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1. Executive Summary 
 

In order to improve the standard of privately rented property in the borough, Lambeth Council is 

proposing to introduce a selective licensing scheme that, if approved, would apply to 23 out of 25 

wards, implemented in two phases.  
 

The first phase (designation 1) would cover a total of four wards and would allow the council to deal 

with the worst housing conditions in the borough as soon as possible. The second phase 

(designation 2) would extend to a further 19 wards also experiencing poor housing conditions.   

Designation one – Poor property conditions:  

• Knight’s Hill 

• Streatham Common & Vale 

• Streatham Hill East 

• Streatham St Leonards 

Designation two – Poor property conditions:  

• Brixton Acre Lane 

• Brixton North 

• Brixton Rush Common 

• Brixton Windrush 

• Clapham Common and Abbeville 

• Clapham East 

• Clapham Park 

• Clapham Town 

• Gipsy Hill 

• Herne Hill and Loughborough Junction 

• Kennington 

• Myatt’s Fields 

• Oval 

• St Martin’s 

• Stockwell East 

• Stockwell West and Larkhall 

• Streatham Hill West and Thornton 

• Streatham Wells 

• West Dulwich  

The 23 wards selected have significantly high numbers of privately rented properties in poor 

condition. If the scheme is approved, all properties in the designated areas that are rented to a 

single household (e.g., a family) or two unrelated sharers (e.g., two friends living together) will need 

to have a licence to be legally let. 

When proposing to introduce a selective licensing scheme, Part 3 of the Housing Act 2004 requires 

Councils to take reasonable steps to consult with all persons likely to be affected by the proposed 

designation. Lambeth Council commissioned Cadence Innova, an independent consultancy, to 

undertake an extensive programme of consultation activities and report independently on the 

findings.  

To help inform all stakeholders, a consultation evidence pack was developed by Cadence Innova in 

conjunction with Lambeth Council, and this, along with other relevant documents, was available for 
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the duration of the consultation on the council’s website: Have your say on licensing privately rented 

properties in Lambeth | Lambeth Council. The council also had a dedicated phoneline and email 

inbox specifically to receive comments and submissions and to communicate with stakeholders for 

the duration of the consultation.  

The consultation ran for 12 weeks from 11 December 2023 until 4 March 2024 and utilised a variety 

of methods to reach all those likely to be affected by the council’s proposals, both within and 

outside the borough. These methods included an online survey, two virtual public meetings with 

landlords, tenants, residents, and landlord groups and more than 100 stakeholders were directly 

contacted and asked for their response to the consultation. Stakeholders included local councillors, 

MPs, voluntary community sector organisations, tenants and resident associations, housing charities, 

emergency service commanders and all London borough councils. In addition, the chief executives 

of the National Residential Landlords Association (NRLA) and the British Landlords Association (BLA), 

and the accreditation officer for the London Landlord Accreditation Scheme (LLAS) were all written 

to directly. The NRLA, Propertymark, Safeagent, LLAS and iHOWZ were also included on the press 

release distribution list. The council advertised the consultation through digital and print media, as 

well as in-person methods. 

A total of 1787 survey responses were received. The survey incorporated a quantitative approach 

and qualitative responses through free text boxes. Qualitative feedback was also received at virtual 

public meetings (attended by 129 people) and from 4 written responses from interested parties.   

The consultation looked at the level of support for introducing a selective licensing scheme. The 

consultation also sought views on the proposed licence conditions, associated fees, potential 

discounts, and the respondents’ perceptions of the issues of poor property conditions, anti-social 

behaviour (ASB) and deprivation in the borough. 

The results of the consultation survey and the views of stakeholders gathered during the 

consultation are analysed fully in this report. 

  

https://www.lambeth.gov.uk/consultations/have-your-say-licensing-privately-rented-properties-lambeth
https://www.lambeth.gov.uk/consultations/have-your-say-licensing-privately-rented-properties-lambeth
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1.1 Key Findings 

Overall Landlords, 

letting or 

managing 

agents 

Residents or 

local 

businesses 

Other 

stakeholders 

Total consultation survey 

responses   
1787 

responses 

550 responses 1154 responses 83 responses 

 
Responses to the question 1392 

responses 

410 responses 939 responses 43 responses 

Agree with selective 

licensing proposal for 

designation 1 

47% 8% 64% 47% 

Disagree with selective 

licensing proposal for 

designation 1 

40% 71% 28% 44% 

 
Responses to the question 1393 

responses 

410 responses 940 responses 43 responses 

Agree with selective 

licensing proposal for 

designation 2 

46% 9% 63% 44% 

Disagree with selective 

licensing proposal for 

designation 2 

44% 77% 30% 49% 

 
Responses to the question 1389 

responses 

410 responses 936 responses 43 responses 

Agree with proposed 

selective licensing 

conditions  

40% 10% 54% 42% 

Disagree with 

proposed selective 

licensing conditions 

42% 70% 31% 37% 

 
Responses to the question 1377 

responses 

410 responses 925 responses 42 responses 

Selective licensing fee 

is about right 

20% 4% 27% 26% 

Selective licensing fee 

is too high  

61% 94% 47% 55% 

Selective licensing fee 

is too low 

6% 0% 9% 10% 
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Overall Landlords, 

letting or 

managing 

agents 

Residents or 

local 

businesses 

Other 

stakeholders 

Responses to the question 1375 

responses 

409 responses 924 responses 42 responses 

Selective licensing 

Discount is about right 

19% 7% 25% 21% 

Selective licensing 

Discount is too high  

11% 3% 14% 7% 

Selective licensing 

Discount is too low 

49% 69% 40% 43% 

 

 

1.2  Conclusions 

 

Of those who chose to answer the specific questions, the overall majority of respondents are in 

favour of selective licensing schemes in both the first four and the second nineteen wards. Analysis 

by stakeholder group shows that the majority of those in favour fall into the residents and local 

businesses stakeholder group, whereas those against are markedly landlords or letting/managing 

agents. 

Overall responses to the question about licensing conditions are more ambivalent, though still with 

a marked majority of residents and local businesses being in favour of the proposed conditions.  

Responses regarding the proposed fees and discounts show a more clear-cut majority disagreement 

across the board. Landlords and tenants both felt that the licence fee was too high and discounts 

too low.  
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2. Introduction 
 

2.1  Background 

 

Lambeth Council has consulted on new licensing proposals for the private rented sector (PRS) in the 

borough. Property licensing is a way of ensuring safer and better standards in private rented 

properties.   

  

Lambeth is consistent with the rest of London in that it has a shortage of affordable housing, with 

house prices remaining out of reach for many. The demand for social housing far outstrips the 

supply. As a result, private rented property is increasingly becoming the only viable option for many 

Lambeth residents, including those who are vulnerable and on low incomes. Currently, 34% of 

Lambeth’s housing stock is in the PRS, and this is expected to continue to rise in the future.   

  

While the majority of properties in the PRS are well maintained and safe, there is a growing number 

of properties that are substandard and potentially dangerous. Even landlords with good intentions 

may not always be aware of the latest legal and safety requirements. These properties pose a risk to 

the health, safety, and wellbeing of tenants, cause issues with neighbours, and require numerous 

interventions from council teams that are already under pressure. It is crucial for the council to utilise 

all available tools to improve the situation for tenants renting properties in this sector. Licensing 

plays a key role in this effort.  

  

In 2021, Lambeth implemented a boroughwide additional HMO licensing scheme to ensure safety 

standards for tenants living in small houses in multiple occupation (HMO). However, poor housing 

conditions are not limited to HMOs and are prevalent across the PRS. It is predicted that 19% of 

Lambeth’s PRS properties have serious housing hazards, many of which are not currently licensable.  

  

Lambeth is now proposing, subject to consultation, that all types of privately rented homes (not just 

HMOs) should be licensed in the 23 wards with the highest levels of properties in poor condition. 

This would be introduced in two phases. This is known as selective licensing. 

 

2.2  Proposals  

 

The council is proposing to introduce two new selective licensing designations that will apply to all 

privately rented properties in 23 of the 25 wards of the borough with the highest levels of properties 

in poor condition. This would be introduced in two phases. 

The phased approach to implementation will allow the council to scale up resources to administer 

and enforce a larger designation. The first phase (designation 1) would cover a total of four wards 

and would allow the council to deal with the worst poor property conditions. As this covers less than 

20% of the geographical area of Lambeth and less than 20% of its privately rented housing, this can 

be approved by the council’s Cabinet. 

The second phase (designation 2) would cover a total of 19 wards also on the basis of poor property 

conditions. Due to its size, this designation would need confirmation by the Department of Levelling 
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up Housing and Communities (DLUHC). If approved, designation 2 could be introduced by early 

2025; however, this will be dependent upon DLUHC. 

 

2.3  Public consultation 

 

The consultation ran for 12 weeks from 11 December 2023 until 4 March 2024. In order to gather as 

much feedback as possible from landlords, tenants, residents and other stakeholders, the council 

used several strategies to promote the consultation. 

 

The consultation focused on the extent to which respondents agree or disagree with the council’s 

proposal to introduce the selective licensing scheme, and the two proposed designations. The 

consultation also looked at views on the proposed licence conditions, associated fees, proposed 

discounts, and the respondents’ perceptions of the issues of ASB, poor property conditions and 

deprivation in the borough.  

Working alongside Cadence Innova, an independent consultancy firm, the council launched a 

comprehensive communications and marketing campaign to inform all stakeholders about the 

council’s ongoing consultation on the proposed introduction of a selective licensing scheme, with 

the aim of encouraging active participation.  

The communications strategy was designed to inform and educate all stakeholders about the 

proposed licensing scheme and its potential benefits. The marketing approach was primarily focused 

on digital activities and online events. However, to meet the needs of the digitally excluded, physical 

hard copy communications were also made available. 

Communications channels 

The council used a wide range of communication channels to promote the consultation and make 

stakeholders aware of the proposals.   

The council undertook various activities to engage all stakeholder groups, both within and outside 

the borough, and to raise their awareness about the consultation. These activities included:  

• Updating the council website homepage to include the consultation link 

• Posting a news article about the consultation on the council website 

• A press release to announce start of consultation was published on 11 December 2023 

• Notice of the start of the consultation was published in Lambeth’s Labour Group newsletter, 

Lambeth Eye on 15 December 2023. The newsletter was sent to 58 Labour Party councillors 

and ten members of the Leader’s office.     

• A direct email was sent to 3 MPs and 64 councillors on 15 February 2024 

• A direct email was sent to 37 voluntary community sector organisations 

• A direct email was sent to key stakeholders including housing charities, emergency service 

commanders and integrated care systems on 15 and 16 February 2024.  

Using the council’s social media 

• Eight X (formerly known as Twitter) posts with a total of 7,264 impressions, 3,329 reached, 69 

clicks, 173 total engagements, 6 re-posts (re-tweets), 37 comments and 61 likes 
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• Eight Facebook posts with a total of 5,099 impressions, 1,130 people reached, 183 total 

engagements, 13 likes, 114 clicks, 47 comments and 9 shares  

• Two LinkedIn posts with a total of 1217 impressions, 55 total engagements, 32 clicks, 6 

shares, 8 likes and nine comments 

• One Instagram Business post on 10 January 2024 with a total of 861 impressions, 841 people 

reached, 26 total engagements, 3 likes and 4 comments  

• Seven Nextdoor posts with a total of 4,723 impressions, 2,575 people reached, 83 clicks, 109 

total engagements, 16 likes, 2 shares and 8 comments. 

• In addition to organic social media posts containing advertisements to promote the 

consultation, a video featuring the Cabinet Member for Housing and Homelessness, 

Councillor Maria Kay was shared across YouTube, X, LinkedIn, Facebook and Nextdoor on 16 

February 2024. The short video included information on why the consultation was being 

held, the ambitions the council held in relation to the PRS I n Lambeth and informed 

audiences on how to take part in the consultation.  

• The geographical analytics show that the majority of the clicks on the advertisements were 

from audiences within the United Kingdom. However, a significant number of audiences that 

clicked the posts could be found further afield in the following locations: 

o New Zealand, Australia and South Africa 

o Hong Kong, Philippines and India 

o Finland, Austria, Netherlands and Switzerland 

o Canada, United States and Grenada. 

Activities to reach out to Lambeth tenants and residents included: 

• The consultation was included as an item in the tenants and residents association newsletter, 

Getting Involved on 22 February 2024, to 269 recipients 

• Information about the consultation was included within four issues of the resident 

newsletter, Love Lambeth to 24,396 subscribers 

• An out of home campaign ran with adverts added to JC Decaux sites across the borough. The 

out of home campaign ran from 12 to 25 February 2024 and the following areas displayed 

posters: 

o 2 sites in Brixton 

o 2 sites in Clapham 

o 1 site in Kennington 

o 1 site in Norbury 

o 2 sites in Norwood 

 

• A borough-wide leaflet drop to 158,000 Lambeth households was completed on 8 January 

2024 

 

• Pull up banners were installed and displayed at: 

o Brixton Library  

o Durning Library  

o Tate South Lambeth Library  

o Minet Library  

o Clapham Library  

o Waterloo Library 

o Carnegie Library 

o Streatham Library 



 

 Lambeth Council Selective Licensing Proposals – Consultation Report 10 

 

o West Norwood Library 

o Upper Norwood Library 

o Brixton Recreation Centre 

o Clapham Leisure Centre 

o Streatham Ice and Leisure Centre 

o West Norwood Health and Leisure Centre 

o Flaxman Sports Centre 

o Ferndale Community Sports Centre 

o Lambeth Civic Centre Welcome Desk 

 

• Posters were sent to ten workspace providers on 31 January 2024: 

o Granby Space 

o Build Studios 

o Makespace Studios 

o Pop Brixton 

o Impact Hub Brixton 

o Parkhall Business Centre 

o Kennington Park 

o Health Foundry 

o 3space International House 

o Tibor Jones Hub. 

 

• Posters were sent to 44 local healthcare providers on 31 January 2024. 

   

• All Lambeth Labour Group members were asked to share news of the consultation with 

residents and interested parties in 15 December 2023 edition of Lambeth Eye 

 

• All Lambeth Councillors & MPs were asked to share details of the consultation on social 

media platforms and at public meetings in a direct email from the Leaders office on 15 

February 2024. 

Activities to reach out to landlords included two direct emails to 1,173 known landlords, letting and 

managing agents operating in Lambeth on 11 January 2024 and 19 February 2024. 

 

Activities to reach out to landlords outside the borough included: 

 

An out of home campaign with adverts added to JC Decaux sites ran from 12 – 25 February. The 

posters were displayed in the following neighbouring boroughs: 

o 7 sites in Croydon 

o 6 sites in Merton 

o 7 sites in Southwark 

o 7 sites in Wandsworth. 

 

A digital campaign on the London Property Licensing (LPL) website which ran for 12 weeks. LPL is 

the award winning, leading website for informing private landlords in the UK. It is the only website 
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dedicated to providing simple, impartial and expert advice on property licensing and explaining the 

licensing requirements across every London borough. The website reaches out to landlords based 

throughout the UK and those based abroad. Since launching in April 2015, the website has received 

more than 1.7 million views. The Lambeth campaign started on 15 December 2023 and ran until 4 

March 2024. The campaign included: 

o A pixel banner advert promoting the licensing consultation was placed on the LPL 

homepage, the LPL Lambeth page, the LPL Lambeth news article and the LPL 

Lambeth consultation page. Anyone clicking on the advert was taken directly to the 

council’s consultation webpage. 

o A banner headline was attached to one of the rotating landscape images at the top of 

the LPL home page. The banner headline contained a hyperlink to the LPL Lambeth 

consultation page. 

o The Lambeth consultation listing was displayed on the LPL website and promoted on 

the home page, the licensing consultation page and the LPL Lambeth page. The 

listing summarised the purpose of the consultation and explained how people could 

take part. 

o A news article about the consultation was published on 15 December 2023 and 

promoted via social media and the LPL newsletter. 

o The Lambeth consultation was promoted in newsletters distributed on 20 January 

2023, 31 January 2024 and 4 March 2024. The newsletter is widely distributed to 

landlords, letting agents, organisations, local authority officers and government 

officials and sent to more than 3,700 people who have requested updates on housing 

regulation and property licensing schemes. 

o The consultation was promoted in posts on the LPL Facebook page on 19 December 

2023 and 4 January 2024 

o The LPL LinkedIn page carried news of the consultation on 19 December 2023 and 4 

January 2024.  

o Posts about the licensing consultation were published on the LPL X (formerly known 

as Twitter) feed (@lplicensing) every 15 to 17 days, timed to cover a variety of 

morning, afternoon and evening posts, between 15 December 2023 and 3 March 

2024. During this period the @lplicensing X feed had more than 2,300 followers, 

generating impressions, likes, reposts and comments. 

 

A programmatic digital campaign ran from 14 to 31 December 2023 and 29 January to 4 March 

2024. Digital adverts were placed using Google Display advertising and social media channels. The 

adverts were strategically placed to engage with the following stakeholders: 

 

• Landlords 

• Tenants 

• Portuguese speaking communities 

• Small business owners.  

 

Analytics from the campaign are summarised below: 

1,879,667 impressions, 5,484 clicks, 12,007 interactions, 230,757 maximum reached. 

 

The geographical analytics show that engagement with the campaign was within Lambeth in 

addition to the following areas: 
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• Glasgow 

• Leeds 

• Liverpool 

• Manchester 

• Nottingham 

• Sheffield. 

 

Direct emails were sent to all of the Leader’s offices, Chief Executives, Regulatory and Housing 

services at all boroughs across London on 15 and 16 February 2024. 

 

One newspaper advertisement was placed in the South London Press newspaper. The award-

winning newspaper is distributed weekly across Lambeth, Bexley, Croydon, Greenwich, Lewisham, 

Merton, Southwark and Wandsworth. 

 

Activities to make digitally excluded and vulnerable stakeholders aware of the consultation included: 

Reaching out to local community and outreach groups to ask them to share the consultation with 

the groups they interact with: 

o Age UK Lambeth 

o Bright Morning Star Outreach 

o Brixton Advice Centre 

o Citizens Advice Merton & Lambeth 

o Connect Lambeth 

o HTC Breakfast Club 

o Lambeth Early Action Partnership 

o Faiths Together in Lambeth 

o FoodCycle 

o Lambeth Together 

o Lambeth Trussell Trust 

o Leap Manna Day Centre 

o Oasis Community Fridge 

o Portuguese Community Centre 

o Rastafari Movement and Wellbeing 

o Refugee Community Kitchen 

Posters were sent to 11 day centres on 31 January 2024: 

o Lambeth Walk Day Centre 

o Central Hill Day Centre 

o Lambeth Asian Centre 

o Lambeth Chinese Community Association 

o Lambeth Elderly Association from Vietnam 

o Lambeth Resource Centre 

o Landmark 

o Stockwell Day Centre and Elderly Mentally Infirm Unit 

o Opportunities Project  

o Make a Difference Afro-Caribbean Senior Citizens Group 

o Waterloo Action Centre. 
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• Paper copies of the consultation were available at all libraries within the borough from 15 

December 2024. 

 

• One newspaper advertisement was placed in the Voice newspaper and published in the 

February edition. The Voice is the only British Afro Caribbean newspaper operating in the UK. 

With a monthly print circulation of 20,000 it has been available across the country since 1982. 

 

• One newspaper advertisement was placed in the South London Press newspaper. The award 

winning newspaper is distributed weekly and available at more than 1,000 outlets across 

Lambeth, Bexley, Croydon, Greenwich, Lewisham, Merton, Southwark and Wandsworth.  

 

Activities to make stakeholders within the council aware of the consultation included: 

• A notice was placed on the internal channel, Yammer on 12 February 2024 and seen by 793 

members of staff  

• Updating the council website corporate homepage carousel to include the consultation 

• Posting a news article about the consultation on the council website on the first day of the 

consultation  

• A notice within the staff bulletin was published on 9 January 2024 

• An intranet article was published in January 2024  

• Notice of the start of the consultation was published in Lambeth’s Labour Group newsletter, 

Lambeth Eye on 15 December 2023     

• All Councillors and MPs were sent a direct email on 15 February 2024 

• Using the council’s social media: 

o Eight X (formerly known as Twitter) posts with a total of 7,264 impressions, 3,329 

reached, 69 clicks, 173 total engagements, 6 reposts (re-tweets), 37 comments and 61 

likes 

o Eight Facebook posts with a total of 5,099 impressions, 1,130 people reached, 183 

total engagements, 13 likes, 114 clicks, 47 comments and 9 shares  

o Two LinkedIn posts with a total of 1217 impressions, 55 total engagements, 32 clicks, 

6 shares, 8 likes and nine comments 

o One Instagram Business post on 10 January 2024 with a total of 861 impressions, 841 

people reached, 26 total engagements, 3 likes and 4 comments  

o Seven Nextdoor posts with a total of 4,723 impressions, 2,575 people reached, 83 

clicks, 109 total engagements, 16 likes, 2 shares and 8 comments. 

 

2.4  Consultation methods 

 

The council used several methods to gather feedback from stakeholders about the councils 

proposals.  

Online survey 

An online survey was open to the general public. A total of 1787 survey responses were received, of 

which 1782 were submitted online and 5 were in paper form. The consultation survey was the main 

method of gathering feedback during the consultation. Respondents were asked their views on 

selective licensing, the proposed fees, discounts, and conditions, and their views on issues within the 

borough. Their responses are analysed and broken down by stakeholder type below. Respondents 
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could also request a paper version of the survey. A copy of the survey questionnaire can be found in 

Appendix 3 

Public forums 

The council held two virtual public forums to provide more information about the proposed scheme 

and to gather feedback from landlords, residents and other stakeholders who would be impacted by 

licensing. The public meetings were held over Microsoft Teams where council officers presented 

information about the proposed schemes, followed by a question-and-answer session. These events 

are summarised below: 

• Virtual public forum 1, 17 January 2024  

• Virtual public forum 2, 21 February 2024  

 

The above meetings were widely publicised and 229 people registered to attend the events. A total 

of 129 attended. 

Other written feedback  

The council accepted feedback on the proposed licensing schemes by email or written response. The 

feedback in the emails received and written responses has been analysed below. Four written 

responses were received from stakeholder organisations and can be found in full at Appendix 4.    
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3. Consultation survey results 
 

This section of the report presents the results from the consultation survey. There were 1787 

responses to the consultation survey.  

 

In the following analysis, the percentages are based on the answers to the question and will state 

where fewer than the total 1787 respondents answered the question.  

  

3.1 Overall consultation response 

 

The consultation ran from 11 December to 4 March, during which time, different stakeholder 

groups were engaged in myriad ways. The timeline of responses is shown below: 

 

 
 

Respondents could optionally give information on the first part of their postcode, allowing for 

geographic analysis of responses. Of the 1094 respondents who provided this information, the vast 

majority were Lambeth/London residents, though some responses came from further afield, 

including Devon, Norfolk, Scotland and Ireland: 
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Respondents were also asked to give information about how they heard about the consultation. Of 

the 1217 respondents who chose to answer this question, the majority (32 per cent) said they had 

responded to seeing a leaflet. A large proportion (77 per cent) of the 244 respondents who had 

heard about the consultation in other ways said they had seen adverts on Facebook or Instagram, or 

on other forms of social media. 

 

 

 
  

 

How did you hear about this consultation? 
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3.2 Stakeholders 

 

All respondents to the consultation were categorised into the following stakeholder groups: 

 

 

 

 
Respondents who stated they were a Lambeth resident or local business, or a landlord, letting or 

managing agent were then asked which description would best describe them. 

 

Of the 1138 residents and local businesses who responded to this question, 519 (46 per cent) said 

they were an owner occupier and 338 (30 per cent) said they were private tenants living in a single 

family dwelling. 

 

 

 

In what capacity are you responding to this survey? 
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Of the 516 landlords, letting or managing agents who responded to this question, 342 (66 per cent) 

said they were a landlord who manages their own property, and 130 (25 per cent) said they were a 

landlord who uses a managing agent.  

 

 
The 43 respondents who classified themselves as ‘Another Type of Stakeholder’ came from a range 

of different organisations, including: 

 

• BCN Holdings 

• HMO Services 

• An organisation for accommodating Ukrainian refugees 

Which of the following best describes you? 

Which of the following best describes you? 
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• Islington Council 

• Justice For Tenants 

• Knights Hill Neighbourhood Champion & Knights Hill Safer Neighbourhood Panel 

• London Borough of Camden 

• London Borough of Lambeth 

• Propertymark 

• UK Apartments Association (UKAA) 

• Unity Housing support 

 

 

The range of respondents to the consultation shows a good representation of views from different 

stakeholder groups.  

 

Landlords’ relationship to Lambeth 

Landlords, letting or managing agents who responded to the consultation were asked if they lived in 

the London Borough of Lambeth. Of the 521 landlords, letting or managing agents who responded 

to this question, 284 (55 per cent) said they lived in Lambeth, and 237 (45 per cent) said they lived 

outside of Lambeth. 

 

 

These results clearly indicate that the consultation reached landlords both within and outside the 

borough.  
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Types of property and length of ownership 

Landlords, letting or managing agents were also asked about the types of properties they 

owned, and how long they had owned them. The majority of landlords, letting or managing 

agents owned only 1 or a small number of properties, and had done so for more than 10 

years. More landlords who responded owned purpose-built or converted flats than other 

types of properties. 

 

 

 

 

  

Please indicate how many properties you own/manage in Lambeth, for each of the following types 
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Accreditation 

Landlords, letting or managing agents were additionally asked whether they belonged to any 

Accredited Landlord Schemes. Of the landlords who responded to this question (504), the majority 

(54 per cent) were not accredited with any of the listed schemes. The NRLA had the largest 

proportion of respondents who were members (27 per cent).  

 

 

  

Are you accredited with or a member of any of the following? 
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3.3  Views on the proposed licensing scheme for designation 1  

 

The council is proposing to introduce two selective licensing designations which would apply to 

privately rented homes across 23 wards. To understand the views on the two designations, 

respondents were asked about the two designations separately. This section covers the responses 

regarding the proposed selective licensing scheme in designation 1, which would apply to the 

following four wards based on the criteria of poor property conditions: 

• Knight’s Hill 

• Streatham Common & Vale 

• Streatham Hill East  

• Streatham St Leonard’s 

Of the 1392 respondents who answered this question, the overall majority, around 47 per cent of 

respondents, agree with the proposal for selective licensing in designation 1 and around 40 per cent 

disagree. 

 

 

To what extent do you agree or disagree with the proposal for a selective licensing scheme to address poor 

property conditions in the four wards of Knights Hill, Streatham Common & Vale, Streatham Hill East and 

Streatham St Leonard's? 
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Looking at the responses by group, residents/local business (939 total responses) are in favour of the 

proposals with nearly 65 per cent agreeing, whereas landlords (410 total responses) are opposed to 

the proposals with over 70 per cent disagreeing. Other stakeholders’ (43 total responses) views were 

more mixed, with over 45 per cent agreeing and nearly 45 per cent disagreeing. 

 

 

 

3.4 Views on the proposed licensing scheme for designation 2 

 

The council is proposing to introduce two selective licensing schemes which would apply to privately 

rented homes across 23 wards. To understand the views on the two designations, respondents were 

asked about the two schemes separately. This section covers the responses regarding the proposed 

selective licensing scheme in designation 2, which would apply to the following 19 wards based on 

the criteria of poor property conditions: 

 

• Brixton Acre Lane • Kennington 

• Brixton North • Myatt’s Fields 

• Brixton Rush Common • Oval 

• Brixton Windrush • St Martin's 

• Clapham Common and Abbeville • Stockwell East 

• Clapham East • Stockwell West and Larkhall 

• Clapham Park • Streatham Hill West and Thornton 

• Clapham Town • Streatham Wells 

• Gipsy Hill • West Dulwich 

• Herne Hill and Loughborough Junction  

 

 

As a Lambeth Resident or Local Business 

 

 

As a Landlord, Letting or Managing Agent 

 

 

As another type of Stakeholder 

To what extent do you agree or disagree with the proposal for a selective licensing scheme to address poor 

property conditions in the four wards of Knights Hill, Streatham Common & Vale, Streatham Hill East and 

Streatham St Leonard's? 
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Of the 1393 respondents who answered this question, the overall majority, around 46 per cent of 

respondents, agree with the proposal for selective licensing in designation 2 and around 44 per cent 

disagree. 

 

 

 

  

To what extent do you agree or disagree with the proposal for a selective licensing scheme to address poor 

property conditions in a further nineteen wards (excluding Vauxhall and Waterloo & South Bank)? 
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Looking at the responses by group, residents/local business (940 total responses) are in favour of the 

proposals with over 60 per cent agreeing. Landlords (410 total responses) are opposed to the 

proposals with over 75 per cent disagreeing. Other Stakeholders’ (43 total responses) views are more 

mixed, with the overall majority, nearly 50 per cent disagreeing, and nearly 45 per cent agreeing. 

 

 

3.5 Views on the proposed licensing scheme fees  

 

The consultation asked respondents for their views on the proposed licence fees for the proposed 

selective licensing scheme. Information about the proposed licence fees was provided within the 

consultation documents.   

Respondents were asked how reasonable they feel the proposed selective licence fee of £923 for a 

five-year licence is.  

 

As a Lambeth Resident or Local Business 

 

 

As a Landlord, Letting or Managing Agent 

 

 

As another type of Stakeholder 

What are your views on the proposed fee? 

To what extent do you agree or disagree with the proposal for a selective licensing scheme to address poor 

property conditions in a further nineteen wards (excluding Vauxhall and Waterloo & South Bank)? 
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Of the 1377 respondents who answered this question, the overall majority of respondents, 61 per 

cent, said that they thought that the fee is too high. 

Looking at the responses by group, 410 landlords/ agents, 925 residents/local business and 42 

other stakeholders answered the question. 

Although residents/local businesses and other stakeholders had a more mixed view of the fee, the 

majority, 47 per cent and 55 per cent respectively said that the fee was too high. However, 36 per 

cent of residents/local business and other stakeholders said the fee was about the right level or too 

low. Landlords/agents had a more consistent view, with 94 per cent saying that the fee was too high. 

 

3.6 Views on the proposed licensing scheme discounts  

 

The consultation asked respondents for their views on the proposed licence fee discount. 

Information about the proposed licence fee discount was provided within the consultation 

documents.   

Respondents were asked how reasonable they feel the proposed selective licence fee discount of 

£75 for accredited landlords is. 

23%

34%

3%

21%

19%

9%

8%

2%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Stakeholder (47)

Resident / local business (445)

Landlord / agent (356)

What are your views on the proposed fees? A basic fee of *£640 per propety* for 

a selective licence

I think the fee is at about the right level I think the fee is too low Don't know

As a Lambeth Resident or Local Business 

 

 

 

As a Landlord, Letting or Managing Agent 

 

 

 

As another type of Stakeholder 

What are your views on the proposed fee? 
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Of the 1375 respondents who answered this question, the overall majority of respondents, 49 per 

cent, said that they thought that the discount was too low. 

Looking at the responses by group, 409 landlords/ agents, 924 residents/local business and 42 

other stakeholders answered the question. 

Although residents/local businesses and other stakeholders had a more mixed view of the discount, 

the majority, 40 per cent and 43 per cent respectively said that the discount was too low. However, 

39 per cent of residents/local business and 28 per cent of other stakeholders said the discount was 

about the right level or too high. Landlords/agents had a more consistent view, with 69 per cent 

saying that the discount was too low. 

 

As a Lambeth Resident or Local Business 

 

 

 

As a Landlord, Letting or Managing Agent 

 

 

 

 

As another type of Stakeholder 

What are your views on the proposed accredited landlords’ discount? 

What are your views on the proposed accredited landlords’ discount? 
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3.7 Free text comments 

 

The free text comments for the questions asking respondents to explain why they disagreed with the 

proposed licence schemes and if they had any further comments/considerations were analysed. The 

analysis looked at the responses by stakeholder type.  

Responses in support of the proposed scheme 

It is worth noting that, although the majority of the free text questions invited responses, these were 

only when respondents were in disagreement. There were however many positive comments about 

the scheme. Some of these are listed below: 

A very helpful and welcome development  

 

Agree with the proposed scheme to protect tenants and deal with rogue landlords 

 

Although I am an owner occupier I support this and also a rent cap as it is virtually 

impossible for young people to rent desirable or affordable property 

 

Anything that holds landlords to account is a massive plus 

long overdue- far too many dangerous properties out there that have a seriously 

detrimental effect on people's lives and health 

 

Having lived in poor quality PRS properties I think it's really important landlords are made 

accountable for them. Some landlords see tenants as cash cows and have no concern for 

their wellbeing whatsoever. 

 

On the whole, I think this is a really good, proposed scheme. I believe it will help tenants to 

feel more secure by improving communication between landlord and tenant (e.g. knowing 

that rent has been received, that complaints have to be taken seriously, that reference 

requests cannot just be ignored). It's a huge step in improving rights for renters. 

 

I am an architect and a tenant who has lived in and around Lambeth most of my life. 

Different members of my family have been both tenants and landlords in the borough 

since before the Second World War. I thus have a detailed and historically contextualised 

knowledge of housing provision, changing land values and the shameful persistence of 

poor maintenance. I therefore wholeheartedly support any proposal to improve housing 

conditions. 

 

I am really in favour of any scheme that improves the conditions of privately rented 

properties in my borough and holds bad landlords to account. Just wanted to say I support 

it and hopes it has good results. 

 

I commend the council for bringing forward this licensing scheme, it is much needed. 

Having been a private renter in Lambeth in an unlicensed (and potentially off-books) 

property, I urge the council to act against rogue and exploitative landlords. 
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Landlords/agents 

For landlords/agents, five major themes can be drawn out from the responses: 

1.  Opposition to the scheme as a whole: Many landlords and agents expressed strong disagreement 

with the proposed selective licensing scheme, viewing it as unnecessary, burdensome, and a way for 

the council to generate revenue. They argued that existing laws and regulations are sufficient to 

address any issues with the property conditions and that the scheme unfairly penalises responsible 

landlords. 

“The majority of rental properties are of a very good standard.  - Council has enough 

power at present to fine landlords of poor standard properties …alternatives:  - use 

existing laws to prosecute and fine landlords of properties with inadequate conditions”  

 

“Enforcement of existing health and safety laws. The legislation to enforce safe 

conditions already exists- the licensing scheme just looks like the council's attempt to 

make more money from licensing fees.”  

 

2. Concerns about increased costs and rents: landlords expressed concerns that the licensing scheme 

will lead to increased costs, which will ultimately be passed on to tenants in the form of higher rents. 

They argued that this will exacerbate the already difficult housing shortage and make it more 

difficult for tenants to afford rental properties. 

“It is just a means for the council to make more money out of landlords.  The cost of the 

licence will have to be passed on to tenants.  Most private landlords provide safe, well-

maintained housing when it is badly needed; it’s poorly-maintained social housing that 

is always the problem.  Private landlords are utterly beleaguered by red-tape, and many 

of us are making a loss. Yet more legislation will result in more yet landlords leaving the 

market, higher rents, and higher pressure on fewer rental places.  Young people wanting 

to work in London (like my tenants) will simply not be able to find anywhere to live, with 

knock-on negative effects on the economy.”  

 

“Further legislation is unnecessary. This additional cost will only be passed on to tenants. 

Whoever came up with this idea didn't think it through!”  

 

3. Focus on targeting rogue landlords: landlords suggested that instead of implementing a blanket 

licensing scheme, the council should focus on targeting and penalising rogue landlords who are not 

complying with existing regulations. They argued that this would be a more effective approach to 

improving property conditions and protecting tenants. 

“So in my opinion rather than penalising all landlords, the majority of which are very 

good landlords, the alternative here is to seek remedies against rogue landlords which 

are sufficiently punitive to act as a deterrent and to fund enforcement. Make the bad 

guys pay not the good ones!”  
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4. Lack of faith in council management: some landlords expressed scepticism about the council’s 

ability to effectively manage and enforce the licensing scheme. They cited examples of poor 

management of existing licensing schemes and lack of inspections as evidence that the scheme may 

not achieve its intended goals. 

 

“You are not using existing powers - absolutely minimal enforcement of existing HMO 

registration, very delayed implementation of selective licensing scheme and NO 

INSPECTIONS.  What is the point of a selective licensing scheme when you don't even 

inspect?  Selective licensing schemes deter good landlords and do nothing to stop bad 

landlords, as they know you don't enforce.”  

 

“We all agree with raising rental standards.  The issue is about enforcement. The local 

authorities are failing on this front across all of London. There are very few cases of 

successful enforcement against criminal landlords.”  

 

 

5. Emphasis on the role of social housing: several landlords highlighted the need for the council to 

address issues with social housing, which they argued is often in poor condition and contributes to 

housing problems in the borough. They suggested that the council should focus on improving its 

own housing stock before imposing additional regulations on private landlords 

 

“Lambeth does NOT have a good record of addressing social housing problems let alone 

private rental.”  

 

“Some of the social housing in the area is in an awful state and looks to be a much 

higher priority.”  

 

 

Residents/local businesses 

For residents/local businesses, similar themes were evidenced, with a greater emphasis on increased 

costs for tenants: 

 

1. Concerns about increased costs: many respondents expressed concerns that the proposed 

licensing scheme would lead to increased costs for landlords which would ultimately be passed on 

to tenants in the form of higher rents. They argued that this would exacerbate the already high cost 

of living in Lambeth 

 

“As Lambeth states, 'the private rented sector plays an important role in meeting housing 

needs'.  If Lambeth chooses to impose an additional layer of bureaucracy on landlords 

then this may well result in less rental properties available as landlords choose to exit the 

sector.  For those landlords who stay, the additional licencing fees would undoubtedly be 

passed on to the tenants, making housing even less affordable.” First 4 wards question 
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“Licensing schemes consistently add costs to letting that are passed on to tenants.” First 4 

wards question 

 

 

2. Focus on enforcement and existing laws: several respondents suggested that the council should 

prioritise enforcing existing laws and regulations rather than implementing a new licensing scheme. 

They argued that there are already measures in place to address poor housing conditions and that 

the council should focus on effectively enforcing these laws 

“The existing laws and regulations adequately address the situation and should be used 

more effectively to deal with a small number of rogue landlords”  

 

“It sounds like existing law applies and the problem is with enforcement of the law. I’m 

not sure what additional benefit of the scheme you are proposing would be.”  

 

 

3. Criticism of Lambeth Council’s own housing management: many respondents criticised Lambeth 

Council for not adequately maintaining its own social housing properties. They argued that the 

council should address the issues within its own housing stock before targeting private landlords 

 

“A majority of the housing stock which is in poor condition is Lambeth housing (ie social 

housing) NOT private housing.”  

 

“Clean up your own act with regard to social housing first Lambeth - biggest rogue 

landlord in Lambeth… stop going after the little guys (“private landlords” who are also 

trying to get by with 1-2 properties) in the name of the little guys (private renter) and 

deal with the large housing associations etc which will have a bigger impact.”  

 

 

4. Impact on rental market and housing supply: some respondents expressed concerns that the 

licensing scheme would discourage landlords from renting out their properties, leading to a 

decrease in the availability of rental housing. They argued that this would further worsen the 

housing crisis in Lambeth 

“The danger is that this scheme will take properties off the Rental Market in an already 

grossly overheated and expensive Market as Landlords decide they will not want to 

comply.”  

 

“I am concerned about over regulation pushing even more landlords out of the market 

which will further exacerbate the shortage of supply and push up rents even more.”  

 

5. Need for targeted approach: several respondents suggested that the licensing scheme should be 

more targeted, focusing on specific problem areas or landlords rather than applying to all 
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properties. They emphasised the importance of addressing the issues caused by a minority of 

landlords without burdening all landlords with additional costs and regulations 

“Also a one size fits all approach will hit good landlords more so than bad ones (which 

tend to be the minority). These additional costs will be passed on to the renter, making 

them suffer more than anyone and they already suffered enough.”  

 

“Within the poor areas there are decent landlords too. You should be targeting those 

landlords not all. This scheme doesn’t identify.”  

 

 

Other stakeholders 

For other stakeholders, a notable theme is a belief that the scheme is unnecessary and that there 

should be a focus on individual complaints as opposed to a blanket scheme. 

1. Opposition to the proposed scheme: some stakeholders disagreed with the scheme and believe it 

is unnecessary and costly. 

“No evidence has been presented to support the position that a problem exists. As 

presented the proposal is overly onerous and expensive.”  

 

2. Focus on addressing tenant complaints: stakeholders emphasised the need for an effective council 

inspection department to address tenant complaints instead of implementing blanket and expensive 

licensing. 

“There should be a simpler mechanism for tenants to raise issues and have them dealt 

with. This would focus resources where there are actual problems and not affect the 

majority of conscientious landlords.”  

 

“Better response to tenants who raise issues rather than blanket and costly licensing 

which will not necessarily result in improvements. An effective council inspection 

department for tenant complaints.”  

 

3. Council’s role and priorities: some stakeholders argued that it is not the council’s responsibility to 

police private property and suggest that the council should focus on improving its own housing 

stock. 

“It is not the council’s place to police private property. Money would be better spent on 

its own housing stock where it is clearly failing by its own admission.”  

 

“The problems exist in the council and social housing sector not with the private sector. 

This is an attempt to look like Council is doing something. Improve social housing do not 

scape goat the private sector.”  
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4. Impact on rental supply: concerns are raised about the potential reduction in the supply of rented 

properties due to the proposed scheme, with some stakeholders highlighting existing issues with 

council housing that need to be addressed 

“It will reduce the supply of rented properties when there isn’t an issue with private 

rented housing.”  

 

“This will force landlords out of the market, reducing the number of rentals available.”  

 

 

5. Doubts about effectiveness and motives: some stakeholders express scepticism about the 

effectiveness of the proposed scheme in raising standards and suggest that it is merely a way for the 

council to raise money without tangible benefits. 

“So does licensing work? look elsewhere and I think you'll find that feeds an army of 

council workers but does not improve the lot of the tenant. What does licensing entail - 

will there be a meaningful annual inspection of each property or each new let? You 

know it won't happen, particularly if there is there is a bad landlord.”  

 

“Just trying to raise money, another tax. This won't do anything to help raise standards, 

laws already exist. Just trying to raise more money for Lambeth to waste. Leave well 

enough alone.”  

 

Alternative solutions, other comments and considerations 

Some respondents suggested alternative approaches to improving housing standards, such as 

implementing an accreditations scheme for landlords or focusing on better management and 

enforcement of existing regulations. They emphasised the need for a more balanced and targeted 

approach that does not penalise good landlords or deter investment in the rental market. Open text 

responses were also requested to inspire any further comments, and to determine whether 

stakeholders felt that there was anything that the council should consider: 

1. Desire for Transparency and Accountability: calls for transparency, including an open, online 

database of properties, landlords and issues; concerns about the potential lack of accountability in 

the administration of the scheme 

“Don't know how it would legally work but I feel that having an open online database of 

properties/landlord/ problems, complaints and issues with conditions and whether they 

have been resolved. This would allow transparency and highlight if you are going to be 

renting from a potential troublesome landlord and would create a record of when a 

condition complaint is requested VS resolve.” Another type of stakeholder – Any other 

comments question 
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2. Desire for a broader scope, including Holiday Lets and Housing Associations: several respondents 

expressed the view that the licensing scheme should not only cover private rentals, but also holiday 

lets and housing associations. They argue that all housing should meet certain safety and 

maintenance standards 

“Airbnb and similar letting schemes, and holiday lets need to be very carefully controlled 

as well, as they cause ASB problems and lead to a breakdown in community. Airbnb and 

similar letting schemes / holiday lets cannot be left as an easy alternative for landlords 

who decide to avoid the selective licensing scheme: to simply drive landlords to convert 

their properties to Airbnb / other short /long term home stays etc would be a disaster.”  

 

3. Tenant protection: there was a call for better support and protection for tenants, including the 

establishment of a reporting system for tenants and the creation of a tenant review system.  

“I would like more detail about how tenants go about reporting a poor landlord. There 

seems to be a lot of focus on the relationship between the landlords and the council, but 

a focus on the council-tenant relationship would empower tenants to stand up for their 

rights. It is a very intimidating thing to risk the roof over your head, and more accessible 

council support to do that must be an important part of this scheme.”  

 

4. Rent Control: some stakeholders suggested implementing rent control measures to address rising 

rental prices and make housing more affordable for tenants. 

“I think the tenants whose rents are extortionate will end up paying any fees applied to 

landlords. Rent control has to be part of the programme.”  

 

“If you impose fees on landlords they will just pass them on to tenants. Measures should 

be taken to ensure this isn't the case. What we really need is rent controls, not more costs 

incurred on the landlord that the inevitably use to raise rents.”  

 

5. Collaboration with landlords: some stakeholders suggested working collaboratively with landlords 

to improve housing standards, rather than imposing burdensome fees and regulations 

“Work with landlords rather than seeing them as the enemy. We are helping to provide 

much needed accommodation, we need more good-quality landlords to enter the rental 

market to help with supply, and the licensing fee will put people off.”  

 

“A list of council accredited tradesmen would be very helpful; this could help landlords to 

have good reasonably priced work complete to improve properties for tenants. Increase 

community projects and policing to decrease ASB, putting it onto landlords is not a 

solution.”  
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3.8 Views on the proposed licensing scheme conditions 

The consultation asked respondents for their views on the proposed set of licence conditions. 

Information about the licence conditions was provided within the consultation documents.  

Of the 1389 respondents who answered this question, the overall majority of respondents, 43 per 

cent, disagreed with the proposed licence conditions, while 41 per cent of respondents agreed. 

 

Looking at the responses by group, residents/local businesses and other stakeholders are in favour, 

with nearly 55 per cent and over 40 per cent of each group agreeing respectively. Landlords are 

opposed, with nearly 70 per cent disagreeing with the proposed licence conditions. 

 

  

As a Lambeth Resident or Local Business 

 

 

As a Landlord, Letting or Managing Agent 

 

 

As another type of Stakeholder 

To what extent do you agree or disagree with the proposed selective licensing discretionary conditions? 

 

To what extent do you agree or disagree with the proposed selective licensing discretionary conditions? 
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Free text comments regarding the licence conditions  

The free text comments for the questions asking respondents to explain why they disagreed with the 

proposed licence conditions were analysed. The analysis looked at the responses by stakeholder 

type. 

Landlords/agents 

For landlords/agents, several themes emerged, but especially the notion that the current regulations 

and requirements are enough and that additional conditions are unnecessary. 

1. Excessive burden: many landlords argue that the proposed licensing conditions are excessive and 

place an unfair burden on responsible landlords. They believe that the current regulations and 

requirements are already sufficient and that additional conditions will only increase costs and 

administrative work for landlords. 

 

“Again it puts more onus on the landlord and will clearly lead to mistakes.” 

 

“If rented via an agent Gas, EICR, Smoke alarms, References, Agreements (EPC), etc are 

all already scrutinized. If rented privately laws are already in place to cover the 

above…Noise, nuisance, rubbish and anti-social behaviour are already covered by the 

council with various systems in place to report.” 

 

 

2. Lack of clarity: some landlords expressed frustration with the lack of clarity regarding the specific 

licensing conditions. They felt that without clear guidelines and details, it is difficult for them to fully 

understand and comply with the proposed conditions. 

“The use of mandatory and discretionary conditions seems quite complicated in the 

sense that it is a lot of information and regulations that landlords have to fulfil.” 

 

“There are way too many of them! How is one to remember them all? They are written in 

a style that suggests they are more obligatory than discretionary!” 

 

 

3. Focus on existing regulations: several landlords argued that the proposed conditions largely 

overlap with existing regulations and requirements. They believed that enforcing and ensuring 

compliance with these existing regulations would be more effective than introducing new licensing 

conditions. 

“All these conditions are required by law now anyway. Not sure what value Lambeth 

council will add to this.” 

 

“There are already strict guidelines for landlords in place for rentals.” 
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4. Impact on rents: landlords expressed concerns that the additions costs associated with meeting 

the licensing conditions will ultimately be passed on to tenants in the form of higher rents. They 

believed that this will further exacerbate the affordability crisis in the rental market 

“The Licence cost will merely be reflected in the rent forcing rents higher. Higher rents 

more homeless.” 

 

“Penalising the vast majority of good landlords with further cost, which will leave them 

to sell up and further drive rents up.” 

“Because of issues around supply and demand for PRS properties - selective licensing will 

result in higher rents and an even more acute housing shortage than exists at present.” 

 

5. Targeting bad landlords: some landlords suggested that instead of imposing licensing conditions 

on all landlords, the focus should be on targeting and penalising landlords who are providing 

inadequate housing or failing to meet their responsibilities. They believed that this targeted 

approach would be more effective in improving housing standards. 

“I believe good landlords should Not be charged money for this scheme. By all means go 

after bad landlords. I believe this already happens. Why turn it into a money grab 

against the landlord who keeps their property in a proper condition for people to live in? 

 

“This will not fix the problem. All it will do is penalise good Landlords and possibly force 

them out of the business or at the very least pass on the costs to the Tenant. You already 

know who the bad landlords are. Deal with them and leave the good ones alone.” 

 

Residents/local businesses 

Similarly to the responses from landlords/agents, a common theme was that the licence conditions 

are covered by existing law. There was also a concern about the impact on tenants, and the general 

fairness of the conditions. 

1. Focus on existing regulations:  respondents expressed their disagreement, citing concerns about 

increased costs for landlords and potential rent increases for tenants. They questioned the need for 

additional regulations and suggested that existing laws and enforcement should be sufficient 

“This just adds costs for compliant landlords, who are then driven out of the rental 

market, exacerbating the very problem you are trying to solve. The alternative is to 

enforce existing laws.” 

 

“The existing laws and regulations adequately address the situation and should be used 

more effectively to deal with a small number of rogue landlords.” 

 

 

2. Exemptions and fairness: there were criticisms regarding the exemptions outlined in the scheme, 

particularly for properties managed by housing trusts, local authorities and charities. Respondents 
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argued that all landlords should be held to the same standards and that exemptions create an unfair 

advantage 

 

“The exemptions list is too broad, and will be abused in HMO circumstances.” 

 

 

3. Impact on tenants: several respondents raised concerns about the potential negative impact on 

tenants, such as increased rents, reduced housing options, and difficulties in obtaining references or 

finding accommodation due to stricter regulations 

“As a PRS renter in one of the impacted wards, I want to know whether the changes 

proposed will simply lead to landlords passing on costs to tenants when rents are already 

exorbitant.” 

 

“I believe that the need to prevent ASB in (10.3) should be balanced with the need to 

ensure everyone has access to a home. This could disadvantage people with previous 

rogue landlords who refuse a good reference. (10.4) could define "reasonable" as it would 

risk someone's new tenancy if there are significant delays, and add a third condition 

saying that tenants have the right to see the reference and challenge - or something that 

gives tenants a right to reply if a bad landlord gives them a false or unfair reference.  I 

disagree with (10.5) as it risks people seeking to rehabilitate after a criminal conviction 

being unable to find accommodation and encountering discrimination.” 

 

Other stakeholders 

The main objections held by other stakeholders were the impact on tenants in terms of increased 

costs caused by the adherence to conditions, and the fact that there are existing regulations which 

render the conditions unnecessary. There was also some evidence of misunderstanding surrounding 

the existing mandatory and additional licensing schemes in Lambeth. 

1. Focus on existing regulations: stakeholders argued that the focus should be on enforcing existing 

legislation for safety checks and certifications, rather than implementing a costly license 

“This won't do anything to help raise standards, laws already exist.” 

 

“Any decent place let out has the usual Gas and other safety certs as required by law. 

Focus on legislation that will allow you to act on those that don't. If they can't be 

bothered to spent £100 on a gas certificate what makes you think they are going to pay 

you £923 for a 'license'?” 

 

2. Number of households: stakeholders were confused about why the schemes only apply to 

properties with 1 or 2 households, leaving out properties with 3 or 4 households, which are common 

and may also need regulation (these are already regulated under mandatory and additional 

schemes) 
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“I don't understand why it is only limited to 1 or 2 households in a property. A large 

majority of properties ( including ones I have stayed in) have been 3/4 households in 1 

property and these will not be licensed?” 

 

“When you reduced the HMO classification from five to three unrelated adults you 

caused an exodus. Why would a landlord let to three adults, and be a HMO (licensing, 

etc), when they can let to one family (which could be 10 people?!) and avoid it?” 

 

3.9 Views on issues in the Lambeth PRS 

Respondents to the survey were asked their opinion of issues relating to poor property conditions, 

ASB and deprivation in private rented properties in the borough.  

Respondents were asked to what extent they believed that ASB, poor property conditions and 

deprivation are problems in their local area of Lambeth. 

1558 respondents in total answered this question. 

 

 

Poor property conditions (1555 responses) 

The majority of respondents, 50 per cent, stated that they thought that poor property conditions a 

very big or a fairly big problem as opposed to 37 per cent who thought it was not a problem at all 

or not a very big problem. 

Poor Property 

Conditions 

 

Deprivation (e.g. 

poverty) 

 

Antisocial Behaviour 

(ASB) 

How much of a problem do you think the following issues are in your area of Lambeth? 
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Deprivation (1545 responses) 

The majority of respondents, 56 per cent thought that deprivation was a very big or fairly big 

problem as opposed to 30 per cent who thought it was not a problem at all or not a very big 

problem. 

ASB (1541 responses) 

45 per cent of respondents thought that ASB was a very big or fairly big problem as opposed to 48 

per cent who thought it was not a problem at all or not a very big problem. 

 

Views on the PRS in Lambeth 

Respondents were also asked about their views on the PRS in Lambeth as a whole. 

1559 respondents in total answered this question. 

 

 

Landlord responsibility (1541 responses) 

When asked if landlords have a responsibility to manage their properties effectively, the 

overwhelming majority of respondents, 94 per cent, either agreed or strongly agreed. 

‘Fit and proper’ person (1543 responses) 

When asked if landlords should be 'fit and proper' persons (e.g. have proper management or 

financial arrangements in place, and not have convictions for certain types of offences), again, the 

overwhelming majority, 77 per cent, either agreed or strongly agreed. 

 

Landlord’s Responsibility to Manage Effectively 

 

Landlords should be ‘Fit and Proper Persons’ 

 

Health and Safety Issues 

 

Physical Condition is a Problem 

 

Poorly Managed Private Rented Properties 

 

Poorly Maintained Private Rented Properties  

 

Inadequate Fire Safety Measures 

 

Increasing Number of Private Rented 

Properties 

 

Causes Neighbourhood Problems  

Thinking about the private rented sector (PRS) as a whole in Lambeth, to what extent do you agree with the following 

statements? 
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Health and Safety Issues (1549 responses) 

When asked whether there were health and safety issues with private rented properties in the 

borough, the majority, 47 per cent, agreed or strongly agreed. 

Physical condition of properties (1550 responses) 

When asked whether the physical condition of private rented properties in the borough was a 

problem, the majority, 46 per cent, agreed or strongly agreed. 

Poorly managed properties (1538 responses) 

When asked whether poorly managed private rented properties were contributing to the decline of 

some areas in Lambeth, the majority, 45 per cent, either agreed or strongly agreed. 

Poorly maintained properties (1543 responses) 

When asked whether poorly maintained private rented properties were contributing to the decline 

of some areas in Lambeth, the majority, 46 per cent, either agreed or strongly agreed. 

Inadequate fire safety measures (1544 responses) 

When asked whether there were inadequate fire safety measures in private rented properties in the 

borough, 37 per cent either agreed or strongly agreed, while 30 per cent disagreed or strongly 

disagreed. 

Number of private rented properties (1556 responses) 

When asked whether the number of private rented properties in the borough has been increasing, 

35 per cent agreed or strongly agreed, while 19 per cent disagreed or strongly disagreed. The 

majority of respondents, 45 per cent, said they neither agreed nor disagreed, or they didn’t know. 

Neighbourhood problems such as noise, nuisance, rubbish and other ASB (1545 responses) 

When asked whether the private rented sector causes neighbourhood problems, the majority, 51 

per cent, disagreed or strongly disagreed. 
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Views on selective licensing scheme outcomes in Lambeth 

Respondents were also asked about their views on whether they thought a selective licensing 

scheme in Lambeth would help to achieve certain outcomes. 

1393 respondents in total answered this question. 

 

 

The question asked to what extent they agreed that a selective licensing scheme in Lambeth would 

help to achieve the following outcomes: 

Help identify poorly performing landlords, managing agents and letting agents (1384 responses) 

The majority of respondents, 54 per cent, either agreed or strongly agreed. 

Improve the health and safety of tenants (1378 responses) 

The majority of respondents, 49 per cent, either agreed or strongly agreed. 

Help landlords raise their standards (1381 responses) 

The majority of respondents, 47 per cent, either agreed or strongly agreed. 

Improve the physical condition of private rented properties (1391 responses) 

The majority of respondents, 48 per cent, either agreed or strongly agreed. 

Support good landlords (1371 responses) 

The majority of respondents, 43 per cent, either disagreed or strongly disagreed, while 41 per cent 

said they agreed or strongly agreed. 

Help to tackle issues of neighbourhood problems such as noise nuisance, rubbish and other ASB (1383 

responses) 

The majority of respondents, 46 per cent, either disagreed or strongly disagreed. 

Help Identify Poorly Performing Landlords, Letting and 

Managing Agents 

 

Improve the Health and Safety of Tenants 

 

 

Help Landlords Raise their Standards 

 

Improve the Physical Condition of Private Rented 

Properties 

 

Support Good Landlords 

 

 

Help Tackle Neighbourhood Problems  

 

To what extent do you agree or disagree that a selective licensing scheme will help to achieve the following 

outcomes? 
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4. Public meetings and written responses 
 

Lambeth Council held two virtual public forums to provide information about the proposed scheme 

and to gather feedback from stakeholders. Feedback was also gathered through formal written 

responses.  Below is a summary of the key themes that came out of the forums and the written 

submissions.  

Council officers also responded to email queries that were sent as part of the consultation. 

 

4.1 Public online forums 

 

The council, in conjunction with Cadence Innova, held two meetings aimed at engaging with 

landlords, agents and residents, to make them aware of the consultation and to gather their 

feedback. There was an online meeting (via Microsoft Teams) which was held on 17 January 2024 

with around 64 attendees (the actual number of attendees fluctuated during the meeting as 

attendees joined late or left early), and a further virtual event held on 21 February 2024, with 65 

attendees.  

 

Council officers were present at every public forum. Following on from a presentation about the 

proposals the majority of the meeting was used  to undertake a  question and answer session.  

Attendees had the opportunity to express their views and ask questions about the proposals. They 

were able to highlight areas requiring clarification and suggest matters for the council officers to 

consider. During each public forum, council officers attempted to address all questions posed by 

attendees or directed them to the consultation documents for further information (often when there 

were specific questions about the proposed licence conditions, fees etc). 

The main themes of the questions and views expressed were as follows, categorised by theme: 

Fees & discounts 

 

Selective Licensing will result in a reduction of PRS Landlords and a rise in rents 

High fees that will be passed on to tenants 

Why is Lambeth’s fee more expensive than anyone else’s? 

How is the fee-split justified? 

Can the cost be split over the 5 years? 

Are there exemptions for charities? 

The scheme is designed to make a profit 

Has the cost been benchmarked against other boroughs? 

How will the £48 million be spent? 

Could there be an ‘early adoption’ discount for the first four wards? 

What about landlords who were planning to sell up in the near future? It seems 

extortionate to charge them the full fee; can this not be paid in yearly instalments and 

capped at sale of property? 
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The Accreditation Scheme joining fee is greater than the discount offered 

Discounts should be larger and more inclusive, especially covering landlords with 

multiple properties 

 

Effectiveness, enforcement and fairness/justification 

 

Many of the conditions are already a legal requirement and existing laws and 

enforcement should be enough 

May make sense for large property blocks, but doesn’t make sense for landlords with 

private smaller properties 

Council is not currently following up on reported transgressions, so how will a new 

scheme help? 

The Renters’ Reform Bill will require all of the safety certificates, so why is this scheme 

necessary? 

Why did Lambeth Council not bring in a scheme years ago, instead of waiting until 

now, when the Renters’ Reform Bill will arguably make a scheme obsolete? 

How did Lambeth Council extrapolate the large numbers of properties with cat 1 

hazards from the small number of complaints? 

Why target areas where there are new-builds which are of high quality? 

Why are the richer areas of Vauxhall and Southbank exempt? 

Is there research on the effectiveness of licensing schemes? 

Lambeth have not yet dealt with the mandatory HMO licence backlog 

Social Housing is not covered under this scheme and it is in much worse condition 

The council needs to address issues in with its own properties 

 

Focus on poor landlords 

 

How will the Council ensure that rogue landlords comply with this or anything else? 

Why not just focus on poor landlords? 

Concentrate on finding rogue landlords instead of penalising everyone 

 

ASB 

Landlords cannot be responsible for ASB 

How will the council help to mediate when there are issues such as ASB? 

 

Other 

Have the Council considered the impact on affordable housing supply? 

The solution should be targeted to the tenants, not landlords; they should be provided 

with a way to raise issues when they need to 

Puts too much power in the hands of the tenants 

How will this impact AirBnB? 

 

In summary, many landlords and agents held strong views and were negative to PRS licensing in 

general. In particular, they were upset by the perceived unfairness of the scheme in targeting good 
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landlords and were concerned about the effectiveness of selective licensing schemes and the 

council’s own ability to achieve its objectives. The main objections, however, were to the economic 

costs of licensing schemes on landlords, which they felt would inevitably be passed onto tenants. 

Though a significant number of the attendees were landlords and managing/letting agents, a 

number of tenants were also among the participants. The views of tenants as a group were difficult 

to assess in the context of the forum because of a reluctance to speak publicly. 

 

4.2 Written responses 

Lambeth Council received four written submissions from landlord groups during the consultation 

period. Submissions were received from Safeagent, the NRLA, Grainger PLC and the UKAA. A 

summary of key themes and concerns are listed below and the full submissions can be found in 

Appendix 4: 

Concern that the evidence-base is incomplete; a recommendation that the council not 

proceed with designation 2 until it has collected data on the efficacy of designation 1 

(Safeagent) 

Concern that the fee is significantly higher than in other London boroughs (Safeagent) 

Questions and suggestions on individual licensing conditions (Safeagent) 

General suggestions about enforcement and recognition of the important role of letting 

agents (Safeagent) 

Concern that Additional Licensing was rolled out recently and has not been enforced, or 

that  

data about its success rate is unavailable (NRLA) 

Concern about how far landlords will be expected to monitor the activities of tenants, 

including ASB (NRLA) 

Questions about why licensing is necessary, with all the existing legislation on rented 

properties available to Lambeth not yet being utilised fully (NRLA) 

A suggestion that Lambeth use council tax records to identify properties used in the 

PRS; this approach would be preferable to licensing as it does not require landlord self-

identification (NRLA) 

A suggestion that any scheme that might be implemented shows full transparency in its 

outcomes (NRLA) 

Suggestion that the build-to-rent sector be exempt from licensing, given that its remit 

runs parallel to the aims of licensing and that the lack of inspections and document 

checks in areas already covered by licensing imply LAs’ own risk-assessments agree it is 

unnecessary for the sector (Grainger PLC & UKAA) 

Other issues with selective licensing for the BTR sector include: 

• BTR standards already exceed those detailed in selective licensing, therefore the wrong 

landlords are being targeted 

• It is onerous for large-scale landlords 

• There is no standardisation across LAs 

• A named individual landlord is required, which causes issues for BTR businesses when 

individuals leave 

• There are enforcement savings to be had as LAs only visit a sample of properties, and 

these are not currently passed on 
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• There is no central database which leads to time-consuming searches by large portfolio 

holders 

(Grainger PLC & UKAA) 

The costs (including financial and administrative) for largescale BTR schemes are 

considerable and will necessitate an oncost to tenants unless some discounts and/or 

exemptions are put in place. Suggestions include exemptions for BTR landlords and/or 

a block licensing discount (Grainger PLC & UKAA) 

5. Appendices   
• Appendix 1 - Communications and Marketing   

• Appendix 2 – Survey respondent profile 

• Appendix 3 – Survey questionnaire 

• Appendix 4 – Full written responses 
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Appendix 1 - Communications and Marketing 
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Appendix 2 - Survey respondent profile 
 

The respondents to the consultation survey were asked if they would give their age range, sex and 

their ethnic background. Their responses were compared with benchmarks for the borough. 

Gender 

Of the 1163 respondents who answered this question, 43 per cent said they were male and 42 per 

cent said they were female.  

 

 

 

A proportion (13 per cent) of those who answered the question gave the response of ‘Prefer not to 

say’, with 1 per cent saying that they used another term. 

According to the 2021 Census, the population of Lambeth is 51.5 per cent female and 48.5 per cent 

male, so male respondents are slightly over-represented in the survey. 

 

What best describes your gender? 
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Age 

 

1200 respondents answered this question. The age groups of 25 to 34, 35 to 44, and 45 to 55 were 

evenly represented by the respondents, with each group making up roughly 20 per cent of the 

total. The age group of 55 to 64 made up 16 per cent of the respondents who answered. 

Compared to the Census data for the borough, the 18 to 24 age group is underrepresented at 2 per 

cent compared to the Census figure of 12 per cent. The 25 to 34 age group is also 

underrepresented at 21 per cent compared to the Census figure of 31 per cent for that age group. 

Other age groups up to and including 65 to 74 are somewhat overrepresented in the consultation 

compared with Census data for the London Borough of Lambeth. 

 
 

*Please note that the Census figures are the percentage of the total adult population in Lambeth (percentage 

based on census figures with ages 0-17 removed) 

12%

31%

19%
16%

12%

6% 3% 1%

18 - 24 age

group

25 - 34 age

group

35 - 44 age

group

45 - 54 age

group

55 - 64 age

group

65 - 74 age

group

75 - 84 age

group

85 and over

age group

2021 Census - Usual Adult Population for Lambeth*
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Ethnic origin 

Respondents were asked “What is your race or ethnic group?”. 1082 respondents chose to answer 

this question.  

 

 

 

A notable proportion (18%) of those who answered the question gave the response of: ‘Prefer not to 

say’. 
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The 2021 Census results for Lambeth regarding ethnic groups are shown below: 

Ethnic Group Percentage 

(2021 

Census) 

Asian, Asian British or Asian Welsh: Bangladeshi 0.8 

Asian, Asian British or Asian Welsh: Chinese 1.6 

Asian, Asian British or Asian Welsh: Indian 1.9 

Asian, Asian British or Asian Welsh: Pakistani 1.2 

Asian, Asian British or Asian Welsh: Other Asian 1.8 

Black, Black British, Black Welsh, Caribbean or African: African 11.8 

Black, Black British, Black Welsh, Caribbean or African: Caribbean 9.1 

Black, Black British, Black Welsh, Caribbean or African: Other Black 3.1 

Mixed or Multiple ethnic groups: White and Asian 1.4 

Mixed or Multiple ethnic groups: White and Black African  1.3 

Mixed or Multiple ethnic groups: White and Black Caribbean 2.6 

Mixed or Multiple ethnic groups: Other Mixed or Multiple ethnic groups 2.7 

White: English, Welsh, Scottish, Northern Irish or British 37.6 

White: Irish 2.1 

White: Gypsy or Irish Traveller 0.0 

White: Roma 0.5 

White: Other White 14.8 

Other ethnic group: Arab 0.8 

Other ethnic group: Any other ethnic group 4.8 

 

The largest group of consultation respondents were people of White British ethnic origin (51 per 

cent), which is above the borough’s demographic figure of 38 per cent. The proportions of Asian or 

Asian British – Indian (1.8 per cent), Asian or Asian British – Pakistani (0.5 per cent) and Asian or 

Asian British – Bangladeshi (0.3 per cent) respondents were more representative of borough figures 

(at 1.9 per cent, 1.2 per cent and 0.8 per cent respectively). The proportion of Asian or Asian British 

– Chinese respondents (1.1 per cent) was close to the borough figure of 1.6 per cent.  

The proportion of respondents of Black or Black British – African (2 per cent) and Black or Black 

British - Caribbean (3 per cent) are below the borough figures of 12 per cent and 9 per cent 

respectively. 
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Religion and beliefs 

Respondents were asked their religion or beliefs. 1134 respondents chose to answer this question. 

The largest proportion of respondents, 25 per cent, gave ‘Prefer not to say’ as their response. 

 

The 2021 Census results for Lambeth regarding religion or beliefs are shown below.  

Lambeth 

Religion or beliefs Percentage (2021 Census) 

No religion 37.5 

Christian 43.7 

Buddhist 0.8 

Hindu 1.0 

Jewish 0.4 

Muslim 8.1 

Sikh 0.2 

Other religion 0.7 

Not answered 7.6 

 

Based on the answers of those who gave their religion or beliefs, Christians and Muslims were 

underrepresented in the survey. 
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Sexual orientation 

Respondents were also asked their sexual orientation. 1138 respondents chose to answer this 

question. The largest proportion of responses were from people who identified as 

heterosexual/straight (52 per cent). A large proportion of respondents, 31 per cent, gave the 

response: ‘prefer not to say’. 

 

The 2021 Census results for Lambeth regarding sexual orientation are below. 

Lambeth 

Sexual orientation Percentage (2021 Census) 

Straight or 

Heterosexual 

82.7 

Gay or Lesbian 5.3 

Bisexual 2.3 

Pansexual 0.2 

Asexual 0.1 

Queer 0.1 

All other sexual 

orientations 

0.3 

Not answered 9.1 

 

Straight/heterosexual respondents are underrepresented by the consultation responses (52 per cent 

compared to 83 per cent according to 2021 Census). Gay and lesbian respondents were 
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overrepresented, as were bisexual respondents. Given the large proportion of respondents to this 

question who gave the response: ‘prefer not to say’ (31 per cent), combined with the proportion of 

survey respondents who chose to answer this question, these representations cannot be assumed to 

be comparable to the wider borough, however. 

Transgender identity 

Respondents were also asked whether they considered themselves to be trans (with a definition of 

‘trans’ being given as: Trans is an umbrella term to describe people whose gender is not the same as, 

or does not sit comfortably with, the sex they were assigned at birth).  

1130 respondents chose to answer this question. The largest proportion of responses were from 

people who did not identify as trans (79 per cent). A large portion of respondents, 20 per cent, gave 

the response: ‘prefer not to say’. 

 

 

The 2021 census has 92 per cent of Lambeth residents saying their gender identity is the same as 

their sex registered at birth, and 1 per cent saying their gender identity is different. 
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Disability or long-term health condition 

Respondents were also asked if they had a disability or long-term health condition. 1159 

respondents chose to answer this question. 

 

A proportion (14 per cent) of those who answered the question gave the response: ‘prefer not to 

say’. 

13 per cent of the respondents to the question said they have a disability or long-term health 

condition, which is comparable with the combined figures of 5.4 per cent of people in Lambeth who 

are disabled under the equalities act and their day-to-day activities are limited a lot, and the 7.8 per 

cent of people in Lambeth who are disabled under the equalities act and their day-to-day activities 

are limited a little (figures from 2021 Census).  
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Appendix 3 - Survey questionnaire 
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Appendix 4 - Full written responses 

Safeagent 
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NRLA 
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Grainger PLC 
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UKAA 
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