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Background 

I have worked in the housing sector for over 35 years primarily in the social and 

housing association sector as well as the private rented sector. As an individual I 

have a portfolio of properties in Northumbria, North England and have been a private 

sector landlord for 10 years. I am a member of the Institute of Housing, an accredited 

landlord with the local Council and National Landlords Association (NLA). 

Prior to comments on specific consultation questions I would like to stress a few 

general points on the Governments current policy. The context is that the private 

rented sector has grown significantly over the past 10 years to meet demand. A 

primary reason is the sale and limited new build of social housing under various 

governments. The private sector has filled that gap. 

The nature of the sector is that it consists of many ‘small-scale’ providers often 

working with qualified lettings/management agents. For example when I carried out 

work for Doncaster Metropolitan Council in 2010 in implementing mechanisms to 

work better with and raise standards in private sector housing. Analysis of available 

records indicated that 92% of landlords were ‘small-scale’ (4 properties or less) and 

provided 55% of properties in the area. These landlords, therefore, provide a 

substantial local housing resource and the Governments current policy will squeeze 

them out of the sector through clause 24 income tax regulations and additional SDLT 

(stamp duty land tax). This will have a major impact on local housing markets in 

terms of available property and increasing rent levels. 

I would like to make the following general points in relation to policy: 

1. Small can mean a better more personalised service. 

Small scale landlords doesn’t necessarily mean bad landlords. I provide family 

accommodation to a high standard, meet all legal and health and safety 

regulations, I am accredited with public and professional bodies, and provide 

a ‘hands-on’ responsive service to my tenants who I treat as customers. I 

have never had to serve notice or evicted a tenant nor raise rents whilst a 

tenancy was ongoing. 

Landlords like me will be squeezed out of the market by this Government’s 

policy in favour of the big corporate players. I have extensive experience of 

these businesses and can assure you that they are solely interested in one 

thing, unfortunately not tenants, just PROFIT. It is a very black day for private 
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tenants when the Government pushes the sector into the hands of these 

corporate players.  

 

My recommendation is to link proposed penalties (clause 24 income tax) to 

raise standards and exclude poor performers rather than blanket penalties to 

the sector. Link taxation to non-accredited players or those not meeting 

specific Government standards. 

 

2. Private landlords provide local housing choice 

Private landlords provide much needed housing and greater choice for many 

clients. I have provided housing for vulnerable and homeless families in 

partnership with the local Council, currently house a person with learning 

disability, a physically disabled gentleman with a family of three children, 

young families and retiree. These are long-term secure homes let and 

maintained to a high standard. The supply of such local housing from local 

landlords will reduce in favour of faceless profit-orientated corporations. 

 

3. Most Investor landlords are running a professional business with all that 

entails. 

My property portfolio is run as a professional ‘hands-on’ business which 

entails extensive risk, in particular, financial risks. The financial penalties 

being imposed through clause 24 and SDLT will result in many such 

businesses being financially non-viable. This is simply because they are 

structured as sole traders rather than limited companies. This has been the 

most advantageous structure for most investor landlords as advised by ALL 

accountants with any property knowledge. 

The ability to transfer to new corporate structure immediately is severely 

restricted by financial contracts. Refinancing and redemption penalties (5-7%) 

make this financial suicide in the short-term. Good, experienced investor 

landlords should not be penalised simply because they are structure in the 

best way as advised by professional advisors nationally. 

 

The clause 24 income tax and SDLT explicitly targets the smaller landlords. 

These are the vast majority of providers in the UK. Many have taken 

considerable risk and financial commitment. They provide much needed local 

housing usually to a good standard which is much more regulated now (a 

good thing) providing a service, a home and seeking to retain tenants. 

 

The pretence that clause 24 will only affect the few is unjustifiable, just attend 

any landlord/investor event throughout the country and you will see that 

around 80% of attendees will be negatively affected. 
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Why is the smaller business being treated differently from all other 

professional businesses and the already wealthy corporate sector being 

favoured?  

SDLT Recommendation 

Existing landlords should not be penalised with SDLT if they transfer 

existing owned properties (pre 1/4/16) into a different corporate 

structure eg limited company, in the future. These properties should be 

exempt from SDLT to enable existing professional investor landlords to 

remain in the sector if they so wish. 

 

4. Markets and First Time buyers 

It should be recognised that there are many different housing markets in 

England and Wales. London and S East is very different from most other 

areas of the country with high prices and shortages.  

 

I am based in the north of England with lower house prices and most people 

with a stable income could service a mortgage with the exception of hotspots 

like Harrogate and York. 

The issue isn’t availability of housing or even prices in most areas, the issue is 

stable jobs and access to mortgage finance plus 25% funding of deposits. 

Although the Governments first time buyer initiatives are welcome, they will 

not be enough. Mortgage finance is still too difficult to obtain and too low 

a percentage of value. 

I know a tradesman running his own successful business for over 2 yrs and 

now employing staff and still can’t get mortgage plus has the 25% deposit 

barrier. 

 

I do not believe I have ever deprived a first time buyer of a property. I have 

bought properties at auction that no-one wants, a property that sat empty for 

over 5 years, houses that need a lot of work and are simply unwanted. These 

require significant investment of cash funds up to £20k to bring them up to a 

good standard with all the associated work and risk. These properties have 

been raised to a high standard and brought back for family use. 

 

I understand the pressures in the south east however your additional taxation 

(clause 24 and SDLT) will have a serious impact on investor landlords 

elsewhere in the country reducing sector supply and the choice and 

availability of tenure. It won’t make more properties accessible to first time 

buyers because in this region the properties are already there! 

The Government needs a targeted approach to London and the S East 

markets not these negative blanket policies. 

Points relating to specific questions in the SDLT consultation. 
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Q2&3 Main residence – a close family relative eg mother/ father, 

grandfather/mother should be allowed to assist a child to get on the property ladder 

and be party to the deeds (joint owner). This should not be classified as a second 

property in addition to their main residence. Limited to only one property per sibling. 

In view of the difficulty obtaining mortgage finance and a deposit, many children are 

reliant on such financial assistance and this should not be discouraged, however, a 

relative should be able to protect their financial interest with a share of the ownership 

and named on deeds. 

When joint owners divorce they should be exempt from the additional SDLT on their 

next purchase if they retain a part ownership of the matrimonial home. It is quite 

common for one party and the children to remain in the matrimonial home which 

promotes their stability and wellbeing. The other party who has had to leave should 

not be penalised further with SDLT. 

Q10 Main residence includes global property. 

I can’t afford and don’t have a property abroad however some more successful 

people than I have a home abroad or in Scotland and elsewhere in the UK. I fail to 

see why they should be penalised for this although they could probably afford the 

tax. I suggest having one home abroad should be exempt. 

Q13 -16 Exemptions 

The exemption of a corporate body with a portfolio of 15 or more properties is highly 

questionable. 

I recommend that this is significantly lower at 6 - 10 properties. This number of 

properties will involve a significant financial investment and risk which should be 

recognised. This scale will require business acumen and a conscious strategy to 

invest in the sector. 

Further exemptions should apply to: 

- Properties that do not attract a mortgage. These properties invariable 

require high capital/cash outlay and are not suitable for or accessible by first 

time buyers. 

- Properties that have been on the housing market for 6 months or more. 

If there is limited interest for whatever reason, usually condition and 

refurbishment investment needs, then these properties should be accessible 

to investors without the additional SDLT penalty and will maintain property 

supply and often improve property conditions. 

- Properties requiring significant levels of refurbishment should also be 

exempt to ensure that they do not sit empty deteriorating and impacting on the 

local area for long periods. These properties commonly have restricted 

mortgage finance and require high levels of capital/cash investment. This will 

encourage improving property conditions. 
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- Properties that have been empty for 12 months or more 

Again this will encourage improving property conditions and bringing them 

back into use. 

Leaving these types of property empty for long periods can have a serious negative 

impact on overall environment of an area as well as house conditions and are more 

suitable for investors to upgrade and bring back into use. 

Finally, why are already wealthy investors/developers being favoured with a multi 

property exemption as opposed to smaller investors ? A further example of the 

Government unreasonably favouring the larger players against the smaller who have 

committed to taking on greater risk in the sector. 

Q17 Transfers to a limited Company 

As highlighted in point 3 above, existing landlords should not be penalised with 

additional SDLT in transferring to a limited Company status. They have 

demonstrated commitment to the sector and taken on a substantial package of risks, 

in particular, financial risks. Often these properties cannot be financially repackaged 

in the short-term without excessive financial penalties.  

Many such owners are experienced landlords providing good quality long-term 

housing for local people. This approach will also help reduce the loss of supply to the 

sector which is an inevitable outcome of current policies. 

I highly recommend that properties owned (pre 1/4/16) which are transferred to 

a different corporate structure eg limited company, in the future should 

definitely be Exempt from additional SDLT.  

Q19 SDLT Payment 

Property investment and letting is a business like others and subject to annual tax 

calculations and submissions. I recommend that SDLT payment is annually in 

accordance with annual submissions and not out of step with this annual cycle. This 

makes financial management and accounting much simpler for all concerned. 

As an aside my next investment project was planned for Scotland and my medium 

term plans were to move with my family to live in Scotland. Well these plans are 

scuppered as my property business will have to be scaled down or closed following 

implementation of clause 24. 

Regards, 

Adrian Alderton 

28/01/16 
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