealed that landlords with plans to increase 
their stocks outnumbered by two to one those who intended to reduce the number of 
properties they owned.  
 
Of the 119 respondents who indicated where they would be increasing their stock, 31 
reported that they would be investing in the Gateshead area. Seven other areas were cited 
by more than five respondents: ‘Newcastle’ (14); North Shields (10); Heaton (10); Jesmond 
(7); Fenham (7); Bensham (5) and Wallsend (5).  
 
When asked in which areas they plan to reduce their stock, landlords who plan to reduce the 
size of their stocks were most likely to mention Bensham and Benwell, which were both cited 
by nine landlords.     
  
‘Larger’ landlords were much more likely to report that they were going to increase the size 
of their stock than their smaller counterparts.  However, although a number of key 
stakeholders believed that many small landlords would leave the sector in the next few years 
this was not a view shared by small landlords themselves.  In a similar vein, most ‘newer’ 
landlords reported that they had no intention of leaving the sector. Accredited landlords were 
more likely than their unaccredited counterparts to report an intention to increase the size of 
their housing stocks.  
  

Landlord Profiles  
 
The characteristics of a number of key sub-groups of interest to the study team and project 
steering group were identified. While particular attention focused on the four main 
geographical sub-sets within the sample - Newcastle, Gateshead, North Tyneside and the 
BNG area, attention also focused on providing profiles of landlords in relation to: the sub-
markets they operated in; the size of their portfolios; and their accreditation status. This 
analysis revealed that most sub-groups had a number of distinguishing features.  
 
Landlords with students had larger portfolios than their counterparts in other markets, were 
more likely to be accredited and were more likely to own Tyneside flats and shared houses. 
Landlords renting to young professionals also had larger portfolios while those with housing 
benefit tenants were least likely to be accredited.  
 
In terms of portfolio size, landlords with only one property were the least likely of all the 
portfolio sizes to be a member of an accredited scheme and were more likely to be recent 
newcomers to the PRS. Landlords with more than 50 properties were most likely to be 
accredited and had been in the PRS for the longest period.   
 
A greater proportion of landlords in Gateshead (49 per cent) are accredited than in 
Newcastle (38 per cent) and North Tyneside (26 per cent).  Landlords who use a lettings 
agent were less likely to be accredited than those who own and manage property 
themselves. 
 
Turning now to the geographic sub-sets within the sample, landlords with properties in 
Newcastle were more likely to have only one property and be from an ethnic minority group.  
Landlords with properties in Gateshead were more likely to be accredited and less likely to 
have only one property.  Perhaps the distinguishing feature of landlords in North Tyneside 
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was that more than four out of five let properties to tenants in receipt of housing benefit.  The 
BNG area had the greatest proportion of Asian landlords: more than one in ten - 11per cent - 
landlords with properties in the area were from this ethnic grouping.   

 
Policy Lessons and Recommendations  
 
The study identified a number of learning points of particular relevance to policy makers 
and practitioners:   
 
� the private rented sector in the study area is highly diverse and to some degree, 

fragmented;  

� the private rented sector in the study area appears to be undergoing a period of 
transition;  

� most private landlords who had used the services provided by local authorities had 
enjoyed a positive experience; 

� but most landlords do not engage with local authorities;      

� private Landlords highlighted a number of areas where they would like more assistance 
from local authorities; 

� perhaps not unexpectedly, many landlords were ‘hostile’ to the concept of licensing and 
many were concerned about the impact it would have on their operations; 

� landlords were often ill-informed about developments in the sector;  

� the ‘branding’ and ‘scope’ of services offered to landlords by local authorities appears to 
have played an important role in shaping how landlords respond to them, and their 
general perception of local authorities;  

� many landlords with larger portfolios have stock in more than one local authority area.    

 
The study team identified a number of recommendations.  These were preceded by three 
important observations about the nature of task confronting policy-makers and practitioners 
working in the PRS:     
 
� there are no easy ‘solutions’ to the problems confronting policy makers and practitioners 

working with private landlords and it would be foolhardy for the study team to offer some 
here.  Instead, we have raised a series of areas where agencies may wish to develop 
their thinking.   

� the quality of service provided by local authorities to private landlords is high: most of 
the landlords who had used council services spoke very highly about the services they 
had received.  So the main issue confronting local authorities is not about improving the 
quality of their services, but getting more landlords to engage.            

� across the country local authorities’ private rented sector teams are relatively poorly 
funded and invariably over-stretched: this certainly appeared to be the case in our case 
study authorities.          

 
The study team identified eight principal recommendations:  
 
� local authorities should consider employing an even more tailored approach to working 

with landlords;  

� local authorities should consider targeting ‘key’ landlord  groups and sub-markets;    

� local authorities and partners should consider employing 'new' techniques and methods 
for engaging with private landlords;  
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� local authorities need to think very carefully about the ‘branding’ of the products and 
services they provide landlords and the organisational ‘location’ of ‘support’ and 
‘enforcement’ functions; 

� local authorities should continue to seek to ‘educate’ landlords about licensing and its 
implications;  

� the existing links between key ‘stakeholder’ organisations in the PRS in the study area 
should be strengthened and formalised through the formation of a conurbation-wide 
PRS forum;  

� it is essential that developments and trends within the sector are monitored closely;  

� it is imperative that ‘market intelligence’ relating to the PRS is updated through further 
research studies.   
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1. Introduction 

 

1.1. Introduction  

The private rented sector has always played a significant role in the housing system 
in the U.K. and in many parts of the country has provided the ‘lubricant’ which allows 
local housing markets to work effectively.  The sector is a source of affordable 
housing, enhances residents’ housing choices and provides a 'bridge' between 
labour and housing markets, as its relative flexibility allows households to move to 
work opportunities.  
 
However, recent studies have suggested that the sector is undergoing a period of 
transformation as ‘new’ tenants and landlords enter it, ‘new’ markets emerge within 
it, and new legislation is introduced to regulate it.  And in many neighbourhoods 
across the UK, it is the private rented sector that is driving housing market change 
(Hickman et al, 2007). 
 
Given this, and the concerns that many commentators and policy makers have about 
the impact of the sector on local housing markets, it becomes essential that attempts 
are made to better understand it and in particular to unpick the experiences, 
attitudes, practices and perceptions of the ‘atoms’ that propel it: landlords. 
 
This report, then, presents the key findings to emerge from a survey of private 
landlords in the Newcastle, Gateshead, North Tyneside and Bridging 
NewcastleGateshead (BNG) areas, all of which have significant private rented 
sectors, as table 1.1 below reveals4.  This timely study was commissioned by BNG 
and the Newcastle Private Rented Sector Project, the Gateshead Private Rented 
Sector Team and North Tyneside Council.  
 
Table 1.1: Number of People in Private Rented Accommodation in the Case 
Study Area in 2001 
 

  

Number of people in 
private rented 

accommodation 

% of 
people in 

PRS 

All people in 
the area 

Gateshead 10,355 5.4 191,151 

Newcastle 33,064 12.7 259,536 

North 
Tyneside 

11,196 5.8 191,659 

BNG area 20,475 10.7 192,117 
Source: 2001 Census, ONS Crown Copyright: Census Area Statistics    

 

                                                
4
 As one might expect, the size and nature of the private rented sector varies across the BNG area. 

For example, a recent study undertaken by Nathaniel Lichfield and Partners (NLP, 2006) found that 
the proportion of new build private rented accommodation to be significantly higher in the Newcastle 
Pathfinder area than in the Gateshead Pathfinder area. The same study found that a similar pattern 
emerged in terms of the overall size of the private rented sector in the two areas.            
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1.2. Research objectives  

The principal aims of the project were to identify the key characteristics of landlords 
in the conurbation and to explore their attitudes, experiences, perceptions and 
aspirations.  The study was also concerned with: 
 
� unpicking why landlords had chosen to enter the sector;           

� exploring approaches to being a landlord;     

� identifying and profiling key landlord groups; 

� highlighting geographic differences in the findings;    

� highlighting key trends within the sector;   

� exploring landlords’ relationships with local authorities and what they want from 

this relationship;   

� unpicking landlords’ attitudes and responses to new legislation;  

� exploring the future stock strategies of landlords.   

 
Before considering the research approach adopted by the study team, it is perhaps 
worth reflecting a little more here on the scope of the project and what it set out to 
do, and perhaps more importantly, did not set out to do.  First, it should be noted 
that, in line with the research brief, this report is unashamedly a study of landlords 
only and does not consider those property ‘investors’ who seek only to make a return 
on their investment solely through equity growth and, as result, do not become 
landlords.  Likewise, the experiences, perceptions and aspirations of tenants are not 
featured in the report.    
 
Second, as the study is concerned with unpicking the attitudes and perceptions of 
landlords and with exploring how they ‘see their world’, it focuses solely on primary 
survey data collected by the study team and it was not within the remit of the study to 
explore the (invariably limited and out-of-date) secondary data that relates to the 
private rented sector.  
 
Third, it is also worth noting that this report is intended to complement others that 
have been commissioned by BNG and partners in the housing market field.  The two 
of most relevance to this study are David Cumberland Associates' recently 
completed study of estate agents in the BNG area (David Cumberland, 2006) and 
Nathaniel Lichfield and Partners’ survey of new build buyers (NLP, 2006), and 
reference is made to both these studies later in this report.  Further, there are three 
other on-going studies of relevance to this report relating to: students and graduates; 
BME residents and new migrants; and creative and cultural sector professionals.    
 

1.3. Research Approach  

The research comprised five main elements:  
 
� a review of the key literature relating to the private rented sector in the study 

area;  

� a postal questionnaire survey of landlords;   

� interviews with key ‘stakeholders’ in the private rented sector in the study area; 

� in-depth interviews with landlords; 

� Landlord focus groups. 
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1.3.1. Literature Review 

Key research reports relating to the study area were examined along with key policy 
documents produced by the four funding partners: BNG (the principal funder); the 
Newcastle Private Rented Sector Project; the Gateshead Private Rented Sector 
Team and North Tyneside Council.   
 

1.3.2. Postal Questionnaire Survey   

A postal questionnaire survey of landlords was undertaken.  The questionnaire 
comprised primarily ‘closed’ questions.  Many of the questions were taken from 
questionnaires that had been used on previous landlord surveys, and particular use 
was made of the ones used in the English House Condition Survey (EHCS) of 2003, 
when 1,200 landlords and letting agents across the country were interviewed, and 
Northumbria University’s study of private landlords in the Newcastle Westgate area 
in 2002. This was done so that data gleaned from this study could be located within a 
broader context and ‘benchmarked’ with other studies.     
  
The four funding partners supplied the study team with the names and addresses of 
potential landlords5 in their areas and 3,487 questionnaires were sent-out by the 
study team.  Approximately 100 questionnaires were returned by the Royal Mail 
‘name/ address not known’ so in all 3,387 questionnaires reached their destination 
address.  
 
After two reminder letters and questionnaires were sent-out 576 completed 
questionnaires were returned to the study team.  This represents a response rate of 
17 per cent.  Given that compiling up-to-date and accurate information about 
landlords is an almost impossible task, and that as a result many of the names and 
addresses we were given were undoubtedly erroneous, this represents a remarkably 
high response rate.   
 
The final sample comprised 305 respondents operating within Newcastle, 234 in 
Gateshead, 1896 in North Tyneside, and 360 in the BNG area, which encompasses 
parts of the first two local authority areas.   
 
Given the relatively large sample size generated by the study team, at the aggregate 
level  the results are fairly ‘accurate’ as the margin of error associated with a sample 
of 576 is relatively small at approximately + / - 4.1 per cent7.  However, when the 
sample is broken down to sub-sets including geographic ones, the results should be 
treated with a higher  degree of caution and seen as indicative not authoritative: for 
example, the (maximum) margin of error associated with a sample size of 189 (the 
number of respondents in Gateshead) is + / - 7.0 per cent.  
 
It is also worth noting that in any survey like this there are always concerns about the 
‘representativeness’ of respondents and the extent to which they are ‘typical’ of the 

                                                
5
 Questionnaires were sent to

 
‘contacts’ that the three local authorities taking part in the study 

believed may be private landlords. It should be noted that while some of these contacts were 
‘engaged’ in some way with the authorities the vast majority were not.          

 

6
 The sum of the geographic sub-samples is greater than the sample as a whole because some 

landlords had properties in more than one local authority area.  However, as they only accounted for 
21% of the sample it was decided by the project steering group and research team to allow 'multi-
membership' of sub-samples.  This was done in order to reduce the margin of error associated with 
geographic sub-samples by boosting their size: the margin of error associated with a sample reduces 
as its size increases.         
7
 This is the greatest margin of error associated with a sample of this size.  In practice, the margin of 

error for this group may actually be smaller depending on the response to individual questions.      
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total population, and there is a case for arguing that landlords who took part in our 
survey were more likely to be ‘better’ landlords as their participation in the study 
perhaps denotes a willingness to engage with local agencies.  However, without 
undertaking additional research it is impossible to establish the extent to which was 
the case although it should be noted, as will be considered later in the report, that 
most landlords who took part in the study had not engaged with local agencies.         
 

1.3.3. Stakeholder Interviews      

In-depth semi-structured interviews were conducted with key stakeholders in the 
private rented sector in the study area.  This was done in order to locate the primary 
element of the research within a broader context and to inform the design of the in-
depth landlord interviews (see below).  In all seven interviews were conducted with 
representatives from the following organisations: Newcastle City Council; Gateshead 
Council; North Tyneside Council; BNG; estate agents; and a lettings agent.  
 

1.3.4. In-depth interviews with Landlords  

In-depth semi-structured interviews were conducted with 32 landlords in the study 
area.  Some 17 of these had stock in the Newcastle area, 16 owned property in 
Gateshead while 10 had property in the North Tyneside area.  And 15 respondents 
had properties in the BNG area.   
 
Interviews explored a range of issues including why the respondent became a 
landlord, approaches to being a landlord, the relationship between landlords and 
local agencies and landlords’ future plans.  The data collected from the interviews 
was subject to rigorous qualitative data analysis using a ‘bottom-up’ grounded 
approach.   
 

1.3.5. Landlord Focus Groups   

Two landlord focus groups were held.  One was attended by landlords with ‘larger’ 
portfolios and one by landlords with ‘smaller’ stocks.  Focus groups explored a range 
of issues with particular attention focusing on the relationship between landlords and 
local agencies and landlords’ views on regulation.  

 

1.4. Report Structure   

The report is divided into seven chapters including this one.  Chapter two identifies 
the key characteristics of the private rented sector (PRS) in the study area with 
particular attention focusing on highlighting the key characteristics of landlords.  
Chapter three explores the attitudes, experiences and practices of landlords.  
Attention focuses on why landlords decided to enter the PRS, their management 
approach, the key challenges they face and their attitudes towards energy efficiency 
and affordable warmth initiatives.  
 
Chapter four explores landlords' attitudes towards local authorities and regulation.  It 
begins by examining landlord membership of accreditation schemes and their views 
on accreditation.  It then explores landlords' engagement with the Newcastle Private 
Rented Project and the Gateshead Private Rented Sector Team.  Attention then 
turns to landlords' engagement with local authorities and landlord associations.  The 
penultimate section of the chapter identifies those areas that landlords would like 
more guidance on while the last section explores their views on licensing.  
 
Chapter five reviews landlords’ future stock strategies.  It identifies the proportions of 
landlords who intend to increase or decrease the size of their portfolios in the next 
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two years, and profiles these two groups.  In doing so, it identifies those areas where 
landlords plan to increase or decrease their stock.    
 
Chapter six highlights the principal characteristics of a number of key sub-groups of 
interest to the study team and project steering group.  Attention focuses on providing 
profiles of landlords in relation to: the sub-markets they operate in; the size of their 
portfolios; their accreditation status; and the location of their properties.    
 
The penultimate chapter in the report identifies the key policy lessons to emerge 
from the study and suggests a number of recommendations for policy makers and 
practitioners working in the arena.  The last chapter presents the response of the 
study’s funders -  Bridging NewcastleGateshead, Newcastle City Council, Gateshead 
Council, and North Tyneside Council – to these recommendations, and the chapter 
was written by Kevin Davy (BNG), Karen Anderson (BNG), Andrew Sloan (BNG), 
Claire McMullen (Newcastle City Council), Amanda Reed (Gateshead City Council) 
and Robert Peach (North Tyneside Council).                
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2. The Private Rented Sector in the Study 
Area  

 

2.1. Introduction  

This chapter identifies the key features of the private rented sector in the study area 
and highlights some of the important characteristics of landlords, with particular 
reference to data gleaned from the postal questionnaire survey.  In doing so, it 
highlights key differences between the four key geographic samples that comprise 
the main sample: Newcastle; Gateshead; North Tyneside and the BNG area.  In 
addition, where possible, data from the postal questionnaire survey has been 
‘benchmarked’ with comparable national data (the 2003 EHCS) and local data 
(Northumbria University’s study of the private rented sector in the Newcastle 
Westgate NDC area).  
 
The chapter is divided into five sections including this one.  The second section 
assesses the buoyancy of the private rental market in the study area while section 
three examines the characteristics of landlords’ portfolios with attention focusing on 
the location of stock, property type and portfolio size.  Section four explores 
landlords’ approaches to stock management and examines their ‘organisational’ and 
employment status.  In addition, attention also focuses on how long respondents had 
been a landlord for and the type of markets they operated in.  The last section 
highlights the key socio-demographic characteristics of landlords with attention 
focusing on their gender and age profiles and ethnicity.  
 
At this point it is perhaps worth offering a note of caution about the scope of this 
chapter.  While it identifies key landlord types, and highlights differences between 
them, it does not provide discrete profiles of landlord groups.  This is done in Chapter 
six which presents profiles centred around four key issues: geography (the key 
features of landlords’ working in Newcastle; Gateshead, North Tyneside and the 
BNG area will be identified); size of landlord; landlord markets and accreditation 
status.    
 

2.2. Assessing the buoyancy of the private rental market 

There was a consensus amongst both landlords and key stakeholders that the 
market in the study area was relatively buoyant.  This was clearly the view of two 
stakeholders we spoke to:   
 

“The housing market in Newcastle is buoyant.  There a huge mix of properties in 
the city… and the regeneration has made a big difference.”  (Estate agent) 
 
“Overall, the (PRS) market in the city is still very buoyant” (Letting agent) 

 
This was also the view of those landlords who were interviewed by the study team:    
 

“I’ve never had a problem letting property”  (Landlord with smaller portfolio) 
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“I don't have a problem letting any properties.  I don't advertise, they just self-let.  
I probably turn away half as many tenants as I take on.” (Landlord with smaller 
portfolio) 
 
“There’s very high demand for private rented housing.”  (Landlord with larger 
portfolio) 
 
“Rental demand is extremely high.  There is a cross section of people looking to 
rent, from DSS to professionals, asylum seekers and so on.  I have no empty 
properties and keep voids to a minimum.”  (Landlord with larger portfolio)    
 
“There seems to be a buoyant rental market” (Landlord with smaller portfolio) 

 
Data collected from the postal questionnaire survey supports the assertion that the 
private rental sector in the study area is relatively buoyant.  As table 2.1. reveals, 
less than one in ten of all landlords had found it ‘difficult’ or ‘very difficult’ to let their 
properties, with more than a half (54%) reporting that they found it ‘easy’ to do so. 
 
Table 2.1: Difficulty of letting properties  

 % 

Difficulty 
Newcastle Gateshead North 

Tyneside 
BNG Area Aggregate 

V. Difficult 3 0 1 2 1 

Difficult 8 7 5 9 8 

Minor Difficulties 34 41 30 34 31 

Easy 34 32 40 34 37 

V. Easy 16 16 16 16 17 

Don't Know 6 4 8 6 7 

TOTAL 100 100 100 100 100 

n = 553  

 
Figure 2.1: Difficulty of letting properties (aggregate) 
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In a similar vein, nearly three quarters (73%) of all landlords reported that they had 
no empty properties, as table 2.2. illustrates.  
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Table 2.2. Proportion of Stock that it is Empty   

 % 

Proportion of Stock 
that is empty  

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

No empty properties 71 61 69 68 73 

Less than 25% 22 31 27 23 20 

26 – 50% 4 3 2 5 3 

51-75% 1 2 1 2 1 

76-100% 3 4 2 3 3 

Total 100 100 100 100 100 
 

n = 553  

 
Figure 2.2: Proportion of Stock that it is Empty   
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Landlords we interviewed thought the buoyancy of the rental market in the study 
area extended to all three local authority areas within it.  So, for example, most 
landlords thought the Newcastle market was relatively buoyant: 
 

“Newcastle has been good because there has been a lot of government 
investment in the city.“  (Landlord with larger portfolio)  

 
However, there was a perception amongst landlords that the Gateshead market was 
even more buoyant:  
 

“The market (in Gateshead) is thriving and people are moving in and doing all 
the houses up which has lifted the area up a bit.”  (Landlord with smaller 
portfolio)    
 
“It used to be a bit difficult to rent properties out…there is now more demand 
and the standard of properties is going up and it is easy to rent out properties.  
There are also a lot more foreign people looking to rent, especially Kosovan and 
Polish.”  (Landlord with larger portfolio)       
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Data from the postal questionnaire survey to an extent supports this view.  Although 
landlords with properties in Gateshead appeared to experience the same level of 
difficulty letting their properties as their counterparts elsewhere in the study area, 
they were less likely to have empty properties.  While 71% and 69% of landlords with 
properties in Newcastle and North Tyneside respectively had empty properties, only 
61% of respondents with stock in Gateshead had.     
 
Both stakeholders and landlords were asked their views on the rental market in the 
BNG area.  One estate agent found it difficult to describe it because it was such a 
diverse area:   
 

“The regeneration (BNG) area is a mixed area…. in the west end you’ve got a 
strong Asian community and Kenton is on the coat-tails of Gosforth, which is a 
really good area.  These are areas that have been stigmatised for many years” 

        
But then he added: 
 

“You don’t see many properties up for sale in these areas because it’s mainly 
private renting in these areas.  It’s low grade renting with pretty low renting with 
rents being low.”  

 
Most respondents who were familiar with BNG market thought that it was relatively 
buoyant and the view of one respondent was typical of many.     
 

“This is a buoyant market and popular with investors because property prices 
are low and there’s strong demand, which means rents are OK and there are lot 
of immigrants moving into the area, particularly from Eastern Europe, which is 
helping to keep rents up.” (Letting Agent)8 

 
Respondents attributed the relative buoyancy of the private rental market in the study 
area to a number of factors, many of which have been highlighted in some of the 
quotes above: 
 
� the regeneration of Newcastle city centre and the cultural revival of the 

Quayside (in both Newcastle and Gateshead);    

� the movement of new ‘international’ population groups into the sector, 
particularly from Eastern Europe;  

� spiralling house prices and the relative un-affordability of home-ownership for 
many households;        

� the desire of many households, particularly younger and smaller ones, to live in 
(or close to) the city centre;  

� the perceived improvement in the general condition of the private rented 
housing stock and the image of the sector.   

 
In Gateshead and North Tyneside another factor was identified by landlords to 
explain the relatively buoyancy of the rental markets there: the relative low price of 
properties there:  
 

“There has been a spread of people buying in the area (Gateshead) from a 
nearby expensive area (Newcastle) which buyers can no longer afford. And so 

                                                
8
 The survey of estate agents undertaken by David Cumberland Housing Regeneration Ltd presents a 

slightly different picture of the BNG market. It noted that the market had declined since the boom of 
2002-2004 and landlords were finding it increasingly difficult to let in the area. The reports quotes a 
local estate agent who noted: “You can’t sell and you can’t let (in the area)” (DCHR, 2006, p.5).  
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they are buying here, instead, where it is more affordable.” (Landlord with 
medium sized portfolio)     
   
“I do quite a lot of research looking at where (houses for sale) are reasonably 
priced and likely to rise.  Newcastle is more expensive than it used to be …  
places like Wallsend and Gateshead (are good places to invest)  … as there 
they (house-prices) haven't risen quite as much and there is a high demand for 
letting.” (Landlord with larger portfolio)   

 
While there was a consensus amongst respondents that the market in the case study 
area was relatively buoyant, a number reported that it was becoming more 
competitive as new landlords entered it:    
 

“I wouldn’t become a landlord now because the market is saturated… my phone 
used to ring all the time…I used to get 15 calls a day about my properties…. 
now, if you go into a bar ask people if they are letting out properties, everyone 
would put their hands up.”  (Landlord with smaller portfolio) 
 
“It’s (the private rented market) is also more competitive now.  I don’t have a 
problem renting because I charge less than the going rate.”  (Landlord with 
smaller portfolio)    

 
And as will be considered later in this report, some sub-markets within the rental 
sector were less buoyant than others and indeed appeared to be in relative decline.      
 

2.3. The Characteristics of Landlords’ Portfolios  

Landlords were asked to highlight the location of their properties in the study area.  
As table 2.3 reveals, 53% of landlords reported that they had some stock in the 
Newcastle area while 41% and 33% reported that they had stock in Gateshead and 
North Tyneside respectively.  Nearly two thirds of all respondents - 63% - had 
property in the BNG area.  
 
Table 2.3. Location of landlords’ properties  
Area  % 

Newcastle  53 

Gateshead  41 

North Tyneside  33 

BNG  63 
n = 553  

 
Table 2.4 provides further insight into the distribution of landlords’ properties.  As it 
illustrates, nearly four out of five respondents (79%) had stock in one local authority 
area only with 34% having property in Newcastle only, 25% in Gateshead only, and 
20% in North Tyneside only.  
 
Of the 294 landlords who reported that they had property in Newcastle, 63% only 
held properties in the area.  Similar proportions were exhibited by respondents who 
had property in Gateshead (61%) and North Tyneside (59%).  Some 22% of 
respondents reported that they held property ‘elsewhere in the country.’  
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Table 2.4. Breakdown of distribution of landlords’ properties  
Area % 

Newcastle only  34 

Gateshead only 25 

North Tyneside only 20 

Newcastle and Gateshead only  8 

Newcastle and North Tyneside only 6 

Gateshead and North Tyneside only  2 

All areas  6 
TOTAL   100 
n = 553  

 
Landlords were asked to highlight which types of property they held in their 
portfolios. Table 2.5 presents a summary of their responses.  The most commonly 
cited property type was ‘purpose built-Tyneside flats’9 and they were cited by nearly 
half – 47% - of all respondents.  Landlords with properties in Gateshead were most 
likely to report owning this type of housing – 57% did – with those in Newcastle being 
least likely to do so (41%).  
 
The next most commonly cited property type was ‘a whole house occupied by a 
single household‘ and this was reported by 27% of all respondents. Again, 
respondents with properties in Gateshead were more likely to report owning this 
property type: 31% reported doing so. Two other property types were cited by more 
than 5% of the sample: ‘other purpose built flats’ (13%) and ‘whole house occupied 
by a shared household’ (9%).  
 
The proportions of both property types varied across the geographical samples. 
‘Other purpose built flats’ was more likely to be cited by landlords with properties in 
North Tyneside - 20% of respondents in this sample owned this form of housing - 
while only 9% of respondents in Gateshead responded in a similar fashion. In a 
similar vein, landlords with properties in Newcastle were more likely to own a ‘whole 
house occupied by a shared household’ than their counterparts elsewhere in the 
conurbation: 16% of this group owned this form of property type.    
 
It is perhaps worth at this point comparing the data gleaned from this study with that 
obtained by the study of private landlords in the Newcastle Westgate NDC area, 
which nests within the inner west BNG area, undertaken in 2002 by the Centre For 
Public Policy at Northumbria University. This found that 42% of properties owned by 
landlords in the area were Tyneside flats, 35% were terraced houses, 9% were 
maisonettes and 7% were detached/semi detached houses. 

                                                
9
 A unit of Tyneside Flats may at first glance resemble conventional single fronted late 19

th
 Century 

terraced houses, but is in fact 2 and sometimes 3 dwellings, one above the other. They have separate 
front and back doors and back yards with no internal communication between the households. 
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Table 2.5: Property Type  

% 

 
Newcastle 

 
Gateshead North 

Tyneside 
BNG Area All 

respondents 

Purpose built 
Tyneside flats 

41 57 48 50 47 

City centre/riverside 
apartments 

2 1 0 0 1 

Other purpose built 
flats 

14 9 20 12 13 

Whole house 
occupied by a 
single household 

26 31 22 24 27 

Whole house 
occupied by a 
shared household 

16 2 3 11 9 

Converted self-
contained flats 

2 1 4 2 2 

Converted into bed 
sits 

0 0 1 0 0 

TOTAL 100 100 100 100 100 

n = 553  
 

 
Figure 2.3. Property Type (all respondents)  
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As table 2.6. illustrates, the size of  landlords’ portfolios varied significantly. The table 
would suggest that Tyneside is home to many small landlords with more than half – 
57% - of all respondents having four or less properties and 30% one property only. 
Some one in five landlords had between five and ten properties, 15% had 11-50; 
while 8% had more than 50 properties. Within this subset, 4% of all landlords owned 
more than 100 properties.  As table 2.6. illustrates, this profile is broadly in line with 
that obtained by the 2003 EHCS. 
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Table 2.6: Portfolio Size 

% 
Number 
of  
properties 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
responde

nts 

EHCS 

1 only 28 17 23 27 30 33 

2 – 4 24 23 25 26 27 22 

5 -10 19 27 19 20 20 11 

11 – 50 18 20 19 17 15 19 

50+ 11 13 14 10 8 16 

TOTAL 100 100 100 100 100 100 

n = 553  

 
However, it would be misleading to characterise the private rented sector in the area 
as being dominated by small landlords and some account needs to be taken of stock 
size. 
 
While those landlords with only one dwelling held only 2 per cent of all the properties 
owned by landlords in our sample, those with 50 or more held 42 per cent of the total 
stock, as figure 2.4 reveals. 
  
Figure 2.4:  Properties Managed by Portfolio Size 
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Portfolio size varied when the sample was disaggregated geographically. 
Respondents with properties in Gateshead were most likely to be bigger landlords 
and least likely to be smaller landlords. Conversely, respondents in Newcastle were 
more likely to have only one property than their counterparts elsewhere in the study 
area.  
 

2.4. Landlord Type  

More than three-quarters (76%) of all landlords managed their own properties with 
16% using a lettings agent, as table 2.7. highlights. Some 8% of the sample were 
letting agents with 4% of the aggregate sample being lettings agents who also 
owned property. Landlords with properties in Gateshead were more likely to report 
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that they used a letting agent to manage their properties than their counterparts in 
the Newcastle and North Tyneside samples: 25% compared to 15% and 10% 
respectively.  
 
Table 2.7:  Approach to Portfolio Management  

% 
Status Newcastle Gateshead North 

Tyneside 
BNG All 

respondents 

Own a property, rent 
and manage it myself  

73 64 76 72 76 

I own a property for 
rent BUT use a letting 
agent 

15 25 10 18 16 

I am a lettings/ 
managing agent 

5 5 7 4 4 

I am a lettings/ 
managing agent AND 
own a property for rent 

7 6 8 6 4 

TOTAL 100 100 100 100 100 
n= 576 

 
As table 2.8 illustrates, 81% of landlords in our sample were either private individuals 
or couples (2003 EHCS: 67%). Only 13% of all respondents were companies or part 
of a larger organisation.  In terms of geography, those respondents with properties in 
Gateshead were less likely than their counterparts elsewhere to be private 
individuals and more likely to be couples.   
 
Table 2.8: Landlord Status 

% 

Landlord status 
Newcastle 

 
Gateshead 

 
North 

Tyneside 
BNG Area 

 

All 
respondent

s 

Private individuals 42 32 42 41 42 

Couple 35 44 34 38 39 

Partnership 7 10 7 6 6 

Company/group/other 
organisation 

16 14 17 14 13 

Don't know 1 0 1 1 1 

TOTAL 100 100 100 100 100 

n= 553 
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Figure 2.5. Landlord Status 
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Respondents were asked the following question: “Apart from managing your 
property, do you have another paid job?” Two-thirds (66%) replied in the affirmative 
with 47% reporting that they had a full-time job and 19% a part-time job. Some 34% 
of all respondents responded in the negative.  This compares to 24% of landlords 
surveyed in the EHCS who reported that they were full-time landlords.  However, this 
is a limited comparison as clearly not all landlords without other paid work will be full-
time landlords, as some may be retired or simply economically inactive.                    
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Table 2.9: Approach to Portfolio Management: the employment status of 
landlords  

% 

 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Full-time 45 48 42 45 47 

Part-time 19 17 19 19 19 

No 37 36 40 36 34 

TOTAL 100 100 100 100 100 

n = 553  

 
Respondents were asked how long they had been a landlord for. As table 2.10 
illustrates, perhaps surprisingly given the recent growth of the buy-to-let sector in this 
country, more than two-thirds – 69% - had been landlords for more than five years. 
And only 9% of the aggregate sample were ‘new’ landlords – i.e. had been landlords 
for less than two years. This compares to 19% of EHCS landlords that fell into the 
same category. In a similar vein, while only 5% of respondents in our sample had 
been landlords for less than a year, the Northumbria University study found that 8% 
of landlords fell into this category. In terms of the geographic samples, the only 
noteworthy difference between them was that respondents with properties in 
Gateshead were less likely to be long-term landlords.   
 
Table 2.10: How long have you been a landlord?  

% 
How long 
have you 

been a 
landlord? 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

Less than 6 
months 

1 1 1 2 1 

6 months but 
under 1 yr 

2 4 3 3 4 

1 yr but under 
2yrs 

2 5 4 3 4 

2 yrs but under 
5 yrs 

23 25 22 23 22 

5 yrs or more 72 64 71 70 69 

TOTAL 100 100 100 100 100 

n = 553  

 
Respondents were asked to highlight those tenant groups that they normally let 
properties to using a question ‘borrowed’ from the Northumbria University study and 
table 2.11 presents their response to this question. Even allowing for the obvious 
similarity of a number of categories used in the question, perhaps the first thing that 
strikes one about the table is the number of significant markets that exist within the 
private rented sector in the conurbation.                 
 
As table 2.11 illustrates, the most commonly cited tenant group were ‘housing benefit 
recipients’, which was cited by 44% of all respondents followed by ‘full-time workers’ 
(43%) and ‘young professional people’ (38%).  Other significant tenant groups were: 
‘people not on housing benefit’ (29%); students (25%); and ‘younger people on lower 
incomes’ (15%).  
 
A number of noteworthy differences emerged between the geographic samples. For 
example, respondents with properties in Newcastle were more likely to report that 
they let to students than their counterparts elsewhere in the conurbation: 41% 
compared to 20% and 19% of landlords with properties in Gateshead and North 
Tyneside respectively. In addition, landlords with properties in Newcastle were less 
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likely to let to housing benefit recipients and to full-time workers. Turning now to 
landlords with properties in Gateshead, they were more likely than their counterparts 
to let to ‘young professional people’ and ‘full-time workers’ and less likely to let to 
students. The most striking feature of landlords with properties in North Tyneside 
was that they were the most likely of all the geographic sub-samples to let to tenants 
in receipt of housing benefit.   
 
Landlords with properties in the BNG area were more likely to let to students than 
their counterparts with properties in North Tyneside and Gateshead but less likely to 
do so than their colleagues with properties in Newcastle. In all other respects, 
landlords working in the BNG area did not differ significantly to those elsewhere.        
 
Table 2.11: Characteristics of tenants    

% 

Tenants normally let 
to 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

Students 41 20 19 31 25 

Another restricted 
group 

10 8 9 9 8 

Young professional 
people 

43 49 40 43 38 

Young people on lower 
incomes 

13 20 19 14 15 

Housing benefit 
recipients 

41 50 59 44 44 

People not on housing 
benefits 

29 41 35 30 29 

Asylum seekers 8 7 9 7 6 

Full-time workers 41 60 50 44 43 

Other 10 10 17 10 13 

n = 553  

 
Figure 2.6: Characteristics of tenants    
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Respondents were asked if any of their tenants received housing benefit. Nearly two-
thirds (63%) replied in the affirmative, as table 2.12. reveals. Given that only 44% of 
landlords reported that they normally let to tenants in receipt of housing benefit, as 
noted above, this result is perhaps a little unexpected. Landlords with properties in 
North Tyneside were much more likely than counterparts elsewhere in the 
conurbation to indicate that they let to housing benefit recipients: 83% of landlords 
with properties in the area fell into this category.   
 
Table 2.12: Status of tenants: housing benefit receipt 

% 

In receipt of 
HB?   

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

Yes 56 62 83 59 63 

No 41 32 15 37 33 

Don't Know 3 6 2 5 4 

TOTAL 100 100 100 100 100 

n = 553  

 

2.5. Socio-demographic Characteristics of Landlords  

As table 2.13. reveals, nearly two-thirds (64%) of all respondents were men.     
 
Table 2.13. Gender of Landlords   

% 

Gender  
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Male 64 68 67 66 64 

Female 36 32 33 34 36 

TOTAL 100 100 100 100 100 

n = 553  

 
 
Perhaps not unexpectedly, most landlords were aged between 30 and 59, and 72% 
of all respondents fell into this category, as table 2.14 reveals. Relatively few 
landlords - 4% of the sample - were under the age of the 30 although there are a 
significant proportion of ‘older’ landlords: a quarter of all landlords were over the age 
of 60. The age profile of landlords did not vary significantly when the sample was 
broken down into area sub-sets.   
 
Table 2.14.  Age of Landlords  

% 

Age  
Newcastle 

 
Gateshead North 

Tyneside 
BNG 
Area 

All 
respondents 

16 – 21 0 1 0 0 1 

22 – 29 4 3 2 4 3 

30 – 44 27 25 29 26 25 

45 – 59 46 50 46 46 47 

60 – 74 20 18 18 21 21 

75 or over 3 3 5 2 4 

TOTAL 100 100 100 100 100 
 

n = 553  

 
As table 2.15, reveals, in terms of their ethnic origin, most landlords (89%) classified 
themselves as being ‘White-British’.  The only other significant ethnic group was 
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‘Asian’10 landlords which comprised 8% of the sample.  The area with the greatest 
proportion of Asian landlords was the BNG area, where more than one in ten – 11% - 
were from this ethnic grouping11.        
 
Table 2.15: Ethnicity of Landlords   

% 

Ethnicity  
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

White British 86 92 94 86 89 

‘Asian’  10 5 4 11 8 

Other  4 3 2 3 3 

TOTAL 100 100 100 100 100 

n = 553 

 
Figure 2.7: Ethnicity of Landlords   
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10

 This group is a composite group which included the following Commission for Racial Equality 
classifications: ‘Asian or Asian British – Indian’; ‘Asian or Asian British – Pakistani’; ‘Asian or Asian 
British’; and ‘Asian or Asian British other.’         
11

 The 2001 Census revealed that ‘Asian’ residents account for 4.4% of the BNG population.     
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3. The Attitudes, Experiences and Practices 
of Landlords 

 

3.1. Introduction  

This chapter examines the experiences, attitudes and practices of landlords.  It 
focuses on four main issues: respondents’ motivation for becoming a landlord; 
approaches to being a landlord; the key challenges faced by landlords; and attitudes 
and approaches to energy efficiency and affordable warmth initiatives.    

 

3.2. Motivations for Becoming a Landlord   

Respondents were asked why they became a landlord.  Table 3.1 outlines their 
responses.  The first point to make about the table is that it reveals many 
respondents became landlords unintentionally and had no aspirations to become 
one: 14% of all respondents reported that they became a landlord ‘without meaning 
to.’  This finding is consistent with evidence gleaned from other studies. 
 
Nearly two thirds (63%) of all respondents had become a landlord for financial 
reasons.  They wanted to ‘secure a good return on my investment’ (40%), ‘invest in 
property rather than in other opportunities’ (13%) or ’have some investment in 
property’ (10%).  As one landlord eloquently, and forcibly, put it, most landlords are 
motivated by ‘money’: 
 

“You’re a landlord for one reason, and one reason only: to make money.”  
(Landlord with smaller portfolio)   

 
A number of respondents attributed their decision to become a landlord to concerns 
about their pensions and many saw investing in property as a way of creating a 
‘nest-egg’ or pension when they were older:  
 

“All landlords are in it for a pension plan.”  (Landlord with smaller portfolio)  
 
“I joined market three years ago in response to a pension problem …. we want 
to live abroad… that’s my long term goal” (Landlord with smaller portfolio)  

 
In a similar vein, another respondent thought that investing in property would provide 
her with an opportunity to pass on a financial legacy to her grandchildren:  
 

“I bought my house because I had a nest egg  (£10,000) when my endowment 
…. I didn’t want my ex-husband to waste it all on drink so I decided to buy a 
property off the Sunderland Road.  My husband was a waster and I wanted 
something to pass on to the grandchildren.”  (Landlord with smaller portfolio) 

 
Other reasons cited by respondents for becoming a landlord were ‘I believe that 
landlords perform an important function in meeting housing needs’ (6%) and ‘I enjoy 
renting/ managing’ (4%). Some 6% of respondents cited other reasons.  It emerged 
from the in-depth landlord interviews that one of these was the enjoyment that many 
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respondents derived from refurbishing and renovating property, and the view of one 
landlord was typical of many: 
 

“One (reason for becoming a landlord) is that I have a real passion for the 
houses that the tenants have, so I’ve been restoring the houses while I’ve 
owned them, putting in features that should be in the houses and my aim 
probably is when I’ve finished with them is to have kept them in this sort of 
condition so they will be attractive family houses and that’s it really.” (Landlord 
with larger portfolio)  

 
Table 3.1: Reasons for becoming a landlord 

% 
  Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Without meaning to 13 12 13 14 14 

To secure good return 
on my investment/ 
provide income  

42 48 32 43 40 

To provide housing for 
a relative or friend 

9 3 12 8 10 

I enjoy renting/ 
managing 

5 3 6 4 4 

I would rather invest in 
a property than other 
opportunities 

14 14 13 12 13 

I prefer to have some 
investment in property 

8 10 12 10 10 

I believe that landlords 
perform an important 
function in meeting 
housing needs 

4 3 4 4 3 

Other 6 7 8 6 6 

TOTAL 100 100 100 100 100 

n = 553  

 
 

3.3. Approach to being a landlord   

Before considering the main challenges confronting landlords, it is perhaps worth 
reflecting on the overall philosophy and approach of the respondents we interviewed 
to being a landlord. Our analysis revealed: 
 
� that most respondents believed that they were ‘good landlords’ because they 

maintained their properties, treated their tenants with ‘respect’, and had a social 
‘conscience’; 

� that most respondents took a long-term perspective to being a landlord and 
were in it for the ‘long-haul’;    

� some landlords had put in place a long-term ‘strategy’ and business plan while 
others had not and appeared to focus very much on the short term.   

 
With one possible exception, landlords we spoke to felt that they were ‘good’ 
landlords who provided their tenants with an excellent service:  
 



  22 

“I'm certainly very involved with my tenants and really just take a pride in 
meeting their needs.  It's not always just housing - I've helped out with other 
things, social service type things.  I guess they see me as someone in the know 
- a responsible and helpful person.” (Landlord with larger portfolio) 

 
They also felt that they provided their tenants with high quality accommodation that 
was in a good state of repair, well-appointed and modern.  As tables 3.2. and 3.3. 
reveal, 96% of all landlords felt that they provided housing in a good state of repair 
while 92% reported that they had made improvements to their property during the 
last five years.   
 
Table 3.2. State of repair of properties  

% 

State of repair 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondent
s 

Excellent 21 24 22 21 23 

Very Good 56 57 57 54 55 

Fairly Good 19 19 18 22 19 

Fairly Poor 4 0 2 3 3 

Very Poor 0 0 1 1 1 

Don't Know not 
familiar with the 
property 

0 0 0 0 0 

Don't know other 0 0 0 0 0 

TOTAL 100 100 100 100 100 

n = 553 

 
 

Figure 3.1: State of repair of properties (all respondents) 
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Table 3.3: Improvements to stock  
% 

Have you made 
improvements in 
last 5 years? 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondent

s 

Yes 94 96 90 94 92 

No 6 5 10 6 8 

TOTAL 100 100 100 100 100 

n = 553  

 
A number of landlords were quick to point out they were not motivated solely by 
financial considerations and did have a social ‘conscience’: 
 

“I think the main thing (about being a landlord) is, certainly for me, is having a 
social conscience.  We’re not all like Rachman, you know.” (Landlord with 
smaller portfolio)  

 
And some landlords reported that on occasions they acted as quasi social housing 
landlords, housing ‘difficult’ tenants that local social housing landlords had refused to 
take. For example, one landlord reported that, at the behest of his local council, he 
often housed tenants that local social housing landlords would not house and he had 
established a close relationship with his local social services department. However, 
he recalled an occasion where this relationship had become strained as social 
services failed to provide support for a ‘difficult’ tenant that he had agreed to house 
for them.  
 
Another illustration of the apparent social ‘conscience’ of some landlords was a 
reported desire of a number of them not to invest in areas which were perceived as 
being undermined by the private rented sector. For example, one landlord had 
decided not to invest in Jesmond because he thought the area was being ‘destroyed’ 
by the student market there: 
 

“  … what’s important I think is trying to keep a mix in the area because we’ve 
seen what’s happened in Jesmond and really the community has been quite 
destroyed in Jesmond by gross over-investment in student properties and I’m 
personally quite concerned not to over-let to students in the West End because 
it would be a great shame if the same thing happened, so part of my focus is 
very much on trying to keep a community.” (Landlord with larger portfolio) 

 
In a similar vein, another respondent reported that in one area he was looking to 
invest in he had taken the decision to let owner-occupiers buy properties ahead of 
him:     
 

“When I bought most of my property there was basically a choice of a lot of 
property … and if an owner occupier wanted that house I let him have it.  I 
wouldn’t take it from him, because I could have had any house I wanted for next 
to nothing, but when owner occupiers wanted them I always let them have it.” 
(Landlord with larger portfolio)  

 
However, this gesture appeared to be driven more by commercial imperatives than 
an altruistic concern about owner occupiers:   
    

“(I let owner occupiers buy the properties) because I wanted owner occupiers in 
my area and that’s how I worked.  Now it’s slightly different because the prices 
are very different and I feel there are a lot more owner occupiers now which is 
good and they’ve stayed, they stay and there’s a lot more stability and I had 
made a conscious decision with maybe six or eight houses not to go for them, 
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and they’d only be me or the owner occupier going for them but I let them have 
it every time.”  (Landlord with medium sized portfolio)  

 
Interestingly, while none of the landlords we spoke to felt that they were a ‘bad’ 
landlord, there was a consensus amongst them that these landlords did exist and, as 
will be considered in the next chapter, they had strong views on how ‘bad’ landlords 
should be treated: 
 

“You wouldn’t let a scabby dog live in them (poor rental properties) …. Rachman 
is still an issue at the bottom end of the market.”  (Landlord with smaller 
portfolio) 
 
“Some landlords really neglect their properties.  I’d be happy for bad landlords to 
be licensed… you’d think that they would like to look after their properties.”  
(Landlord with smaller portfolio) 

 
Most respondents we spoke to appeared to exhibit a long term commitment to being 
a landlord and took a long term view about their investment. Data gleaned from the 
questionnaire survey supports this finding, as when asked what was most likely to 
stop them continuing to be a landlord, only 12% of respondents responded that they 
never intended to stay in the sector long-term, as table 3.4 reveals. The issue of 
respondents’ future plans and commitment to being a landlord will be explored in 
more detail in chapter five.     
 
Table 3.4. Potential barriers to remaining a landlord  

% 
Barrier to 
remaining a 
landlord  

Newcastle Gateshead North 
Tyneside 

BNG 
Area 

All 
respondents 

Retirement 24 24 27 24 23 

Never intended to 
stay long-term 

9 8 12 8 12 

Not satisfied with 
returns 

13 13 10 10 12 

Too many difficulties 
with tenants 

24 21 22 24 24 

Too much regulation 22 26 19 25 22 

Other 9 7 10 8 9 

TOTAL 100 100 100 100 100 

n = 553  
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Figure 3.2. Potential barriers to remaining a landlord (all respondents)  
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Landlords’ approaches to planning for the future differed markedly. Some had 
devised business plans and long-term strategies and talked of having ‘x’ year’ 
business plans.  For example, one Gateshead landlord was in the second year of a 
seven year business plan while another respondent in the same area was in the third 
year of a five year plan.  Both these respondents were up-to-date with developments 
in the market and appeared to systematically and routinely collect information about 
the market.  As one of these landlords noted, one of the key ingredients to being a 
successful landlord was ‘knowing’ the market: 
 

“I think the key success factors are…. knowing your market and your tenants 
and establishing a relationship with tenants.”  (Landlord with medium sized 
portfolio)   

 

3.4. Challenges faced by landlords 

Most respondents we spoke to appeared to ‘enjoy’ being a landlord and highlighted 
some of the more obvious economic and social rewards that being a landlord could 
bring.  Some highlighted some less obvious benefits.  For example, for one socially 
isolated elderly Gateshead respondent, being a landlord offered him an opportunity 
to interact with the outside world through his involvement in the landlord forum and 
through the regular contact with his tenant.  And for a number of respondents, being 
a landlord also appeared to fulfil (in part) the function of being a ‘hobby’ and 
something to occupy their spare time.  
 
However, notwithstanding this, landlords of all sizes identified a number of issues 
which made being a landlord more difficult.  Five ‘difficulties’ were cited on a regular 
basis: 
 
� ‘problematic’ tenants;  

� finding and retaining tenants;  

� ‘bad’ letting agents;  

� maintaining and improving properties; 

� regulation and local authorities.  
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The first four of the issues are now considered in turn with the last issue, regulation 
and the relationship between landlords and local authorities, being explored in the 
next chapter.              
 

3.4.1. ‘Problematic’ tenants 

The most commonly cited difficulty encountered by landlords was ‘problematic’ 
tenants.  Although respondents cited a myriad of complaints about tenants, most 
could be categorised under two headings: (perceived) anti-social behaviour; and rent 
arrears.  
Complaints about tenants were most common amongst those landlords who rented 
properties to housing benefit recipients and students.      
 
Landlords reported a number of ways of dealing with this issue and their responses 
can be categorised into three groups:    
 
� putting in place an effective ‘vetting’ policy which ensured that they did not 

house ‘problematic’ families in the first place;    

� devising a lettings strategy that ensured that ‘problematic’ households were not 
located in close proximity to each other and were ‘dispersed’ throughout the 
community;        

� establishing close relationships with their tenants.   

 
Landlords employed a range of formal and informal techniques to ‘vet’ tenants.  
Vetting techniques included: using the vetting services offered by PRS teams; 
seeking full references from previous landlords; interviewing potential tenants; and 
undertaking credit reference checks.  
 
A numbers of landlords with larger stocks reported that they ‘managed’ their 
‘problematic’ tenants by ensuring that they were not housed close together:  
 

“I've learnt a lesson, not to house the same sort of people.  I try to mix them a 
little more.” (Landlord with medium sized portfolio) 
 
“I've been renting to a lot of Czechs and Poles, I think that's where they're from, 
and they always have loads of cars so residents weren't happy about the 
parking situation.  [Renting to a mix of tenants] is going to solve this I hope.” 
(Landlord with large portfolio)  

 
Several landlords reported that the best way to ‘manage’ ‘difficult’ tenants, and 
indeed to work with tenants in general, was to establish a meaningful relationship 
with them and to listen to what they had to say:  
 

“I think if a tenant comes to me saying: ‘I’ve got a cash flow problem’… and if 
they’re upfront with me I’m lenient with them.  And I say: ‘well you know, pay me 
when you get the money.’  And touch wood up to now it’s been very good, very 
very good.  I have a good relationship with my tenants in that respect.  I 
understand that they will have cash flow problems and they’re waiting for a 
grant, a loan or a, a student loan or something.  That’s ok.”  (Landlord with 
larger portfolio)  

 

Despite employing a range of techniques to deal with ‘problematic’ tenants, many 
landlords reported frustration, that despite their best efforts, they still had a number 
of ‘difficult’ tenants.  This appeared to be particularly the case for landlords who 
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rented to tenants on lower incomes, some of whom were perceived as being 
‘untouchable’ because they did not have financial resources to pay off arrears if they 
accrued:             
 

“At my end of the market, people (tenants) have got nothing to lose… even if we 
take them to court they can’t pay.”  (Landlord with larger portfolio) 
 

Some landlords reported informal practices for dealing with problematic tenancies.   
 
“I know landlords who have paid tenants £100 to get them to move out”. 
(Landlord with larger portfolio)   

 

3.4.2. Difficulties finding and keeping tenants  

Some landlords experienced problems letting their properties.  As table 2.1 in 
Chapter two illustrates, 40% of all landlords reported that they had experienced 
difficulties with 27% reporting that they had empty properties (see table 2.2). 
However, it must be emphasized that even in the healthiest of rental markets 
properties stand empty for short periods of time.   
 
Table 3.5. highlights the distribution of empty stock  by property type. As the table 
reveals, landlords with ‘city centre/ riverside apartments’ were most likely to report 
that they had empty properties, with 59% reporting that some of their stock was 
empty (all respondents: 27%).  Landlords who owned a ‘house(s) converted into self 
–contained flats’ or a ‘house(s) converted into bedsits’ were next most likely to report 
that they had empty properties, with 47% of respondents in both groups reporting 
that this was the case.                    
 
 
Table 3.5:  Empty Stock by Property Type     
 

% of Stock that is Empty   Property 
Type  

No empty 
properties 

Less 
than 
25 

26 – 
50 

51-
75 

76-
100 

Total 

Tyneside Flats  66 
 

26 3 1 3 100 

City Centre/ 
Riverside 
appartments  

42 53 3  3 0 100 

Other purpose 
built flats  

67 28 4 0 1 100 

Whole house 
occupied by 
single 
household  

65 26 4 1 4 100 

Whole house 
occupied by 
people sharing  

70 24 3 3 1 100 

House 
converted into 
self-contained 
flats 

53 43 4 0 0 100 

House 
converted into 
bedsits  
 

53 47 0 0 0 100 

All Property 
Types 

73 20 3 1 3 100 
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Landlords employed a range of measures to retain tenants. One measure, reported 
by a number of respondents, was to be responsive to the needs of their tenants,. For 
example, one landlord encouraged her tenants to make improvements to their 
homes and she was happy to reimburse them for the material costs of  doing so:      
 

“At the end of the day it’s their home… if they want to do improvements then I’ll 
pay for it.” (Landlord with smaller portfolio)       

 
And most landlords we spoke to reported that they had good relationships with their 
tenants and were prepared to respond to their complaints. However, one respondent 
had  a very different take on the landlord-tenant relationship: 
 

“Every day… tenants will always call landlords… it’s like complaining about the 
weather – it’s what they do.” (Landlord with smaller portfolio) 

 
Most landlords believed that if they provided better housing then not only would they  
be more likely to find tenants but they would also be more likely to retain them.  
They would also be able to attract ‘better’ tenants by doing so:  
  

“I’ve recently spent loads doing them up (her properties). I’m improving them 
because I get better tenants.” (Landlord with medium sized  portfolio) 

 
As table 3.6 reveals, landlords reported undertaking a range of improvements to their 
properties with the most common improvements being repairs to windows and doors 
(79%), exterior painting (75%), improvements to heating (72%), improvements to 
bathroom (71%) and improvements to kitchen (70%).     
 
Table 3.6. Type of Improvements  

% 

 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondent
s 

Exterior painted 78 81 71 80 75 

Repair to windows 
and doors 

82 84 82 83 79 

Repairs to roof 61 67 54 61 57 

Improvements to 
security 

49 47 40 47 44 

Improvements to 
lighting 

36 43 36 36 35 

Improvements to 
heating 

76 81 70 77 72 

Improvements to 
insulation 

37 34 36 36 34 

Improvements to 
kitchen 

72 80 72 77 70 

Improvements to 
bathroom 

75 80 69 78 71 

Other 23 28 27 24 25 

n = 509 
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Figure 3.3: Type of Improvements  
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3.4.3. Maintaining properties 

A number of landlords highlighted the maintenance and upkeep of their property as 
being another issue that they had to grapple with.  Some landlords complained about 
the time they had to spend maintaining their properties while others highlighted the 
costs of repairs and improvements as being an issue.  The latter was clearly the 
case for one respondent: 
 

“I felt really bad about the state of my properties… but I couldn’t afford to do 
anything” (Landlord with smaller portfolio) 

 
For whatever reason, it does appear that some landlords struggle to maintain their 
properties as 4% reported that their properties were in poor condition (see table 
3.2.).  
 

3.4.4. Letting agents  

Landlords taking part in the qualitative elements of the research held mixed views 
about letting agents.  This was clearly the case in the smaller landlord focus group 
where half of participants appeared to have enjoyed a good working relationships 
with those agents they had worked with, while the other half held very negative views 
about them.  One landlord was particularly critical of agents and referred to them as 
“licensed bandits!” 
 

“They (letting agents) are licensed bandits…the service they provide the tenants 
is shocking…they take money from both ends: the landlord and the tenant…it’s 
shocking.  The service they provide is horrific.”  (Landlord with medium sized 
portfolio)  

 
A similar dichotomy emerged amongst those landlords we interviewed.  Some 
landlords were so disappointed by their experience of using agents that they had 
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reluctantly taken on the management of their stock, yet others appeared impressed 
by the services provided by them:      
 

“As far as the housing (units) I have, I don’t manage them myself, I give them to 
agents to manage, simply because when I was working I didn’t have the time for 
it. But also I didn’t want to get into a close involvement with tenants. I thought 
that those aspects of being a landlord were far better done by agents than by 
myself.” (Landlord with larger portfolio) 

 
Quantitative data collected from the postal questionnaire survey suggests that in line 
with the view of the above respondent, most landlords that had used letting agents 
were happy with the service they received.  Indeed, of all the landlords that had used 
a letting agent, 83% described the experience as being ‘useful’, as table 3.7.  
illustrates.  
 
Nearly half (49%) of all landlords reported that they had never used a letting agent 
with those with properties in North Tyneside most likely to report that this was the 
case and those in Gateshead least likely to do so (52% compared to 39%).  Some 
47% of landlords with properties in the BNG area had never used a letting agent.          
 
Table 3.7: Landlords’ views of Letting Agents 

% 

Used an 
agent? 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondent

s 

Never used 47 39 52 47 49 

Used & useful  43 48 34 41 39 

Used & not 
useful 

7 9 9 7 8 

Don't know 3 5 4 4 4 

TOTAL 100 100 100 100 100 

n = 553 

 

3.5. Attitudes to Energy Efficiency and Affordable Warmth 
Initiatives    

Landlords at the smaller portfolio focus group did not appear to regard energy 
efficiency improvements to properties to be an important issue.  One participant had 
tried to access grants to improve the heating of several properties, and felt that 
restrictions made the schemes less successful: 
 

“You can only get grants if you’ve got DHS tenants and only in certain areas. 
Newcastle is not as good as Gateshead.” (Landlord with smaller portfolio) 

 
This contrasted with evidence from the larger portfolio focus group, at which 
participants saw greater energy efficiency as a worthwhile investment, both as a way 
of protecting their investment and a way of providing a better residential offer to 
tenants: 
 

“I think everything environmentally, for the tenants, it’s looking after your 
investment as well.  Tenants are more likely to stay.” 
 
“I make mine as energy efficient as possible.  I’ll make an effort to make them 
energy efficient.  We’ve had free roof insulation installed and energy efficiency 
measures taken on, WarmZone and things like that.” 
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“My [property] manager said on the properties we’ve renovated that the tenant 
now would almost demand double glazing, it’s just expected.” (Landlord with 
larger portfolio)  

 
Landlords reported that most tenants were not concerned about energy conservation 
per se but more interested in the size of energy bills:     
 

“… it’s more driven by finance than energy conservation, they don’t really make 
the link do they?  How much are the gas and electric bills, but they don’t really 
see it in terms of energy conservation whereas we’re probably more aware of 
that aspect of it.” (Landlord with medium sized portfolio)   

 
Those landlords that are making a transition into new higher-end rental markets 
thought that improving the energy efficiency and affordable warmth of their properties 
(particularly with new central heating boilers and systems and double-glazing) gave 
them a market advantage and appealed to prospective tenants.  However, location, 
amenity, features and size were regarded as more important factors: 
 

“I was just saying today I think I’m getting a record rent in our little area and it’s 
got the sash windows in, that’s what they want, sash windows, in my particular 
house.” (Landlord with medium sized portfolio) 
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4. Private Landlords, Local Authorities and 
Regulation 

 

4.1. Introduction   

This chapter explores landlords’ relationship with local authorities and associated 
private rented sector initiatives and unpicks their views on a range of issues including 
accreditation, landlords’ associations and mandatory and selective licensing.  
 

4.2. Accreditation Schemes  

Landlords were asked if they were a member of an accreditation scheme.  Table 4.1 
highlights their responses to this question. A little over one third – 37% - of all 
respondents were members of an accreditation scheme with nearly half – 49%- 
reporting that they were not.  Interestingly, 11% of respondents reported that they 
were not aware of an accreditation scheme while 4% were unsure if they were 
accredited or not.  
 
Breaking down the sample into the geographic sub-sets revealed a number of 
noteworthy findings.  For example, landlords with properties in Gateshead were most 
likely of the three local authority sub-samples to be a member of an accredited 
scheme whilst those with properties in North Tyneside were least likely to be (49% 
compared to 26%).  In terms of awareness of accreditation schemes, respondents 
with properties in North Tyneside were most likely to report that they were unaware 
of the existence of an accreditation scheme: 16% of respondents in this group fell 
into this category.  Given that the authority does not have a formal accreditation 
scheme, this finding is not surprising.  
 
Table 4.1: Membership of an Accreditation Scheme for landlords 

% 
Member of 
accreditation 
scheme? 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

Yes 37 49 26 43 37 

No 50 39 55 45 49 

Not aware 7 10 16 8 11 

Don't know 5 2 4 4 4 

TOTAL 100 100 100 100 100 

n = 553 

 
Respondents were asked how useful they found accreditation schemes and 
accreditation officers in terms of support and advice. As table 4.2 reveals, 
contradicting the results presented in table 4.1, only 31% of all respondents reported 
that they had used an accreditation scheme with nearly two thirds - 62% - reporting 
that they had never used one.  
 
Significantly, of those respondents who had used an accreditation scheme, most 
appeared to have found the experience beneficial with 29% reporting that this was 
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the case compared to only 2% who had not found the experience useful. Indeed, 
94% of respondents who had used an accreditation scheme found the experience 
beneficial. The view of one respondent was typical of many:     
 

“I thought the accreditation scheme was excellent. This is  my personal opinion. 
I thought it was brilliant. I thought the support there… the guy who was working 
with us… was brilliant. He came down to the properties, had a look, to get them 
accredited… he was just really supportive towards us.”  (Landlord with medium 
sized portfolio). 

 
In line with the findings presented above, respondents with properties in Gateshead 
were more likely to have used an accreditation scheme with those in North Tyneside 
least likely to have used one (44% compared to 19%). Some 38% of respondents in 
the BNG area had used an accredited scheme.       
 

Table 4.2: Usefulness of Accreditation Schemes/ Officers   
% 

How useful?  
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Never used 59 49 74 56 62 

Used & useful  32 40 16 35 29 

Used & not 
useful 

3 4 3 3 2 

Don't know 6 7 8 6 7 

TOTAL 100 100 100 100 100 

n = 553  

 
Landlords identified a number of benefits that accrued from accreditation.  In order of 
importance they were: 

 
� financial benefits (for example, grant-aid and cheaper services); 

� a competitive advantage in terms of attracting tenants and according to letting 
agents interviewed there is an emerging, identifiable, two-tier market in the 
region between accredited and non-accredited properties; 

� recognition of property and management standards; 

� good quality service offered by projects. 

 
Many landlords saw a particular role for accreditation at, what was described as, the 
‘bottom end’ of the private rented market .         

 
“I think there needs to be accreditation, yes, but for only at the bottom end of the 
market, for bad landlords.  The professional market regulates itself.”  (Landlord 
with smaller portfolio) 

 
Accreditation was also regarded by many respondents to be a more effective 
‘regulatory tool’ than mandatory licensing.  Certainly interventions that relied on a 
partnership and voluntary approach were much better received by landlords than 
those that were perceived to be ‘regulatory’ in nature, such as mandatory licensing. 
 
While a number of factors have contributed to the success of accreditation schemes 
in Newcastle and Gateshead, the perceived ‘independence’ of these initiatives has 
undoubtedly been a significant contributory factor:      

 

“I think they're impartial.  I think they're more accessible as well.  They're not 
based at the Civic Centre you know.  You can call into their office and speak to 
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someone who knows your situation.  I suppose that's a good thing.  Not sure I'd 
ever walk into the Civic Centre for that.” (Landlord with larger portfolio) 

 
Most respondents did not perceive accreditation to be a local authority initiative and 
‘the council’ was more likely to be associated with regulation and enforcement. The 
separation of these perceived roles has clearly been beneficial for engaging with 
landlords and is likely to continue to be so.   
 
Another factor contributing to the success of accreditation initiatives was the 
perceived excellence of the officers who worked on them, who were seen by 
landlords as being approachable and responsive to their needs. The stability of 
teams and retention of key staff is therefore an important factor in developing an 
accreditation scheme. 
 
Before turning now to the Newcastle private rented project, it should be noted that 
the issue of accreditation is revisited in the next chapter when the characteristics of 
accredited and none-accredited landlords are explored.  

 

4.3. Perception of the Newcastle Private Rented Project 

Respondents were asked what they thought about the Newcastle Private Rented 
Project.  As table 4.3 illustrates, most of those landlords who had interacted with the 
project had found the experience useful and 91% of respondents with properties in 
Newcastle who had come into contact with it had had a positive experience. More 
than half of respondents with properties in Newcastle (55%) had not been in contact 
with the project: nor had 63% of landlords with stock in the BNG area.  
 
Table 4.3: Usefulness of the Newcastle Private Rented Project      

% 

How useful? 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Never used 55 78 77 63 70 

Used & useful  38 10 14 29 21 

Used & not 
useful 

3 2 2 2 2 

Don't know 4 10 7 7 6 

TOTAL 100 100 100 100 100 

n = 553  

 

4.4. Perception of the Gateshead Private Rented Sector Team  

As table 4.4. reveals, 58% of landlords with properties in Gateshead had not used 
the Gateshead Private Rented Sector Team (GPRST). However, of those 32% who 
had used the team most found the experience beneficial. Indeed, 94% of landlords 
who had used the team had enjoyed a positive experience.  
 
Table 4.4: Usefulness of the Gateshead Private Rented Sector Team       

How useful? 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Never used 81 58 87 71 77 

Used & useful  10 32 5 19 14 

Used & not 
useful 

1 1 1 1 1 

Don't know 7 9 7 9 8 

TOTAL 100 100 100 100 100 
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4.5. Perception of Local Authority Departments 

Respondents were asked how useful they had found ‘local authority departments on 
an ad hoc’ basis’ in terms of support and advice.  As table 4.5. shows, more than half 
of all respondents (55%) had never been in contact with a local authority department 
on ad hoc basis. Of those that had done so, most had found the experience positive. 
And of all those landlords that had been in contact with a department, more than 
three-quarters (76%) had found the experience useful.  
 
Turning now to the three geographic sub-sets, landlords with properties in North 
Tyneside were least likely to have been in contact with a local authority department 
and more likely to have had a negative experience when they did contact the council: 
30% of respondents fell into this category.  
 
Table 4.5: Usefulness of Local Authority Departments  

% 

How useful? 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Never used 53 46 56 51 55 

Used & useful  32 34 28 32 29 

Used & not 
useful 

10 10 12 9 9 

Don't know 6 11 4 9 7 

TOTAL 100 100 100 100 100 

n = 553  

 
Figure 4.1: Usefulness of Local Authority Departments (all respondents)  
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4.6. Overall Perception of Local authorities and Private 
Rented Sector Initiatives   

 
Most respondents we contacted saw their local councils in a positive light 
and shared the same view as one landlord: 
 

“I’ve had a really positive experience of working with the local authority. They 
provide really good support and advice.” (Landlord with smaller portfolio)  

 
However, there was a vociferous minority that were highly critical of them and the 
views of one respondent were typical of many across all three local authority areas:  
 

 “There’s no one from xxx Council that I would consider to be any good. For 
example, they brought me a single mother with five kids and said could they 
stay in a two bed flat. That, surely, by their own standards is illegal?” 

 
Some of this antipathy towards local authorities by landlords appears to have been 
driven by a misguided belief that it was ‘the Council’, and not central government, 
that imposed regulations on them. In addition, a number of respondents reported that 
they ‘just wanted to be left alone’:         
 

“I just want to collect the rent… I don’t want x local authority telling me what to 
do… If things go wrong?, well I just contact my solicitor straight away.” (Landlord 
with medium sized portfolio) 
 
“The council is a toothless monster… I don’t have anything to do with the 
council. If I don’t have good properties then people won’t rent from me.” 
“I don’t want some smart x advice from someone at x (case study local 
authority).” (Landlord with smaller portfolio)  

 
Local authorities were also criticised by some respondents for not allocating 
sufficient resources to the private rented sector. And one landlord was unhappy 
about the perceived failure of local authorities to work together: 
 

“In an area as compact as this there should be more cooperation and interaction 
between landlords. Why isn’t there a regional register? Why isn’t there a 
regional policy? There needs to be more partnership working.” (Landlord with 
smaller portfolio)  

 

4.7. Landlords’ Associations   

As table 4.6. illustrates, more than half (51%) of all landlords surveyed had at some 
point taken support and advice from a private landlords’ federation. And most (90%) 
landlords had found this experience a positive one:   
 

“(Being in a Landlords' Association) is a real benefit for me… I keep chipping 
away at the rent officer… when I have a problem, I go straight to the 
association… the association lets me know of the things out there that might 
help me as a landlord.. it’s a defence mechanism for me.” (Landlord with smaller 
portfolio) 

 
Respondents identified a number of benefits that accrued from joining an 
association. These included the mutual support that membership brought and the 
sharing of experiences, knowledge and information, particularly about tenants and 
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new legislation.  One landlord reported that he also used the association as a way of 
‘vetting’ prospective tenants.          
 
Some 44% of all respondents had not used an association and landlords with 
properties in North Tyneside were most likely to fall into this category: 58% did.  
Conversely, respondents with properties in Gateshead were most likely to have 
engaged with a landlords’ association with 62% having done so.  Once officer there 
attributed the high level of engagement in the borough to the fact that the local 
association was facilitated by the authority, with the landlord support officer being an 
officer of the council.   
 
Table 4.6: Usefulness of Private Landlords’ Associations     

% 

How useful? 
Newcastle Gateshead North 

Tyneside 
BNG Area All 

respondents 

Never used 42 34 58 40 44 

Used & useful  50 58 32 52 46 

Used & not 
useful 

3 4 6 3 5 

Don't know 5 4 5 5 5 

TOTAL 100 100 100 100 100 

n = 553  

 
One landlord noted that it was new and inexperienced landlords who could benefit 
most from being in an association:   
 

 “I think it would have been a real benefit to me to have been a member actually 
in the early days because, a lot of things really that we had to put right with our 
charity and it took me about four years into the job before I could turn my 
attention to the properties the charity owned and when I looked into the situation 
found that on the whole they were in a terrible state of repair and we actually 
dismissed our property managers and got a new set in which was when things 
began to improve.  Perhaps if I’d been a member of an association I might have 
been able to highlight some of these problems earlier and get some good advice 
on what to do.”  (Landlord with larger portfolio) 

 
While most landlords recognised the benefits that associations brought, one 
questioned whether the organisation of landlords’ associations should be funded 
through the public purse:  
 

“Why should the local authority subsidise it (the landlords’ association)? I pay 
council tax…. the council shouldn’t pay for it (the landlords’ association) 
because we’re all in it to make money.” (Landlord with smaller portfolio)       

 
According to respondents from several associations, there may be opportunities to 
increase the membership of landlord associations by offering discounts on licensing 
schemes.  This could be a good way of raising engagement and professionalism in 
the sector, and perhaps extending the reach to landlords who would be wary of 
liaising with the Council. 

 

4.8. Guidance Requirements 

Respondents were asked to identify those issues that they would like more guidance 
about.  As table 4.7 reveals, perhaps not unexpectedly, the most commonly cited 
issue was ‘accessing grants and discounts’, which was cited by 72% of respondents.  
The next most common area that respondents wanted guidance on was ‘vetting 
potential tenants’ (45%) followed by ‘training for landlords’ (34%) and ‘dealing with 
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anti-social behaviour’ (30%).  A similar pattern was revealed when the sample was 
broken down into geographic subsets.  
 
Table 4.7: Guidance Requirements   

% 

Require 
guidance on:  

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

Letting 
properties 

32 29 33 29 30 

Managing 
properties 

24 21 22 25 23 

Joining an 
accreditation 
scheme 

26 28 30 26 25 

Drawing up 
tenancy 
agreements 

28 29 27 28 29 

Vetting 
potential 
tenants 

45 47 45 46 45 

Dealing with 
anti-social 
behaviour 

39 46 43 41 39 

Training for 
landlords 

38 39 30 36 34 

Accessing 
grants and 
discounts 

73 74 72 72 72 

Other 13 12 11 12 13 

n = 553 

 

4.9. Awareness of New Legislative Measures  

Landlords’ awareness and understanding of the new regulations introduced by the 
2004 Housing Act varied greatly.  Generally: 
 
� smaller landlords were poorly informed.  At the smaller landlords focus group, 

only two out of eight landlords had any understanding of how new regulations 
would be introduced. 

� members of landlord associations were more aware of new regulations.   

� most landlords with HMOs were aware of new regulations and most appeared to 
be working towards a license.  

 
Selective Licensing proposals in Gateshead (Sunderland Road) appear to have 
permeated only to members of the Gateshead Private Landlords’ Associations, who 
are generally in favour of the proposals. Perhaps surprisingly, given the extensive 
efforts of Gateshead Council to contact all landlords affected by Selective Licensing, 
most other landlords who may be affected by the initiative were both unaware of the 
plans and were largely unaware of the differences between Selective Licensing and 
the Compulsory Licensing of HMOs.  
 
It is fair to say, however, that when interviewers informed respondents about the 
licensing measures, most had deep concerns about them. And it was an issue that 
landlords appeared to be feel strongly about:     
 

“People are getting hot-under-the-collar about mandatory licensing, claiming that 
they'll do this and that to get out of it.” (Landlord with medium sized portfolio) 
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4.9.1. Mandatory Licensing 

The compulsory licensing of houses in multiple occupation (HMO) under the Housing 
Act 2004 is currently underway.  The effects of this will be felt most profoundly in 
Newcastle, which has approximately 2000 HMOs, but it may also impact on the 
rental markets in Gateshead and North Tyneside. 
  
Unfortunately, it appears that at this stage there is little ‘good news’ to report 
concerning the process of HMO Licensing.  A number of issues emerged from the 
landlord interviews and focus groups.  These included: 
 
� the opposition of most landlords to the concept of licensing; 

� the potential impact of the initiative on the private rented sector in certain areas 
and rental markets;  

� landlord dissatisfaction with how the initiative was being implemented. 

 
Many experienced landlords question the extent to which HMO Licensing is 
necessary and whether it is the most effective way of increasing standards in the 
private rented sector.  The new Act's definition of licensable HMOs (three storeys or 
more with five or more occupants) has, particularly in Newcastle, redefined a 
sizeable number of properties as HMO.  Typically landlords disagree that this type of 
property is a higher risk than other properties occupied by single households: 
 

“These properties have never been HMOs in my mind.  It's a home, the houses 
are open just like my home.  They're just houses, the way they were built, the 
way they've been for 120 years nearly.  It's really upset me this mandatory 
licensing.”  (Landlord with larger portfolio)  

 
Several landlords correctly recognised that safety factors has been behind the  
introduction of  mandatory licensing.  However, they questioned the effectiveness of 
mandatory licensing as a tool for improving the safety of properties in the private 
rented sector: 
 

“You know they’re homes, but they’re also safe.  Because we’re also obviously 
very concerned about the safety of the tenants as well.  So they are as safe as a 
family home would be because of the nature of how the properties are.” 
(Landlord with medium sized portfolio)   

 
Most of the landlords interviewed are aware that are some properties in very poor 
condition and that "death traps" do exist in the area.  In this respect there was some 
support for Mandatory licensing.  Some landlords felt that the costs of licensing was 
a ‘fair’ price to pay to improve the private rented sector, and others were convinced 
that licensing would solve the problem of poor and unsafe rental properties.  
However, others were not convinced about mandatory licensing:    
 

“Some (properties) need attention but I think there maybe have been another 
way of going about it rather than using something as onerous as mandatory 
licensing.” (Landlord with medium sized portfolio) 

 
And some were unhappy about the cost to them of the initiative:  
 

“It's gonna cost me a fortune.  I can't see myself making a penny this year, but 
I've got to do it if these properties are going to be worth keeping long-term.”  
(Landlord with larger portfolio)  
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There is a question-mark over whether mandatory licensing will effectively tackle the 
problem of poor property conditions because there is a danger that  'bad landlords' 
will simply change their letting strategies and side-step the requirement. One 
landlord thought that this was already happening: 
 

“I’m aware of houses that people shouldn’t be living in but these probably won’t 
be addressed by this mandatory licensing because the landlord’s either put four 
tenants in or they’ll put a family in. And I’m aware of a house which is a six 
bedroomed house which hasn’t even got a wall between the kitchen on the 
ground floor. And the bedrooms’ are at the top… never mind a fire door. And yet 
he (the landlord) has put a family in there. And it’s a lovely house… he’s put a 
family in of six. The father’s epileptic. They all smoke like chimneys. To me 
they’re the losers out of all of this. They’re living in a absolute fire trap… this 
housing will not come under the licensing.” (Landlord with larger portfolio) 

 
In addition to the strategy employed by the above landlord, a number of strategies for 
circumventing mandatory licensing were cited by landlords: 
 
� reduce the number of lets to four people without making any changes to the 

property. 

� reduce the number of lets to four households or less by undertaking 
renovations.  In general this strategy involves changing to higher rental markets. 

� sell the property. 

� ignore the mandatory licensing (three landlords stated that they were aware of 
others likely to adopt this strategy). 

 
At this stage it is too early to assess the extent to which landlords will employ these 
measures. With regard to the likelihood of a significant number of landlords selling-
up as a result of licensing, the 'burden of capital gains tax' may prevent this from 
happening on a large scale.  Also, the market for such properties may be suppressed 
by the introduction of licensing: 
 

“There’s a price check in say Jesmond actually, I think there will be a check in 
the purchase price of some properties and I think some landlords are going to 
get stuck.” (Landlord with larger portfolio)    

 
There were concerns that as a result landlords in some areas, such as Heaton and 
Jesmond, would not sell-up and instead re-think their letting strategies, with possible 
unwelcome consequences for the local community:    
 

“… talking to other people, you know they’re saying that rather than sell these 
properties, 'cause maybe they can’t because they’ve come down in value, that 
they will stick in families, the bigger families, probably less desirable families, 
and they’ll have a field day in Jesmond because you can put a family of 6 or 8 in 
a big house in Jesmond, you won’t have to license it”. (Landlord with larger 
portfolio) 

 
The process of implementation has, according to many landlords, had some serious 
flaws. 
 
� Some respondents felt that landlords had not been consulted sufficiently by local 

authorities about the initiative: 
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“They’ve not invited landlords to participate in licensing, whereas some cities 
have; some cities have located the licensable properties and they’ve written to 
the landlords and said ‘look we think you’ve got a property that needs licensing, 
this is what you might need to do and we’ll do a pre-inspection to see whether it 
needs licensing’.  Newcastle have got a list of properties but they haven’t 
contacted the landlords.” (Landlord with medium sized portfolio)  

 
However, other landlords were quick to praise the efforts made by local authorities to 
consult landlords over this issue and a number spoke highly of the seminar in March 
2006, at the Gosforth Marriott Hotel, arranged jointly by the NPRP and Gateshead 
Private Rented Sector Team. 
 
� time-frames for implementation were perceived as being inadequate. 

� approved locks and other items were unavailable within the time period 
permitted. 

 
Two landlords at the Larger portfolio focus group believed that Newcastle's approach 
to mandatory licensing was a clear attempt to curb the private rented student market, 
after failure to implement ‘draconian’ planning measures: 

 
“I think this is why Newcastle city council have chosen to take this licensing to 
such a level. They tried the planning route to stop student numbers. They tried 
controlling velux windows which failed. They had this planning route which has 
failed and now I believe they’ve taken this licensing to the highest level to 
discourage development for students, or conversion.  You know a lot of students 
live in these types of houses.” (Landlord with medium sized portfolio) 
 
“And they’re encouraging the university to build more accommodation blocks for 
students, obviously without getting paranoid, you sometimes feel there is a lot of 
discrimination against private landlords.  I often think that it’s very subjective you 
know, whether it’s actually happening or not but we just seem to be being hit 
from all angles because it has been, landlords have noticed it much more 
difficult over the past two years to let to students.” (Landlord with larger portfolio) 

 
Despite mandatory licensing being a government initiative, many landlords thought 
that its on-going implementation had had a negative impact on their relationship with 
the council. This was particularly the case for those landlords who had formed close 
relationships with their local authority through accreditation schemes, landlord 
forums or landlords’ associations. However, both the NPRP and the GPRST remain 
highly regarded by those who have had contact with them and their strong 'brand' 
and distinctiveness (from the Council) will help to negate any potential dis-
engagement of landlords due to licensing.  It may, however, make it more difficult to 
attract non-engaged landlords to accreditation. 

 

4.9.2. Selective Licensing  

At the time of the research, only one neighbourhood in the study area was ear-
marked for selective licensing: the Sunderland Road area of Gateshead. At the 
behest of the project steering group, who were concerned that the research could 
exacerbate any fears that landlords might have about selective licensing being 
extended, the issue was only raised with landlords with properties in and around this 
area.  
 
Landlords were first asked whether they were aware of the proposals for selective 
licensing in the Sunderland Road area. It appeared that only members of the 
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Gateshead Private Landlords’ Association (GPLA) were. Members of the GPLA 
appeared to support the proposals:     
 

“I do agree with licensing if it’s going to make an area better.  There are some 
good landlords who really suffer the stigma of the bad ones.  [Selective] 
Licensing will be a good thing for the area.  I just know that there are landlords 
who won't respond to anything else.” (Landlord with larger portfolio) 
 
“Something needs to be done about the poor landlords and the terrible houses.  
I hope it works.  From what we know, the better landlords don't have much to 
worry about.” (Landlord with medium sized portfolio) 

 
However, one member did have a reservation: 
 

“If the better landlords have to be licensed too, I can see there being some stiff 
opposition to it.  It might be a long-winded and troublesome way of dealing with 
a few bad landlords.” (Landlord with medium sized portfolio) 

 
A number of key ‘stakeholders’ interviewed as part of the study noted that selective 
licensing would impact negatively on the operations of some landlords in the 
Sunderland Road area: 

 
“There is a concern for some landlords that refuse to repair their properties and 
will get big bills when selective licensing comes in and some won’t have the 
money to pay them.” (Letting agent) 
 
“If selective licensing is introduced a lot of landlords won’t be able to afford it.  
They are investors and businesses and don’t necessarily have a lot of money, 
there is little margin on cheaper properties.” (Estate Agent) 
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5. Landlords’ Future Stock Strategies  

 

5.1. Introduction   

This chapter explores landlords’ future plans. The first section focuses on where they 
plan to invest while the second highlights the characteristics of two key landlord 
groups: those that intend to increase the size of their portfolios and those that intend 
to do the opposite.                 
 

5.2. Landlords’ Future Stock Strategies     

A number of key stakeholders, and some landlords, we spoke to as part of the 
qualitative element of the research were quite pessimistic about the future of the 
private rented sector in the conurbation and thought that  many landlords would be 
forced to sell-up as the market became over-saturated:  
 

“I would agree I think a lot of private landlords are going to be selling up, the 
private landlord market will actually be forced to narrow because they’re just not 
going to get the tenants for the larger houses.”  (Landlord with medium sized 
portfolio)  
 
“I think there’s a really problem about over-supply and there’s more 
developments being built. Me and xxx predicted that this would happen a couple 
of years ago and I think we’ve been proved right…. unless people want to keep 
their properties empty then they’re going to have to drop their rents or leave” 
(Letting Agent) 
 
“The market is saturated and some people will get their fingers burnt.” (Landlord 
with smaller portfolio) 

 
However, while these views may well be proved to be correct, it appears that most 
landlords are optimistic about the future of the sector. And if their views are taken at 
‘face value’, and the (huge) assumption made that landlords will actually act on their 
plans, then data gleaned from the postal questionnaire suggests that far from 
contracting, the sector is likely to expand in the next two years.  
 
Landlords were asked the following question: “Thinking about all your lettings in 
Newcastle, Gateshead and North Tyneside, do you think that in the next two years 
the number of lettings you have will increase, decrease or remain about the same?”  
As table 5.1. illustrates, half of all landlords thought that their portfolios would remain 
about the same size. Significantly, those landlords who thought the size of their 
stocks would increase outnumbered those who thought their portfolios would 
decrease by two to one: 26% of respondents fell into the first category compared to 
13% in the second. More than one in ten landlords (11%) were unsure what would 
happen to the size of their stock.  
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Table 5.1. Landlords’ Future Stock Strategies  
   % 

 
Stock 
Strategy  
 

Newcastle Gateshead North 
Tyneside 

BNG Area All 
respondents 

Increase 29 34 31 29 26 

Decrease 10 15 13 14 13 

Remain the 
same 

50 40 48 46 50 

Don't Know 11 12 7 11 11 

TOTAL 100 100 100 100 100 
 

n = 553  

 

Figure 5.1. Landlords’ Future Stock Strategies  
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The 144 respondents that reported that they would be increasing their stock over the 
next two years were asked in which areas they were likely to do so. Although their 
responses to this question should be treated with some degree of caution, as the 
‘meaning’ attached to the areas cited will clearly differ between respondents and 
‘intentions’ do not always translate in ‘actions’, as numerous studies have shown,  
their responses do provide an interesting insight into future investment strategies in 
the conurbation.      
 
Some landlords did not cite an area. However, of those 119 that did the most 
commonly cited ‘area’ was Gateshead, and this was highlighted by 31 landlords. 
Landlords gave four main reasons for wanting to increase their stock in this area. 
These were:  
 
� the proximity of the area to Newcastle city centre; 

� the good return on investment that could be achieved in the area because of the 
relative affordability of housing and the comparative buoyancy of the rental 
market; 

� the positive impact that regeneration programmes were having on the area;      
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� the area was well known by landlords who often already had property in the 
area which therefore made the management task easier (this factor was cited by 
landlords in all the investment areas identified).      

 
A letting agent provided further insight into the popularity of the area: 
 

“(The) Gateshead (market will grow) because of its location. It’s just over from 
the city centre and there are two bridges. And Newcastle has excellent road 
links….. I think some of the new build developments in Gateshead will do really 
well: they’re reasonable priced and the rents are OK.“ 

 
Seven other areas were cited by more than five respondents: Newcastle (14); North 
Shields (10); Heaton (10); Jesmond (7); Fenham (7); Bensham (5) and Wallsend (5). 
As one might expect, given the magnitude of the geographical area of ‘Newcastle’, 
respondents who cited it gave a range of disparate reasons for their decision. 
Factors attracting landlords to North Shields included the relatively low cost of 
properties in the area and the good return that could be achieved on investments. 
For landlords thinking about increasing their stock in the Heaton and Jesmond areas, 
again it was the perceived good return on investment that could be achieved in the 
neighbourhoods that appeared to be behind the popularity of the area plus the 
(‘good’) ‘quality’ of tenants. In Fenham, in addition to these two factors, a number of 
respondents reported that the perceived improvement of the area had made it 
attractive to them.   
 
For residents looking to invest in Bensham12, it was the relative affordability of 
housing in the area and the buoyancy of the local rental market that made it  
attractive to them.  The improvement programme being undertaken in the area was 
another factor contributing to its relative popularity with investors. In Wallsend, the 
relative affordability of housing and the associated perceived good return on 
investment were the main factors which attracted the landlords who cited the area.                                           
 
The 71 landlords who reported that their portfolio would decrease in the next two 
years were asked in which areas they would reduce their stock.  Again, some 
landlords did not provide a response to this question. Of those that did, the most 
commonly cited areas were Bensham and Benwell13, which were both highlighted by 
nine landlords. Of those landlords who cited the former area, six reported that they 
were decreasing their stock because their property was going to be demolished, 
while three attributed their decision to concerns about ‘bad’ tenants and anti-social 
behaviour in the neighbourhood. Landlords who reported that were going to reduce 
their stock in Benwell gave a range of reasons for doing so, with only one reason – 
problematic tenants – being cited by more than one respondent.                                   
 
The issue of landlords’ future investment strategies was also explored in the 
qualitative element of the project. A number of landlords, and some key 
stakeholders, thought the city centre housing market was now saturated. One letting 
agent was particularly concerned about the future of riverside developments, and 
attributed falling rents in the area to an influx of Irish investors:       
 

“There’s a problem with the one and two bed apartment market in the city 
centre. What’s happened there has been lots of investment from outside 

                                                
12

 The DCHR  study notes Bensham remains popular with investors:  “Whilst Bensham remains an 
area popular with investors (local and national)…”   (p. 10)    
13

 Of Benwell, the DCHR (2006 p. 15) study notes:  “Whilst investors are still thought to be active in 
the area, it was suggested that a significant number of investment properties remain empty giving a 
run down appearance which might dissuade potential investors. The demand for rental 
accommodation is still high although the full implications of the HMO legislation remains unclear.”     



  46 

investors and Irish investors in particular…Irish investors have been buying stuff 
off-plan… you see it in developments like Marconi House in the 55 Degrees 
North development…. rents in the Quayside area have fallen in the last year. A 
year ago, you could get £750/ 800 (per month) for a furnished flat but now you’ll 
only get £600… people who have bought there are now trying to sell on…. I met 
this Irish investor who had a flat in the Quayside. He wanted to rent it out for 
£850 but I told him that he’d only get £650, so he went with another agent…. 
eight months later I bumped into him and he told me that he couldn’t let his flat 
out and was forced to drop his price to £650!! …some landlords are really 
struggling and some are losing £200 - £300 per month” 

 
In a similar vein, another stakeholder saw the increasingly prevalence of student lets 
as being a signal that the local rental market was in decline:  
         

 “Things are getting so bad in the Quayside now that properties are being 
advertised to students… that’s always a bad sign.14”   

 
One landlord was ‘amazed’ that landlords were buying properties in the city centre as 
he felt that many would lose money on their investments15:    
 

“I’m amazed that in the modern blocks of flats that are currently being built there 
(the city centre) people are buying them as an investment to let.  And I think on 
the face of it it’s a dead loss. They are borrowing money… say.. a quarter of a 
million pounds… for a flat.. and the flat’s let say at £1000 a month for 
argument’s sake. So they’re getting a gross return of somewhere in the order of 
6%. But then they’ve got to allow for voids. They’ve got to allow for if they’ve got 
an agent collecting. They’ve got to pay the agent 10% of the rental income. 
They’ve got to allow for advertising when the flat’s empty to let it, and so on and 
so forth. So there are expenses on it. And if they’re borrowing money at 6% -  
just in terms of rental income they’re losing money rather than making anything 
on it. And indeed if you look around at many of these blocks of flats you see 
boards up to let, to let, to let…”  (Landlord with larger portfolio) 

 
However, most of the 36 landlords identified in the postal questionnaire survey with 
apartments in the city centre or by the riverside appeared upbeat about their own 
prospects, as more than half – 20 – thought their portfolios would increase in size 
over the next two years (see table 5.2), with relatively few reporting a clear intention 
to invest in other sub-markets. And only two reported that they expected to reduce 
the size of their stocks. (Further discussion about the correlation between stock 
strategy and property type can be found in the next section).               
 
Table 5.2: Stock Strategy of Landlords with City Centre/ Riverside Apartments     
 

Stock strategy 
 

Increase Remain 
the same   

Decrease Don’t 
know 

TOTAL  

 
Stock  
Strategy  

                                             % 

City centre/ 
Riverside 
apartments  

56 31 6 8 100 

n= 36  

                                                
14

 This finding is consistent with those of the on-going evaluation of students and graduates 
commissioned by BNG, which found that the student population in the Quayside has grown 
considerably in recent times.         
15

 The DCHR survey of estate agents also raised questions about the future of the private rented 
sector in the city centre, with particular concerns raised about the future of the Quayside.     
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5.3. The Characteristics of Landlords who Plan to Increase or 
Decrease their Stock    

In order to gain a clearer insight into how the private rented sector in the conurbation 
may change in the future, attention turns here to profiling landlords in terms of their 
stock plans, with particular attention focusing on identifying the key characteristics of 
those landlords who plan to increase or decrease their stock.   
 
Turning first to the correlation between stock size and stock strategy, larger landlords 
were much more likely to report that they were going to increase the size of their 
stock, as table 5.3. illustrates: 45% of landlords with between 11 and 50 properties, 
and 57% of respondents with more than 50 properties, reported that were going to 
increase their portfolios compared to only 7% of landlords with one property who 
responded in the same way.  
 
A number of key stakeholders we interviewed believed that many small landlords 
would leave the sector in the next few years.  
 

“I think you’ll see smaller landlords leaving the market with bigger ones holding 
on to their stock and taking a long term view.” (Estate Agent) 

 
Most small landlords did not share the same view and only 8%  with one property,  
and 16% with between two and four properties, reported that they would decrease 
the size of their portfolio.                        
 
Given that larger landlords were no more likely than their smaller counterparts to 
report that they were going to reduce their portfolios, and that overall, ‘increasing’ 
landlords out-numbered ‘decreasing’ ones by two one, this reinforces the view that, 
all other things being equal, the private rented sector will grow in the conurbation in 
the next two years, especially if the steady flow of new landlords joining the sector 
continues.              
 
Table 5.3:  Stock strategy by size of landlord    
 

Number of properties 
 

1 only 2 - 4 5 -10 11-50 50+ 

 
Stock 

Strategy  

% 
Increase 

 
7 22 34 45 57 

Remain the 
same 

 

66 53 43 33 30 

Decrease 
 

8 16 15 17 7 

Don’t know 
 

19 9 7 5 7 

TOTAL 
 

100 100 100 100 100 

n= 553 

 
A number of respondents, both landlords and key stakeholders, believed that many 
‘newer’ landlords would leave the private rented sector as it became more 
competitive and over-saturated. However, most ‘newer’ landlords appeared to have 
no intention of leaving the sector as table 5.4. clearly illustrates: only 14% who had 
been a landlord for less than six months, and 5% who had been a landlord for 
between six months and a year, thought that their portfolio would decrease in the 
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next two years. And more ‘newer’ landlords actually thought their stocks would 
increase: 29% of the newest landlords and 21% of respondents who have been 
landlords for between six months and a year fell into this category.                        
 
Table 5.4: Stock strategy by time spent as landlord  

Length of Time as Landlord 
 

Less than 
6 months 

6 months 
but less 
than  1 
year 

1 year but 
less than 
2 years 

2 years 
but less 
than 5 
years 

5  years or 
more    

 
Stock 
strategy 

                                                    % 

Increase 
 

29 21 25 37 23 

Remain the 
same  
 

43 47 50 41 53 

Decrease 
 

14 5 8 11 15 

Don’t know  
 

14 26 17 12 10 

TOTAL 
 

100 100 100 100 100 

n = 553  

 
Turning now to the issue of sub-markets within the sector, a number of landlords we 
spoke to as part of the qualitative element of the research believed that the student 
market in the conurbation was saturated and likely to contract in the future as the 
area’s two universities provide more purpose built accommodation for their students: 
 

“Student areas like Jesmond have been hammered by students and the village 
feel there has gone.  There are going to be a lot more students coming to 
Newcastle… the universities have plans to recruit 30k more, and this is going to 
have a real affect on the market” (Landlord with smaller portfolio) 
 
“The [student] market is saturated and some people will get their fingers burnt.” 
(Landlord with smaller portfolio) 

 
However, data collected from the postal questionnaire survey suggests that relatively 
few landlords with student properties plan to reduce their portfolio – only 8% reported 
that they would do so in the next two years, as table 5.5. reveals. And more than a 
third (34%) reported that they would increase the size of the stocks although it 
should be noted that some of this investment is likely to be in other sub-markets.     
 
A number of respondents in the qualitative element of the research believed that the 
young professional market was likely to grow in the future.    

 
“I think young professionals is the group that will increase in lettings and I think 
they’re looking for smaller units. So I think two or three bedroom flats will 
become popular… I mean I already see the trend that they’re wanting to live in a 
smaller unit. So I think the large shared houses … will revert to family 
accommodation, either rented or owner occupied.” (Letting agent) 

 
Data gleaned from the postal questionnaire survey clearly supports this assertion 
because landlords that housed young professionals had the most ‘positive’ plans of 
all the landlord types identified in table 5.5: landlords in this group with plans to 
increase their stocks outnumbered those that planned do the opposite by more than 
four  times (35% compared to 8%).                   
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A number of stakeholders, and some landlords, were of the view that the (so-called) 
‘bottom end’ of the private rented sector, which housed tenants on housing benefit, 
would contract in the future:          
 

“The DSS sector (may contract) … once the legislation (Local Housing 
Allowance) comes in where housing benefit cannot be paid to the landlord. I 
think that will cut out a huge number of landlords who let to DSS, so what’s 
going to happen there I don’t know.” (Letting agent) 

 

However, only 18% of landlords with housing benefit tenants thought that they would 
reduce their portfolio with a greater proportion (31%) reporting that they would do the 
opposite.     
 
Table 5.5: Stock Strategy by sub-market 

Sub-market 
 

Students 
 

Young 
professionals  
 
 

Low 
Income  

Housing 
Benefit 

None 
Housing 
Benefit  

  
Stock  
Strategy  

% 
Increase 
 

34 35 39 31 36 

Remain the 
same  
 

48 47 40 42 45 

Decrease 
 

11  8 17 18 13 

Don’t know  
 

8 10 5 8 6 

TOTAL 
 

100 100 100 100 100 

n = 553  

 
Table 5.6. explores the relationship between stock strategy and property type. As it 
reveals, landlords with Tyneside flats were most likely to report that they were going 
to reduce their stocks (15% did) with those with ‘houses converted into self contained 
flats’ most likely to report that they would increase the size of their portfolios (44% 
did).  
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Table 5.6: Stock Strategy by Property Type     

Stock strategy 
 

Increase Remain 
the same   

Decrease Don’t 
know 

TOTAL  

  
Stock 
strategy 

% 

Tyneside Flats  
 

31 44 15 11 100 

Other purpose built 
flats  

39 46 8 7 100 

Whole house 
occupied by single 
household  

33 45 12 10 100 

Whole house 
occupied by people 
sharing   

35 48 8 8 100 

House converted 
into self-contained 
flats  

44 39 7 11 100 

House converted 
into bedsits  
 

47 47 7 0 100 

n = 553  

 
Accredited landlords were more likely than their un-accredited counterparts to report 
that they were going to increase the size of their stocks in the next two years as table 
5.7 reveals: a third of accredited landlords responded in this fashion compared to 
22% of non-accredited landlords.         
 
Table 5.7: Stock Strategy by Accreditation Status 

Accreditation Status  
 

Accredited  
 

Not accredited 

 
Stock 
Strategy 

                            % 

Increase 
 

33 22 

Remain the 
same  
 

44 55 

Decrease 
 

15 11 

Don’t know  
 

9 12 

TOTAL 
 

100 100 

n = 553  
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6. Landlord Profiles 

 

6.1. Introduction  

The analysis presented in the previous chapters has been arranged thematically and 
profiled landlords with respect to a number of key issues, such as why they became 
a landlord and their views on accreditation.  This chapter adopts a different 
approach: it focuses on profiling key landlord groups.  In particular, it is concerned 
with offering profiles of landlords in relation to: 
 
� the sub-markets they operate in; 

� the size of their portfolios; 

� their accreditation status;  

� the geographic areas they work in.                    

 
It is perhaps worth considering here the reasons behind the decision to subject the 
above groups, and not others, to further analysis. Two reasons lay behind this 
decision. First, these groups were of particular interest to the project steering group, 
which was established to provide support and guidance to the study team; and 
second, initial analysis revealed the existence of discernible differences between 
groups and that they had unique distinctive features.   
 
While some reference is made to data collected from the qualitative element of the 
study, this chapter draws principally on data gleaned from the postal questionnaire 
survey.    
 

6.2. Sub-market Profiles   

6.2.1. Landlords Renting to Students 

The student housing market is an important component of the PRS in Newcastle.  
Popular areas include Jesmond and Heaton, and parts of the West End.  According 
to respondents, it appears that the PRS student market is at a ‘critical’ stage of its 
development as landlords working in the sector grapple with how to respond to HMO 
Licensing legislation and the expansion of purpose-built student flats.   
 
Some student landlords feel that student expectations for accommodation are 
changing.  ‘Features’ such as internet access, en-suite bathrooms and city-centre 
locations are now of more importance to students, while living in a shared house 
appears to be less appealing.  In line with the findings of the students and graduate 
study, landlords also report that students now expect better accommodation 
standards than they did in the past.  
 
Several landlords in the survey had responded to the changing aspirations of 
students, and to the reported increasing competitiveness of the market, by improving 
their properties. It was noted by a number of student landlords that university 
accreditation had helped to raise standards.  However, many noted that much of the 
housing in the sub-market was still of poor quality.  
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The key features of landlords with students are highlighted in table 6.1. Their most 
noteworthy characteristics are:    
 
� landlords with student properties are more likely to have larger portfolios than 

their counterparts working in other sub-markets. While 41 per cent of ‘student’ 
landlords had more than 11 properties, only 23% of all respondents fell into this 
category.  

� a smaller than average proportion of landlords with student properties have only 
one property (17 per cent compared with 30 per cent of respondents in the full 
sample). 

� take up of accreditation schemes amongst landlords with student properties is 
higher than for any other sub-market group: 53 per cent of student landlords are 
accredited compared to 37 per cent of all landlords. 

� ‘Student’ landlords are more aware of accreditation schemes than any other 
group and only 6 per cent are unaware of accreditation (aggregate sample: 11 
per cent). 

� landlords with students favour Tyneside flats and shared houses. 

� ‘Student’ landlords tend to have been in the rental market for a longer period 
than landlords in most other groups:  75 per cent of them have been in the PRS 
for over five years (as have landlords renting to HB tenants), compared with 69 
per cent of respondents in the full sample. 

� around half of all ‘student’ landlords (49 per cent) have full time jobs in addition 
to being a landlord.  Some 33 per cent have no other work commitments.  This 
is similar to the overall sample. 

� generally, ‘student’ landlords find it more difficult to let properties than landlords 
in most other groups:  11 per cent report difficulties and 42 per cent report minor 
difficulties compared with 9 per cent and 31 per cent respectively of landlords in 
the main sample. 

� in the future, ‘student’ landlords are more likely to increase their investment (34 
per cent) compared to the full sample (26 per cent).  However, this does not 
necessarily mean investing in the student market.  Interviews with student 
landlords suggest that many intend to enter different rental markets, most 
notably higher rental yield markets. 

 

 
So typically, the landlord renting to students is long-established in the PRS, has a 
larger portfolio, finds it slightly harder than other groups to let properties, may be 
looking to switch to higher yielding rental markets and is more likely to be accredited 
than other groups. 
 

 

6.2.2. Landlords Renting to Young Professionals 

Data collected as part of the qualitative element of the research suggests that the 
‘young professionals’ sub-market is expanding fuelled by a bundle of factors 
including: the increasing social and economic strength of the region; the relatively 
high cost of home-ownership in many parts of the study area; regeneration activities;  
and the growing desire for (and supply of) properties close to city and town centres. 
This is particularly the case for Newcastle and Gateshead.  In North Tyneside this 
sub-market market does not appear to be growing at present.  
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The key features of landlords renting to young professionals are highlighted in table 
6.1. Their most noteworthy characteristics are:    
 
� landlords in this group are more likely to have larger portfolios compared to 

other sub-market groups (except ‘student’ landlords) and compared to the full 
sample. 

� a smaller than average proportion of landlords renting to young professionals 
have only one property (17 per cent compared to 30 per cent of respondents in 
the full sample). 

� membership of accreditation schemes (44 per cent) is above that of the full 
sample (37 per cent).  Some 9 per cent of landlords are unaware of 
accreditation (aggregate sample: 11 per cent). 

� Tyneside flats (52 per cent) and houses rented to a single household (21 per 
cent) are the most popular property types for this landlord group.  'Other 
purpose built flats' is also significant (13 per cent).  

� of all the sub-market groups, landlords in this group were most likely, along with 
landlords who did not rent to Housing benefit tenants, to report that their 
properties were in a good state of repair: 84 per cent did (aggregate sample: 78 
per cent).  

� landlords in this group perceive the difficulty of letting properties in a very similar 
way to the full sample.  Just over half found letting ‘easy’ and 8 per cent found in 
‘difficult’, compared to 9 per cent of respondents in the main sample who felt the 
same way.   

� in the future, landlords renting to young professionals are more likely to increase 
their investment (35 per cent) than most other groups.  Some 26 per cent of the 
full sample wish to increase their investment in the PRS. 

 

 
Typically, the landlord renting to young professionals is a larger portfolio landlord, 
more likely to be accredited, and more likely to increase investment in properties to 
rent. 
 

 

6.2.3. Landlords Renting to Housing Benefit Recipients 

There was a consensus amongst both landlords and key stakeholders contacted as 
part of the qualitative element of the research that the housing benefit sub-market 
within the study area was stable and buoyant, despite the fact that many landlords 
reported encountering problems with Housing Benefit (HB) payments and 
‘problematic’ tenants.  
  
Landlords working in the HB sub-market report that finding tenants is relatively 
unproblematic, and that it remains a profitable rental market. However, there is 
concern amongst some landlords that the low level of HB rates mitigates against 
investing in properties.   
 
As table 6.1. illustrates, the key characteristics of this group are:   

 

� the size of portfolios of landlords with housing benefit tenants was broadly in line 
with those held by respondents in the aggregate sample.    

� however, landlords involved in HB rentals tend to have larger portfolios than 
those who avoid the HB sector.  Some 28 per cent of landlords renting to HB 
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recipients have 11 or more properties, compared to 14 per cent of those 
landlords who do not rent to HB recipients. 

� landlords operating in the HB element of the PRS are the group least likely to be 
members of accreditation schemes (32 per cent are accredited) compared with 
those not involved in the HB market (47 per cent accredited). 

� of all the sub-market groups, its members are (jointly) least likely to be aware of 
accreditation (14 per cent are unaware). 

� Tyneside flats (47 per cent) and ‘houses rented to a single household’ (29 per 
cent) are the most popular property types for this landlord group. 

� property conditions amongst this landlord group are perceived to be worse than 
amongst those not renting to HB recipients (75 per cent 'good' compared to 84 
per cent 'good' respectively). 

� three quarters of these landlords have been in the PRS for more than five years, 
which is slightly above the figure for respondents in the full sample. 

� landlords involved in the HB market are less likely to have another form of paid 
work (62 per cent) than their counterparts  who do not operate in the HB market 
(74 per cent). 

� landlords in this group face letting difficulties that are no different to that of 
respondents in the full sample, nor to those who do not operate in the HB 
market. 

� in the future, 16 per cent of landlords in this group wish to decrease their 
investment in the PRS.  This is amongst the highest rates of the sub-market 
groups and above the rate for full sample (13 per cent) and those who are not 
involved in the HB market (7 per cent). 

 

 
Typically, a landlord renting to HB recipients has a medium to large portfolio, is less 
likely to be involved in accreditation (or be aware of it), may have below average 
property conditions and is more likely than most others to plan on decreasing their 
involvement in the PRS. 
 

 



  55 

Table 6.1: Profile of Tenant Sub-markets 

       % 

  Rental Groups  

  
Renting 

to 
students 

Renting 
to 

young 
profs 

Young 
on low 

incomes 

Renting 
to HB 

NOT 
renting 
to HB 

Renting 
to FT 

workers 
ALL 

1 only 17 16 14 23 42 14 30 

2 to 4 25 24 26 26 28 29 27 

5-10 17 23 23 23 17 24 20 

11-50 28 22 21 19 9 21 15 

Number of 
properties in 
landlord's 
portfolio 

51+ 13 15 16 9 5 13 8 

Yes 53 44 38 32 47 41 37 

No 38 44 46 50 43 49 49 Member of 
Accreditation Not 

aware 
6 9 14 14 7 7 11 

First 
Tyneside 
flats (46) 

Tyneside 
flats (52) 

Tyneside 
flats (56) 

Tyneside 
flats (47) 

Tyneside 
flats (46) 

Tyneside 
flats (51) 

Tyneside 
flats (47) 

Most 
common 
property type 
in Landlord's 
portfolio 

Second 
House / 
share 
(26) 

House / 
single 

hhld (21) 

House / 
single 

hhld (19) 

House / 
single 

hhld (29) 

House / 
single 

hhld (21) 

House / 
single 

hhld (28) 

House / 
Single 

hhld (27) 

Good 75 84 71 75 84 79 78 

Fairly 
good 

23 14 25 22 14 19 19 
Overall state 
of repair of 
portfolio 

Poor 1 1 3 4 2 2 3 

- 2 yrs 5 6 6 5 17 9 9 

2 to 5 yrs 20 27 34 20 26 23 22 
Length of 
time as a 
landlord 5 years + 75 67 60 75 57 68 69 

Full time 49 47 51 44 54 49 47 

Part time 19 19 17 18 20 18 19 
Paid work 
additional to 
landlording No 33 34 33 38 26 34 34 

Difficult 11 8 7 9 8 7 9 

Minor 
difficulties 

42 39 46 31 34 29 31 
Difficulty 
letting 
properties 

Easy 46 51 43.7 53 54 63 53 

Proportion of 
properties 
empty 

None 65 63 52 69 77 64 73 

Increase 34 35 39 28 26 36 26 

Decrease 11 8 17 16 7 10 13 Future 
investments Stay 

same 
48 47 40 47 54 45 50 

 
 

6.3. Landlords with different sized property portfolios 

This section profiles groups of landlords with different portfolio sizes.  Landlords with 
different sized portfolios require different types of interventions, and it is therefore 
important to understand their different characteristics.  For the purposes of this 
analysis, five groups have been selected - landlords with: 
 
� only one property 

� two to four properties 

� five to ten properties 

� eleven to fifty properties 

� more than fifty properties. 
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Their key characteristics are highlighted in table 6.2.    
 

6.3.1. Landlords with One Property Only 

� landlords in this group are least likely to be accredited (26 per cent are) of all 
portfolio size groups.  

� some 12 per of respondents in this group are not aware of accreditation. 

� Tyneside flats (39 per cent) and houses rented to a single household (29 per 
cent) are the most popular property type for this group. 

� landlords with only one property are far more likely to have entered the PRS 
relatively recently.  Some 20 per cent of landlords have been in the PRS for less 
than two years, which is higher than for any other group. 

� more than two-thirds (69 per cent) of respondent in this group  have another 
paid job (aggregate sample: 66 per cent).   

� landlords' perceptions about the difficulty of letting properties in this group were 
in line with those in other groups.  

� landlords with only one property appear to have little difficulty maintaining a 
regular income stream.  Some 94 per cent reported having no empty properties. 

� in the future, these landlords are far less likely to make changes to their 
portfolios (either up or down).  The majority (66 per cent) reported that their 
portfolio size would remain the same, and a higher than average proportion 
responded 'don't know', suggesting the absence of a long term strategy. 

 

6.3.2. Landlords with Two to Four Properties 

� landlords in this group are less likely to be accredited (34 per cent membership) 
than their counterparts with larger portfolios. 

� some 13 per cent are not aware of accreditation schemes. 

� Tyneside flats (49 per cent) and houses rented to a single household (27 per 
cent) are the most popular property type with landlords in this group.   

� landlords operating at this level have generally been in the PRS longer than the 
‘one property’ only group.  Some 68 per cent have been landlords for more than 
five years.  However this is below the figure for larger portfolio groups. 

� of all the portfolio size groups, landlords with between two and four properties  
are the most likely to be in paid work in addition to being a landlord: 76 per cent 
are. 

� letting properties is slightly more difficult for this group compared to other 
groups: 12 per cent found it difficult (aggregate sample: 9 per cent).  However 
82 per cent have no empty properties. 

� while around half of landlords (53 per cent) in this group  plan to make no future 
investments in property, they were more likely than counterparts with only one 
property to report an intention to both increase and decrease their housing 
stocks.  Some 22 per cent will invest in the PRS in the future and 16 per cent 
will decrease their investment.  Larger portfolio landlords are more likely still to 
increase their portfolios than this group. 
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6.3.3. Landlords with Five to Ten Properties 

� some 45 per cent of landlords in this group are members of an accreditation 
scheme.  While this rate is higher than that exhibited by smaller landlords, 12 
per cent of respondents in this group are not aware of the existence of 
accreditation schemes. 

� Tyneside flats (50 per cent) and houses rented to a single household (27 per 
cent) are the most popular property type with this group.  

� three quarters (74 per cent) of landlords in this group have been in the PRS for 
over five years and only 3 per cent have entered it in the past two years. 

� two thirds (66 per cent) of respondents in this group have paid work in addition 
to being a landlord. 

� some 43 per cent of landlords in this group plan to make no future investments 
in property, and a third are planning to invest further in the PRS. 

 

6.3.4. Landlords with Eleven to Fifty Properties 

� some 39 per cent of landlords in this group are accredited.  

� Tyneside flats (58 per cent) and houses rented to a single household (23 per 
cent) are the most popular property type with landlords in this group. 

� some 81 per cent of landlords in this group have been in the PRS for over five 
years. 

� nearly two thirds (64 per cent) of landlords in this group have paid work in 
addition to being a landlord. 

� respondents in this group reported broadly the same level of difficulty letting 
properties as their counterparts in other portfolio size groups.  Some 44 per cent 
of landlords in this group did have empty properties.  

� landlords in this group are generally keen to increase their investment in the 
PRS: 45 per cent reported that the size of their stock would increase.  One third 
will remain the same size. 

 

6.3.5. Landlords with more than Fifty Properties     

� landlords with over 50 properties are most likely to be involved in accreditation 
schemes.  61 per cent are members of a scheme and only 2 per cent are 
unaware of the existence of such schemes.  However, 35 per cent are not 
involved. 

� Tyneside flats (50 per cent) and houses rented to a single household (29 per 
cent) are the most popular property type with landlords in this group.   

� as one might expect, landlords with portfolios of this size have been in the PRS 
longer than any other group. 

� landlords in this group are far more likely to be full-time landlords.  Only 23 per 
cent of landlords undertake additional paid work. 

� landlords in this group reported broadly the same level of difficulty of letting 
properties as did other groups.  Some 32 per cent of landlords in this group 
have some empty properties.  

� in terms of their future investment strategies, landlords in the group are most 
likely to report that they are going to increase the size of their portfolios:  57 per 
cent plan to do so. And only 7 per cent plan to reduce the size of their portfolios.  
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General Features Relating to Size of Portfolio 

� Landlords with only one property account for 30 per cent of the aggregate 
sample.  They are the least likely to be engaged with local authority  services, 
either through accreditation, knowledge of new legislation and the rate at which 
they access services. 

� Landlords with larger portfolios are more likely to be involved in accreditation 
schemes, and are more likely to be aware of the existence of accreditation 
schemes. 

� Landlords across the board report favourably on the state of their properties. 

� The larger the size of portfolio, the longer landlords have been involved with the 
PRS.  Some 20 per cent of landlords with one property have been in the PRS 
for less than two years. 

� Landlords with larger portfolios are more likely to report an intention to increase 
the size of their stocks and as portfolio size increases, so does the likelihood 
that landlords plan to increase the size of their portfolios.  
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Table 6.2. Profile of Landlords by Number of Properties Owned 

      % 

  Size of Landlord's Portfolio   

  1 only 2 to 4 5 to 10 11 to 50 50 + ALL EHCS 

Yes 26 34 45 39 61 37 na 

No 56 50 41 47 35 49 na Member of 
Accreditation Not 

aware 
12 13 12 8 2 11  

First 
Tyneside 
flats (39) 

Tyneside 
flats (49) 

Tyneside 
flats (50) 

Tyneside 
flats (58) 

Tyneside 
flats (50) 

Tyneside 
flats (47) 

na 
Most 
common 
property type 
in Landlord's 
portfolio 

Second 
House / 
single 

hhld (29) 

House / 
single 

hhld (27) 

House  
/single 

hhld (27) 

House / 
single 

hhld (23) 

House / 
single 

hhld (29) 

House / 
Single 

hhld (27) 
na 

Good 79 80 80 72 78 78 na 

Fairly 
good 

17 19 17 24 23 19 na 
Overall state 
of repair of 
portfolio 

Poor 5 2 4 4 0 3 na 

- 2 yrs 20 9 3 1 0 9 16 

2 to 5 yrs 23 23 24 18 16 22 na 
Length of 
time as a 
landlord 5 years + 57 68 74 81 84 69 na 

Full time 49 56 47 45 13 47 na 

Part time 20 20 19 19 10 19 na 
Paid work 
additional to 
landlording No 32 25 35 36 78 34 na 

Difficult 8 12 9 7 7 9 na 

Minor 
difficulties 

23 27 43 36 44 31 na 
Difficulty 
letting 
properties 

Easy 52 59 48 54 49 53 na 
Proportion of 
properties 
empty 

None 94 82 58 56 32 73 na 

Increase 7 22 34 45 57 26 24 

Decrease 7 16 15 17 7 13 9 Future 
investments Stay 

same 
66 53 43 33 30 50 55 

 
 

6.4. Accredited and None-Accredited Landlords 

� the proportion of respondents who are accredited is higher for Gateshead (49 
per cent) than for Newcastle (38 per cent) and North Tyneside (26 per cent), as 
table 6.1. reveals. 

� a higher proportion of landlords operating in North Tyneside (16 per cent) are 
not aware of accreditation compared to Gateshead (10 per cent) and Newcastle 
(7 per cent). 
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Figure 6.1: Membership of an Accreditation Scheme by Area 
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� landlords who use a lettings agent are far less likely to be accredited than those 

who own and manage property themselves. 

� couples are more likely to be accredited than private individuals and 
partnerships, and 'companies' are the most likely form of organisation to be 
accredited. 

� there is a direct relationship between portfolio size and accreditation.  Those 
landlords with larger portfolios are more likely to be accredited than those with 
relatively few properties (Figure 6.2). 

� similarly, landlords with smaller portfolios are more likely to be unaware of 
accreditation schemes (Figure 6.2). 
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Figure 6.2. Membership of Accreditation by Size of Portfolio 

0

10

20

30

40

50

60

70

1 only 2 to 4 5 to 10 11 to 50 50 +

Portfolio Size

%

Yes

Not aware

 
 

� there is no significant difference in the state of repair of properties reported by 
accredited and non-accredited landlords. 

� full-time landlords are more likely to be accredited than those with other paid 
jobs. 

� accreditation rates vary by sub-market.  Landlords with student properties were 
most likely to be accredited while those with HB tenants were least likely to be 
accredited (Figure 6.3). 

� awareness of accreditation schemes is generally lower for those landlord groups 
that operate in the lower rental yield markets.  The student market is the 
exception to this, where involvement with accreditation via the universities 
appears to give landlords a clear market advantage, according to landlords we 
spoke to (Figure 6.3). 
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Figure 6.3. Membership of Accreditation Schemes by Landlord Group 
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� landlords who report that they want advice on dealing with ASB, vetting tenants 
and training for landlords are more likely to be accredited than those seeking 
advice about more day-to-day, and basic, management issues such as letting 
and managing properties. 

� landlords who report an intention to increase the size of their stocks in the future 
are more likely to be accredited.  Those wishing to 'remain the same' are far less 
likely to be accredited than those who would make a change (either up or 
down).   

 

6.5. Landlords Operating in the Different Geographical Areas 

As part of the thematic analysis of landlords, which has been presented in the 
preceding chapters, differences in the research findings at the area level have been 
highlighted. This chapter pulls together this geographic analysis and provides brief 
profiles for landlords operating in the three local authority areas that make-up the 
study area - Newcastle, Gateshead, North Tyneside - and the Bridging 
NewcastleGateshead Housing Market Renewal Area. The key features of these 
areas are highlighted in table 6.3.   
 

6.5.1. Landlords with Properties in Newcastle 

� some 28% of landlords with properties in Newcastle have only one property 
(Gateshead: 17%; North Tyneside: 23%).    

� some 37 per cent of landlords in this group are accredited (Gateshead: 49%; 
North Tyneside: 26%).  Some 7 per cent of landlords are not aware of their 
existence.   

� satisfaction with the Newcastle Private Rented Project (PRP) is very high 
amongst those who have used its services:  91 per cent of these respondents 
reported a positive experience.  However, 55 per cent of landlords stated that 
they had never used the PRP.  Some 38 per cent had used the PRP and found 
it to be useful. 
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� Tyneside flats (41 per cent) and houses rented to a single household (26 per 
cent) are the most popular property type with landlords in this group. In addition, 
‘houses occupied by households sharing’ (16 per cent) were also popular, much 
more so than in Newcastle and North Tyneside. 

� landlords with properties in Newcastle generally report satisfactory property 
conditions.  Some 4 per cent describe the condition of their stock as 'poor'. 

� newly established landlords are less common in Newcastle than in Gateshead 
and North Tyneside.  Only 5 per cent of landlords operating in Newcastle have 
been in the PRS for less than two years, compared with 10 per cent in 
Gateshead and 8 per cent in North Tyneside. 

� some 72 per cent of landlords have been operating for over five years. 

� in line with results for all other areas, nearly two thirds (64 per cent) of landlords 
operating in Newcastle have some other form of paid work. 

� letting properties is regarded as being ‘easy’ by 50 per cent of landlords 
operating in Newcastle.  This is consistent with the Gateshead sample (48 per 
cent) but not with the North Tyneside sample where letting was reported as 
being ‘easier’ (56 per cent) 

� over half of landlords in this group rent to tenants receiving Housing Benefit (56 
per cent).  This is lower than in Gateshead (62 per cent) and in North Tyneside 
(86 per cent). 

� Newcastle has the highest proportion of BME landlords (14 per cent) of the 
three local authority areas in the study area.   

� some 29 per cent of landlords with properties in Newcastle intend to increase 
the size of their stocks (Gateshead: 34 per cent; North Tyneside: 31 per cent). 
One in ten report that they plan to reduce the size of their portfolios (Gateshead: 
15 per cent; North Tyneside: 13 per cent).        

 

6.5.2. Landlords with Properties in Gateshead 

� there were less landlords with only one property in the Gateshead sample (17 
per cent) than they were in Newcastle (28 per cent) and North Tyneside 
samples (23 per cent).      

� some 49 per cent of landlords with properties in this group are accredited. And 
39 per cent are not in a scheme.  Accreditation ‘coverage’ is therefore better for 
this group than for the ‘Newcastle’ and ‘North Tyneside’ samples. However, 
some 10 per cent of landlords with properties in Gateshead are not aware of the 
existence of accreditation schemes. 

� satisfaction with the Gateshead Private Rented Sector Team (GPRST) is very 
high amongst those respondents who have used its services: 94 per cent of 
these respondents reported a positive experience. 

� however, 58 per cent of landlords stated that they had never used the GPRST.  
32 per cent use the service and find it to be useful. 

� Tyneside flats (57 per cent) and ‘houses rented to a single household’ (31 per 
cent) are the most popular property type with this group. 

� landlords operating in Gateshead generally report satisfactory property 
conditions: only 1 per cent of landlords describe the condition of their stock as 
being 'poor'. 

� some 10 per cent of landlords operating in Gateshead have been in the PRS for 
less than two years, compared with 5 per cent in Newcastle and 8 per cent in 
North Tyneside. 
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� some 64 per cent of landlords in this group have been operating for over five 
years (Newcastle: 72%; North Tyneside: 71%)   

� nearly two thirds (65 per cent) of landlords operating in Gateshead have some 
other form of paid work.  

� letting properties is regarded as ‘easy’ by 48 per cent of landlords operating in 
Gateshead.  This compares to 50 per cent of respondents in the ‘Newcastle’ 
sample who responded in the same fashion and 56 per cent of respondents in      
‘North Tyneside’. 

� some 62 per cent of landlords in this group let to tenants who receive Housing 
Benefit (Newcastle: 52 per cent; North Tyneside: 83 per cent).    

� BME Landlords operating in Gateshead make up 8 per cent of the sample. 

� some 34 per cent of landlords in this group reported that they plan to increase 
the size of their portfolios (Newcastle: 29 per cent; North Tyneside: 31 per cent). 

 

6.5.3. Landlords with Properties in North Tyneside 

� some 67 per cent of landlords in North Tyneside own less than eleven 
properties and 23 per cent own just one property. 

� landlords with properties in North Tyneside are less likely than their counterparts 
elsewhere in the study area to be members of an accreditation scheme: only 26 
per cent of respondents in the group are (Newcastle: 37 per cent; Gateshead: 
49 per cent).  

� over half (56 per cent) of landlords operating in North Tyneside have not 
accessed services or advice offered by North Tyneside Council.  Some 28 per 
had used the service and found it to be useful. 

� Tyneside flats (50 per cent) and houses rented to a single household (24 per 
cent) are the most popular property type with this landlord group.  

� landlords operating in North Tyneside generally report satisfactory property 
conditions.  Only 3 per cent describe the condition of their stock as 'poor'. 

� some 8 per cent of landlords operating in North Tyneside have been in the PRS 
for less than two years, compared with 5 per cent in Newcastle and 10 per cent 
in Gateshead. 

� some 71 per cent of landlords have been operating for over five years. 

� in line with results for Newcastle and Gateshead, nearly two thirds  (64 per cent) 
of landlords operating in North Tyneside have some other form of paid work. 

� letting properties is regarded as ‘easy’ by 56 per cent of landlords operating in 
North Tyneside (Newcastle: 50 per cent; Gateshead 48 per cent). 

� the HB sector in North Tyneside appears to be larger in relative terms than in  
Newcastle and Gateshead.  83 per cent of landlords rent to tenants receiving 
Housing Benefit (Newcastle: 56 per cent; Gateshead: 83 per cent). 

� BME Landlords operating in North Tyneside make up 6 per cent of the sample. 

� nearly a third of landlords (31 per cent) operating in North Tyneside are likely to 
increase their stocks in the next two years.  Around half (48 per cent) report that 
their stock will remain the same, and 13 per cent are likely to decrease the size 
of their portfolios. 
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6.5.4. Landlords with Properties in the BNG Area  

� some 73 per cent of landlords with properties in the area own less than eleven 
properties (Newcastle: 71 per cent; Gateshead: 67 per cent), and 27 per cent 
own just one property (Newcastle: 28 per cent; Gateshead: 17 per cent).    

� some 43% of landlords operating in the area are members of an accreditation 
scheme (Newcastle: 37 per cent; Gateshead: 49 per cent). Some  45 per cent 
are not accredited (Newcastle: 50 per cent; Gateshead: 39 per cent) and 8 per 
cent are unaware of the existence of accreditation programmes (Newcastle: 7%; 
Gateshead: 10 per cent). 

� some 50 per cent of landlords in the BNG area have Tyneside flats (Newcastle: 
41 per cent; Gateshead: 57 per cent)  while ’houses rented to a single 
household’ (24 per cent) are the most popular property type, followed by ‘other 
purpose built flats’(12 per cent) and ‘houses occupied by people sharing’ (11 per 
cent). 

� landlords operating in the BNG area generally report satisfactory property 
conditions.  Some 4 per cent describe the condition of their stock as 'poor' 
(Newcastle: 4 per cent; Gateshead: 0 per cent).  

� in line with results for the local authority areas, nearly two thirds (64 per cent) of 
landlords operating in the BNG area have some other form of paid work 
(Newcastle: 64 per cent; Gateshead: 65 per cent). 

� letting properties is regarded as ‘easy’ by 50 per cent of landlords operating in 
the BNG area (Newcastle: 50 per cent; Gateshead: 48 per cent).    

� some 59 per cent of landlords rent to tenants receiving Housing Benefit 
(Newcastle: 56 per cent; Gateshead: 62 per cent; North Tyneside: 86 per cent).  

� BME landlords account for 14 per cent of landlords operating in the BNG area 
(Newcastle: 14 per cent; Gateshead: 8 per cent).  

� in terms of future strategies by landlords operating in the BNG area, 29 per cent 
plan on expanding their portfolios (Newcastle: 29 per cent; Gateshead: 34 per 
cent). Some 14 per cent plan to reduce the size of their portfolios (Newcastle: 10 
per cent; Gateshead: 15 per cent) and 46 per cent think their portfolios will 
remain the same size (Newcastle: 50 per cent; Gateshead: 40 per cent).  

 
 

General Features Relating to Area 

� Landlords operating in Gateshead are most likely to be members of 
accreditation schemes.  Landlords operating in North Tyneside are less likely to 
be accredited. 

� Letting properties is marginally easier for landlords operating in North Tyneside, 
though there appears to be few significant problems at present for the majority 
of landlords. 

� The HB rental market is far more significant in North Tyneside than it is 
elsewhere.  83 per cent of landlords in North Tyneside rent to HB recipients.  
This has implications for the introduction of Local Housing Allowance. 

� Landlords with properties in Gateshead were less likely to report that the size of 
their stocks would remain unaltered in the next two years.  This suggests that 
their may be greater turnover in Gateshead market in the near future.  
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Table 6.3: Profile of Landlords by Area 
       % 

  
Newcastle Gateshead 

North 
Tyneside 

BNG ALL 

1 only 28 17 23 27 30 
2 to 4 24 23 25 26 27 
5-10 19 27 19 20 20 
11-50 18 20 19 17 15 

Number of 
properties 

51+ 11 13 14 10 8 
Yes 37 49 26 43 37 
No 50 39 55 45 49 

Member of 
Accreditation 

Not aware 7 10 16 8 11 

First 
Tyneside 
Flats (41) 

Tyneside 
Flats (57) 

Tyneside 
Flats (48) 

Tyneside 
Flats (50) 

Tyneside 
Flats (47) 

Most common 
property type 

Second 
House 

single hhld 
(26) 

House 
single hhld 

(31) 

House 
single 

hhld (22) 

House 
single 

hhld (24) 

House / 
Single 

hhld (27) 
Good 77 81 79 75 78 
Fairly good 19 19 18 22 19 

Overall state of 
repair of 
portfolio Poor 4 0 3 4 3 

- 2 yrs 5 10 8 8 9 
2 to 5 yrs 23 25 22 23 22 

Length of time 
as a landlord 

5 years + 72 64 71 70 69 
Full time 45 48 42 45 47 
Part time 19 17 19 19 19 

Paid work 
additional to 
landlording No 37 36 40 36 34 

Difficult 11 7 6 11 9 
Minor 
difficulties 

34 41 30 34 31 
Difficulty 
letting 
properties 

Easy 50 48 56 50 53 
Proportion of 
properties 
empty 

None 71 61 69 68 73 

Increase 29 34 31 29 26 
Decrease 10 15 13 14 13 

Future 
investments 

Stay same 50 40 48 46 50 
Landlords with 
HB Tenants 

YES 56 62 83 59 63 

White 
British 

86 92 94 86 89 

Asian 10 5 4 11 8 
Ethnicity 

Other 4 3 2 3 3 
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7. Policy Lessons and Recommendations 

 

7.1. Introduction  

This chapter reflects on the analysis presented earlier and highlights a number of key 
recommendations for policy makers and practitioners working with private landlords 
in the study area. The chapter is divided into three sections, including this one.  The 
second section highlights some of the key ‘learning points’ to emerge from the study 
with particular relevance to policy makers and practitioners working in the sector. 
The final section explores possible responses to the issues raised in section two and 
outlines a number of policy recommendations.   
 
 

7.2. Key Learning Points   

7.2.1. A Diverse Private Rented Sector   

The private rented sector in the study area is highly diverse.  At a spatial level, its 
characteristics differ markedly and it comprises a number of distinct sub-markets, 
many of which are relatively detached from others in the sector.  And the 
characteristics of landlords operating in the market vary greatly.  They had come to 
‘landlordlism’ in different ways, had a range of backgrounds, and adopted differing 
approaches to being a landlord.  They also had very differing views on the role of 
local authorities in the private rented sector.  
 
The massive challenge for policy makers and practitioners working in the sector is 
how to recognise and respond to this diversity, a challenge made more difficult by 
the resource constraints faced by local authorities working in the sector.  
 
However, as will be explored in the next section, to some degree this task is made 
easier by the existence of a number of distinct landlord groups within the sector. For 
example, landlords with only one property, a group which accounted for 30% of the 
total sample, exhibited different characteristics, and had different needs, to landlords 
with larger portfolios. It was possible to group landlords in terms of the size of their 
stock, the sub-markets they operated in, the location(s) they operated in, and their 
engagement with local agencies.            
 
 

7.2.2. Transition and Uncertainty    

Evidence gleaned from this study suggests that the private rented sector in the study 
area is undergoing a period of transition perhaps the like of which has not been seen 
in the sector in recent times. ‘New’ sub-markets have emerged within it, ‘new’ 
tenants have entered the market as have ‘new’ types of landlords, on the back of the 
buy-to-let phenomenon.  
 
It is likely that this trend will continue in the future and the market faces a period of 
uncertainty as the ‘answers’ to following key questions emerge:     
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� Will the sector grow, as most landlords seem to believe, or will it contract as it 
becomes over-saturated, as a number of key stakeholders forecasted?            

� What will be the long-term impact of licensing on the sector?  

� Will some landlords choose to leave the sector if rents continue to fall, as is the 
case in some parts of the study area?  

� What will be the impact on the student sub-market, and the market as a whole, 
when planned new purpose built university accommodation is completed?  

� And what will happen to those geographical sub-markets with a ‘question-mark’ 
over their future?   

 

7.2.3. Landlords who had Engaged with Local Authority Private Rented Sector 
Initiatives Enjoyed a Positive Experience      

Most landlords who had engaged with the private rented sector initiatives provided 
by the case study local authorities enjoyed a positive experience, with landlords 
talking in glowing terms about the Newcastle Private Rented Project and the 
Gateshead Private Rented Sector Team. Landlords spoke in very positive terms 
about how these initiatives had helped them and those who were engaged with local 
PRS initiatives encountered less ‘problems’ than their counterparts who were not.         
 

7.2.4. But most Landlords do not Engage with Local Authorities      

Most landlords who took part in the postal questionnaire survey reported that they 
had not ‘engaged‘ with local authorities. Significantly, for most, this was not because 
they were not aware of such initiatives. Instead, it appeared that many had taken an 
active decision not to engage and some appeared to be vehemently opposed to the 
concept of ‘engaging’ with local authorities.               
 

7.2.5. Landlords Highlighted a Number of Areas where they would like more 
Assistance from Local Authorities     

Landlords highlighted a number of areas that they would like assistance and 
guidance on from local agencies. These included: ‘accessing grants and discounts’, 
‘vetting potential tenants’, ‘training for landlords’ and ‘dealing with anti-social 
behaviour.’           
 

7.2.6. Hostility to Licensing    

Perhaps not unexpectedly, many landlords were ‘hostile’ to the concept of licensing 
and many were concerned about the impact it would have on their operations. And 
there was some confusion amongst them about the origins of the initiative, why it had 
been introduced, and the role of local agencies.          
 

7.2.7. Landlords were Often Ill-Informed about Developments in the Sector  

This study is unashamedly based on the perceptions and attitudes of landlords. 
However, a re-occurring theme throughout the study was that many landlords 
appeared to be relatively ill-informed about key developments within the sector and 
sometimes held views that were erroneous. Perhaps not unexpectedly, those with 
smaller portfolios were more likely to fall into this category.           
 



 

  
69 

7.2.8. The Importance of ‘Branding’ and the ‘Scope’ of Initiatives 

The ‘branding’ and ‘scope’ of services offered to landlords by local authorities 
appears to have played an important role in shaping how landlords respond to them, 
and their general perception of local authorities.  For example, one of the factors 
contributing to the success of the Newcastle Private Rented Project and the 
Gateshead Private Rented Sector Team was their perceived ‘independence’ from 
their ‘parent’ local authorities.  
 
And sometimes landlords appeared ‘confused’ about the roles and responsibilities of 
agencies.  For example, some landlords’ hostility towards local authorities was driven 
by a misguided belief that they, and not central government, were responsible for 
introducing measures to regulate the sector such as mandatory and selective 
licensing.                  
 

7.2.9. Many landlords with larger portfolios have stock in more than one local 
authority area    

More than one in five landlords had property in more than one local authority area 
and a significant proportion had stock in all three of local authority areas comprising 
the case study area.        

 
 

7.3. Recommendations  

Reflecting on the key learning points highlighted in the previous section, this section 
highlights a number of key recommendations.  However, before attention turns to 
these it is perhaps worth reminding readers of three key points: 
 
� There are no easy ‘solutions’ to the problems confronting policy makers and 

practitioners working with private landlords and it would be foolhardy for the 
study team to offer some here.  Instead, we have raised a series of areas where 
agencies may wish to develop their thinking.   

� The quality of service provided by local authorities to private landlords is high: 
most of the landlords who had used council services spoke very highly about the 
services they had received.  So the main issue confronting local agencies is not 
about improving the quality of their services, but getting more landlords to 
engage.            

� Across the country local authorities’ private rented sector teams are relatively 
poorly funded and invariably over-stretched: this certainly appeared to be the 
case in our case study authorities.          

 
The study team have identified eight principal recommendations:     
 

 
Recommendation 1: Local authorities should consider employing an even 
more tailored approach to working with landlords. 
 

 
 
The diversity of the sector, and in particular the diverse characteristics and needs of 
landlords, mitigates against local agencies adopting a ‘standard’ approach to working 
with landlords.  While, to a significant degree, the approach taken by local agencies 
reflects this diversity, they should contemplate further extending the tailored 
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approach to working with landlords and seek to devise ways work of working that 
best suit landlord groups.  
 

 
Recommendation 2: Local authorities should consider targeting ‘key’ landlord  
groups and sub-markets    
 

 
Local authority officers working with private landlords will increasingly face difficult 
decisions about how they allocate their time and resources, as the sector continues 
to fragment and (possibly) grow.  While local agencies should continue to provide a 
service which seeks to encompass all landlord groups and sub-markets, they should 
consider playing special attention to key groups and sub-markets.  In particular, the 
following (overlapping) key groups could be targeted:  
 
� landlords working in neighbourhood rental markets undergoing a period of 

transition, with particular attention focusing on those on a downward trajectory. 
For example, attention could focus on those sub-markets identified by this study 
as having possible ‘question-marks’ over their future such as Quayside and 
Benwell.  

� landlords working in relatively ‘vulnerable’ rental sub-markets such as the 
housing benefit sub-market.  

� areas where there are coalescences of ‘bad’ landlords and where anti-social 
behaviour is having a negative impact on neighbourhood sustainability and 
quality of life.  

� ‘smaller’ landlords.  This is an important group within the rental market in the 
study area, for a number of reasons.  First, members of this group are perhaps 
the most ‘vulnerable’ of all landlord groups to any ‘blip’ in the market and if there 
is a downturn in the market in the study area, as many key stakeholders predict, 
then these landlords may be particularly ‘hard hit’. Second, to some degree, the 
future of the rental market in the study area will be shaped by the actions of 
smaller landlords as today’s ‘smaller’ landlords are potentially tomorrow’s ‘larger’ 
landlords.  Third, smaller landlords were the most likely of all landlord groups not 
to have engaged with local authorities and their agencies, and as a result 
appeared the most ill-informed of landlord groups.              

� ‘disengaged’ landlords.  Attempts could be made to engage with those landlords 
who, for whatever reason, have chosen not engage with local authorities. 

 

 
Recommendation 3: Local authorities and partners should consider employing 
‘new’ techniques and methods for engaging with private landlords. 
 

 
Many landlords do not engage with local authorities and their agencies. For a small 
proportion this is because they are not aware of the services provided by authorities 
However, most landlords were aware of the services and support structures available 
to them.  Thus, despite the high quality service provided by local authorities for 
landlords, many are ‘choosing’ not to engage. With the caveat that some will never 
engage as they appear ideologically and politically opposed to engaging with the 
council, this suggests that ‘new’ ways of engaging with landlords should be 
developed to supplement existing approaches. 
 
While the nature and format of these new initiatives should be tailored to reflect the 
characteristics and needs of the target group (see above), serve different purposes 
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and vary by local authority, it is perhaps worth reflecting a little here about the 
characteristics of these ‘new’ initiatives. Some of them could be designed with a view 
to allowing landlords to ‘dip’ into the services provided by landlords on an ‘as and 
when’ basis, with greater emphasis placed on informality and restricting the demands 
on landlords’ time.  A strong case could also be made for introducing measures 
which place greater emphasis on Information Technology and communicating with 
landlords electronically through e-mail, SMS and inter-active web-sites.    
 
 

 
Recommendation 4: Local authorities need to think very carefully about the 
‘branding’ of the products and services they provide landlords and the 
organisational ‘location’ of ‘support’ and ‘enforcement’ functions 
 

 
As noted earlier, one of the principal factors contributing to the success of the 
Newcastle Private Rented Project and the Gateshead Private Rented Sector Team 
were their perceived autonomy from their ‘parent’ local authorities. Upholding this 
independence will be vital to maintaining their continuing success yet the greater 
emphasis on enforcement brought about by the introduction of licensing potentially 
threatens this.   
 
 

 
Recommendation 5: Local authorities should continue to seek to ‘educate’ 
landlords about licensing and its implications  
 

 
Many landlords were unaware about licensing developments or held ill-informed 
views about the subject, despite case study local authorities devoting considerable 
time and resources to ‘educating’ them about the issue.  Given that the issue 
appears to have strained the relationships between some landlords and local 
authorities, and many landlords hold the misguided view that ‘licensing’ is a council 
issue, it is important that further attempts are made to ‘educate’ landlords on 
developments in the arena.  As noted above, alternative ‘informal’ consultation 
techniques could be used to engage with them.             
 
 

 
Recommendation 6: The existing links between key ‘stakeholder’ 
organisations in the PRS in the study area should be strengthened and 
formalised through the formation of a conurbation-wide PRS forum  
 

 
Given the complexity and diversity of the PRS, and the rapidity with which the sector 
appears to be changing, it is imperative that local authorities work with all key 
organisations with a 'stake' in the sector to ensure that it is up-to-speed with 
developments in the field.  To this end, they could consider establishing a PRS forum 
which comprises representatives from the following stakeholder institutions, many of 
which are from the private sector:              
 
� Letting agents 

� Estate Agents  

� Buy-to-let brokers 

� Lenders  
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� Local Authorities' PRS teams 

� Local Authorities' Housing Market, Strategy and Regeneration Teams   

� Housing Associations 

� Private Landlords 

� Property Developers  

� Investment Companies 

� The House Builders’ Federation  

� The Council of Mortgage Lenders      

� The University of Newcastle 

� Northumbria University   

 
This forum should meet on a regular basis and discuss key developments within the 
sector.  And the forum could act as the conduit by which data is shared by agencies, 
particularly local authorities.    
 
 

 
Recommendation 7: It is essential that developments and trends within the 
sector are monitored closely 
 

 
Given the apparent changes underway in the sector, it is vitally important that local 
authorities have a ‘handle’ on what is happening and it is therefore imperative that 
measures are put in place which allow changes and trends within the sector to be 
tracked.  A range of measures could be introduced to do this.  For example, in 
addition to the PRS forum above, agencies could main regular contact with letting 
agents and estate agents, particularly in ‘vulnerable’ areas or those in transition.  In 
addition, rent levels could be monitored through property journals and turnover rates 
through council tax benefit data.   
 
 

 
Recommendation 8: It is imperative that ‘market intelligence’ relating to the 
PRS is updated through further research studies    
 

 
It is hoped that this study has provided a meaningful insight into the private rented 
sector in Newcastle, Gateshead, North Tyneside and the BNG area and has 
illuminated some of the key issues in the sector.  However, given the size and 
diversity of the sector it is inevitable that in some respects that the study has only 
‘scratched the surface’ of a number of issues.  Given the importance of many of 
these issues it is imperative that further research is undertaken into the PRS with 
particular attention focusing on:            
 
� exploring key ‘geographic’ rental sub-markets in the study area such as the 

Quayside, Jesmond and Benwell;      

� examining key sub-markets in the study area such as the housing benefit 
market and the young professionals market in the city centre.      

� examining the circumstances attitudes, perceptions, preferences and wants of 
private rented tenants with particular attention focusing on exploring their future 
housing intentions.      
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� exploring the impact of ‘equity investors’ on key housing markets in the study 
area.  As is the case in many other parts of the country, it appears that in some 
parts of the study area it is the actions of those investors concerned only with 
equity growth, who chose to leave their properties empty, that is driving the local 
housing market.  Attention should focus on exploring the attitudes and 
perceptions of these investors with particular attention focusing on their long 
term plans and their ‘commitment’ to the study area.  

 
Finally, given the rapidity of change within the market, we would also recommend 
that this research study is repeated at some point in the future.   
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8. The Research Funders’ Response to the 
Report’s Recommendations 

This study has given the study Steering Group - Bridging NewcastleGateshead, 
Newcastle Private Rented Project, Gateshead Private Rented Sector Team and 
North Tyneside Council - a highly valuable insight into the practices, perceptions and 
plans of landlords operating locally. The previous chapter, reflecting on the key 
findings to emerge from the research, identified a number of key policy 
recommendations and 'challenges' for the study Steering Group, and others, to meet. 
This will be a very useful resource.  
 
It is clear that the Private Rented Sector is here to stay and likely to increase in size 
over the next few years. This being the case, the monitoring of landlord practices and 
performance will become increasingly important. It should be remembered that this 
study is based on the perceptions of the landlords and as such does not always 
acknowledge the scope and scale of work already in place to raise standards within 
the sector. Acknowledging these interventions is complicated by the fact that 
different members of the Steering Group have different remits and are at different 
stages regarding their interactions with the sector. This chapter, written by the 
Steering Group, provides a response to the report findings and, in particular, the 
policy messages chapter.  
 
The following pages provide more detail, summarising the current activities of each 
partner, and the actions they plan to undertake, broken down according to the 
recommendations made by the study authors.  
  
There are a number of tools available to the Private Rented Sector teams and their 
‘parent’ local authorities to encourage high standards in the sector, including 
accreditation, selective licensing and enforcement. The Steering group feel that it is 
essential for Councils to use as many initiatives as possible in order to secure 
improvements within the sector, and consider accreditation as an integral part of that 
process.  To date there have been many benefits from their respective accreditation 
initiatives, and that while there will always be a residual proportion of landlords who 
will not consider engagement and voluntary accreditation, the Private Rented Sector 
teams will continue to enhance their services to meet the diverse needs of landlords 
with different portfolios and tenants.  
 
One of the more complex issues for consideration by the Private Rented Sector 
teams is the relative merits of being perceived as autonomous from the local 
authorities or not16. The study shows that it will be advantageous to continue with an 
‘arms-length’ approach whereby distinctively-branded and dedicated Private Rented 
teams deliver services which are aligned with local authority strategies.  
 
Further to newsletters, press releases and articles on our respective websites, the 
Private Rented Sector teams will use local authority working groups and local and 
sub-regional Housing Partnership Forums to share the findings and 
recommendations from this study. This year’s regional landlord conference (building 

                                                
16

 See Study Recommendation 4 
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on the success of the event last year), will be open to even more stakeholders and 
will feature a presentation and discussion on the implications of the study.  
 
Working together on this study has strengthened the Steering Group’s joint-working 
relationships. We will continue to work together, to share information and best 
practice, learning from each others’ experiences.  
 
Finally, the Steering Group would like to thank the landlords and other stakeholders 
who have contributed to this study. The lessons learnt will help us to improve Private 
Rented Sector management, to the benefit of landlords, tenants and the wider 
community.  
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Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Recommendations 
1 & 2:  
 
consider employing an 
even more tailored 
approach to working 
with landlords  
 
and 
 
consider targeting ‘key’ 
landlord  groups and 
sub-markets 
 

 
Current work in this area: 
o Through Housing Market 

Intelligence work BNG 
identifies, then intervenes 
only in areas requiring public 
sector support  

o BNG encourages work to 
improve the quality and 
management of private 
rented sector properties and 
supports Newcastle PRP 
and Gateshead PRST 

o BNG jointly funds 
improvements to sustainable 
private sector housing in 
renewal areas  

 
Current work in this area: 
o In regeneration areas the 

team’s work is linked to 
renewal schemes 

o Landlords (L/Ls) are able 
to choose services with 
which they want to 
engage 

o New staff structure 
reflecting key target areas 
and areas in 
transition/neighbourhood 
management areas 

o Dedicated Student 
Landlord Officer in post 

o Anti-social behaviour 
(ASB) multi agency group 
operates in areas where 
asb identified as a 
concern 

 
 
 

 
Current work in this area: 
o After consideration of 

property standards and 
area characteristics, 
services targeted towards 
areas and landlords with 
greatest need 

o Rewards offered to those 
demonstrating best 
practice while 
enforcement is applied 
where standards are 
unacceptable and L/Ls 
unwilling to engage 

o Discounted GPLA 
(Gateshead Private 
Landlord Association) 
membership for landlords 
with 2 or less properties 
(£37.50 as opposed to 
£127.50) 

 

 

 
Current work in this area: 
o North Tyneside Private 

Landlord Services (NTPLS) 
established in April 2006 

o NTPLS is a borough-wide 
service engaging with all 
landlords on an equal basis 

o NTPLS remit to maximise 
engagement by landlords 
and encourage higher 
standards in the sector 

o Work has begun to target 
smaller landlords at an early 
stage through monitoring 
more vulnerable market 
areas 
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Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Recommendations  1 & 2 
(continued):  
 
 
 
 

 
Future Actions: 
o BNG will continue to support 

the work of NPRP and 
GPRST 

o Working with New Deal for 
Communities (NDC) and the 
Council BNG will help fund 
home improvements within 
Arthur’s Hill neighbourhood 
Renewal Area (where many 
landlords operate) 

o BNG will continue to fund 
interventions in other fragile 
markets characterised by 
high turnover and long term 
empty homes (often with 
high levels of private 
renting) where possible 
using loans rather than 
grants 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Future Actions: 
o Launching a Rent Deposit 

Scheme aimed at Housing 
Benefit submarket 
(January ’07) 

o NPRP and YHN to jointly 
manage Private sector 
ASB Enforcement Officers  
(January ‘07) 

o More consideration will be 
given to the way 
communication with 
landlords takes place  

o Further research will be 
conducted into services 
landlords would be keen to 
engage with, including 
types of training 

 
Future Actions: 
o Further analysis of data to 

consider membership, use 
of services, size of portfolio 
to consider targetting 
services further (throughout 
2007) 

o To carry out further 
research with landlords 
relating to services they 
wish PRS team to provide, 
including training needs 

 

 
Future Actions: 
o NTPLS will continue to be 

inclusive, but will adopt a 
more intensive approach to 
engagement in the borough’s 
regeneration and 
neighbourhood management 
pilot areas; tailoring 
interventions to address 
particular issues manifest in 
these vulnerable markets 
e.g. anti social behaviour or 
empty homes  

o Accreditation will be targeted 
in these areas 

o There will be a dedicated 
Anti Social Behaviour officer 
for the Private Rented Sector 
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Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Current work in this area: 
o BNG produce newsletters 

quarterly, update our 
website regularly and issue 
press releases when 
appropriate   

o BNG provide links to NPRP 
and GPRST websites from 
BNG website (and vice-
versa) 

 
Future Actions: 
o NPRP and GPRST to 

circulate relevant BNG press 
releases to mailing list 

o BNG to launch stakeholder 
(as opposed to resident) 
Newsletter March 2007 

 

 
Current work in this 
area: 
o Ensuring Website up to 

date and user-friendly 
o Landlords able to choose 

services with which they 
want to engage 

 
Future Actions: 
o Consider whether to 

circulate Email updates to 
all on the mailing list, not 
just members 

o Continue to encourage 
different forms of 
communication with 
landlords such as email 

 
Current work in this area: 
o PRS team reaches 

landlords via email 
o All L/Ls have individual 

passwords to access 
bespoke pages for them 
on the GPLA website 

o Information provided on 
Gateshead council 
website also 

o Accredited properties 
advertised on GPLA site 

 
Future Actions: 
o GPLA meetings to 

promote networking 
between key stakeholders 
and L/Ls 

 

 
Current work in this area: 
o NTPLS offers support 

services to all registered 
landlords.  Registration is 
free and service 
discounts/grants also offered   

 
Future Actions: 
o Work has begun to develop 

a service website separate 
from the council.  E-Learning 
modules and landlords 
training to be developed in 
2007 

 
Recommendation 3: 
 
Consider employing 
‘new’ techniques and 
methods for engaging 
with private landlords. 

 
Joint Future Action:  
NPRP, GPRST and NTPLS to Develop the Landlords Conference so it is self-funding and continues to successfully engage 
landlords, BNG to participate as appropriate 
 
 
 
 
 
 
 
 
 
 
 



 

  
79 

 
Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Recommendation 4: 
 
Think very carefully 
about the ‘branding’ of 
the products and 
services they provide 
landlords and the 
organisational ‘location’ 
of ‘support’ and 
‘enforcement’ functions 
 
 
 

 
Current work in this area: 
o BNG supports the NPRP 

and GPRST and only 
involvement in branding is 
the inclusion of BNG logo 
where appropriate 

 
Future Actions: 
o BNG to continue as 

currently – it would be 
confusing for landlords and 
tenants if BNG was to take a 
higher profile 

 
Current work in this area: 
o Project has established 

own “branding” and 
identity and is located in 
the heart of an area with 
high concentrations of 
PRS accommodation 

o Enforcement teams are 
external to PRP 

o Links established with the 
Tenancy Relations Officer 
for homeless prevention  

 
Future Actions: 
o Consultation with 

landlords when 
implementing new 
services and 
consideration of “fit” with 
existing services 

 
Current work in this area: 
o Has own branding  
o Located in the heart of an 

area with high 
concentrations of PRS 
accommodation 

o Enforcement policy only 
applied as necessary, 
where engagement fails 

 
Future Actions: 
o Ensure adequate 

consultation prior to 
changes in service 
provision 

o Selective licensing may 
strengthen perceptions of 
the GPRST as engaged 
landlords will see it as 
positive action against 
landlords who “taint” the 
sector       

 
 

 
Current work in this area: 
o NTPLS is a council service.  

the corporate identity is 
reflected in literature.  
however the local authority 
basis of the service is not 
prominent in day-to-day 
contact 

o Officers within the service 
are not involved in 
enforcement and are not 
Environmental Health 
Officers 

 
Future Actions: 
o Active consideration will be 

given to the reluctance of 
landlords to engage, 
negotiations ongoing to 
establish a number of 
opportunities for 
engagement at venues 
outside council offices 
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Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Recommendation 5: 
 
Continue to seek to 
‘educate’ landlords 
about licensing and its 
implications  
 

 

 
Current work in this area: 
- 
 
Future Actions: 
o BNG to support Gateshead 

Selective Licensing 
 

 
Current work in this area: 
o The team disseminates 

information to L/Ls through 
the website and 
newsletters and  promotes 
engagement with the 
Council’s HMO Team  

o Consultation via landlord 
Forums and Association 
meetings. 

o With PHEPS (Public 
Health and Environment 
Protection Section) held 
training sessions for 
landlords applying for a 
HMO licence 

o ODPM Speaker presented 
on Licensing at 2006 L/L 
Conference 

 
Future Actions: 
Will be considered in 
conjunction with PHEPS 
 

 
Current work in this area: 
 
Re: selective licensing 
stakeholder consultation 
carried out earlier this year. 
all landlords and 
stakeholders consulted; 
results being analysed; 
indications from all 
stakeholders (including 
landlords) is overwhelming 
support to introduce 
selective licensing in the pilot 
area 
 
Re: HMO licensing 
Discussion topic at L/L 
conference, as well as 
specific training session at 
GPLA meeting 
 
Future Actions: 
Consider further training 
session re: licensing 
 
 
 
 
 
 
 
 
 
 

 
Current work in this area: 
o In line with other authorities 

education and publicity has 
continued in relation to 
mandatory licensing 

o Licensing very much seen 
as the role of the regulatory 
services and separate from 
landlord services.  discounts 
for landlords signed up to 
NTPLS are available 

 
Future Actions: 
o No current plans for 

additional or selective 
licensing.  the progress of 
the interventions in more 
vulnerable markets will be 
monitored and  licensing 
considered in line with the 
criteria laid down in 
legislation 
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Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Current work in this area: 
o Key stakeholder groups 

represented on Private 
Landlords Forum Steering 
Group 

 

 
Current work in this area: 
o Gateshead Housing 

Partnership Forum for key 
stakeholders  

o Invite key stakeholders to 
GPLA meetings  

 

 
Current work in this area: 
o NTPLS operates a landlord 

forum and steering group   

 
Current joint working in this area: 
o 1st L/L conference held in 2006; joint initiative between NPRP and GPRST 
o Regular updates between NPRP, GPRST AND NTPLS 
o This study demonstrates commitment to cross-authority working 
 

 
Future Actions: 
o Promote membership of 

Newcastle Private 
Landlords Forum to more 
stakeholders 

 

 
Future Actions: 
o Improved alignment 

between Council and 
other stakeholders via 
forums , working groups 

 

 
Future Actions: 
o Continue to develop landlord 

forum and steering group   

 
Recommendation 6: 
 
The existing links 
between key 
‘stakeholder’ 
organisations in the PRS 
in the study area should 
be strengthened and 
formalised through the 
formation of a 
conurbation-wide  PRS 
forum  

 
Current work in this area: 
o BNG was the main instigator 

and funder of this body of 
research  

 
Future Actions 
o BNG to attend the 2007 

Regional Private landlord 
conference 

 
Joint Future Action: 
o Continue to promotes links between neighbouring authorities and stakeholders through 

events such as the landlords conference 
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Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Recommendations 
7& 8:  
 
Developments and 
trends within the sector 
should be monitored 
closely  
 

and 

Attention should be 
given to improving and 
updating ‘market 
intelligence’ relating to 
the PRS sector through 
further research studies    
 

 
Current work in this area: 
o BNG Housing Market 

Intelligence  (HMI) – 
ongoing collection and 
monitoring of housing 
market indicators 

o This study and other 
commissioned research 
(into the housing needs of 
Black and Minority Ethnic 
and New Migrant 
Households, students and 
graduates and creative and 
cultural sector professionals  
informs knowledge of the 
PRS 

o BNG has funded 2 estate 
Agent surveys, the latter 
also included letting agents 
and considered trends and 
area-based forecasts for the 
PRS  

 
Current work in this area: 
o Conducted a baseline 

survey in the inner west 
area of Newcastle 2003, 
used as a baseline for this 
study 

o Information collected from 
service users 

o Access to market 
intelligence from BNG and 
Newcastle Council 

 
 

 
Current work in this area: 
o Rent levels monitored 

through property to let list 
o Tenants’ register 

provides information on 
rent levels, housing 
needs, housing intentions  

o Turnover rates 
monitored; help 
determine area 
interventions and 
essential for targeting 
selective licensing  

o Market intelligence fed 
into neighbourhood 
planning exercises and 
interventions 

o Empty property officer 
monitors empty homes 

 

 
Current work in this area: 
o Current work ongoing which 

will improve monitoring of the 
PRS market in North 
Tyneside includes:  

• stock condition survey,  

• housing market 
assessment, 

• housing needs 
assessments, 

• turnover of tenancy  

• empty homes analysis 



 

  
83 

 
 
 
 

 
Recommendations and 
Challenges 
 

 
Bridging 
NewcastleGateshead 
 

 
Newcastle Private Rented 
Project 
 

 
Gateshead Private Rented 
Sector Team 
 

 
North Tyneside Private 
Landlord Services 
 

 
Recommendations 
7& 8, continued:  
 
 

 
Future Actions: 
o Will continue to help develop 

Newcastle & Gateshead 
Councils’ Housing market 
Intelligence models 

o Will continue to Feed into 
Newcastle Council‘s 2007 
housing needs assessment 

o BNG to investigate feasibility 
of enhancing the BNG 
Housing Market Intelligence 
model to analyse PRS 

o BNG to commission updates 
to estate and letting agent 
surveys to provide 
qualitative information on 
the PRS 

o Will share relevant research 
findings with NPRP and 
GPRST 

 

 
Future Actions: 
o NPRP information to be 

Linked into Newcastle 
Housing Market 
Intelligence Model 

o NPRP to consider further 
research and share 
relevant BNG research 
findings 

 

 
Future Actions: 
o Further analysis of 

tenants’ register  
o Consider further research 

on investors’ long term 
plans  

o Share relevant GPRST 
research / intelligence 
with BNG  

 
Future Actions: 
o Currently developing (with 

planners) an early warning 
system for vulnerable 
markets 

o Aim to have a basket of 
indicators to help target 
interventions by April ‘07 

o Consideration will be given 
to a tenant survey to 
complement this study 

o In addition targetting future 
research on the Housing 
Benefit recipient 
market/vulnerable tenants 
will be considered, in the 
context of Public Service 
Agreement Target 7 (Decent 
Homes) 
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