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1. Introduction 

1.1 Selective Licensing was introduced by the Housing Act 2004 which allows local 

authorities to designate areas for selective licensing where one or more of the 

following conditions are satisfied:- 

 Low housing demand (or is likely to become such an area) 

 A significant and persistent problem caused by antisocial behaviour 

 Poor property conditions 

 High levels of migration 

 High levels of deprivation 

 High levels of crime 
 

1.2 A designation can be in force for a maximum of 5 years. 

1.3 A key priority for the Council is to address issues and problems which cause 

low housing demand in some parts of the Borough. 

1.4 This report sets out proposals for consultation to designate a private landlord 

selective licensing scheme for parts of Accrington and Church as part of its 

wider housing strategy.  The Council propose to use selective licensing as a 

tool alongside a range of other measures which seek to address low demand 

housing and therefore achieve a more balanced housing market, including a 

high quality private rented sector. 

1.5 An existing selective licensing designation for parts of Accrington and Church 

comes to an end on the 30th November 2017.  This report considers and 

consults on whether to introduce a new licensing scheme which proposes to 

extend the existing licensing designation by taking in areas comprising an 

approximate 1,000 additional dwellings. 

1.6 This report will support the Council in making its decision on whether or not to 

introduce a new selective licensing designation in parts of Accrington and 

Church. 

1.7 Following consultation the Council will consider all responses received together 

with any other relevant information and then prepare a report for the Council’s 

Executive for a decision on whether parts of Accrington and Church should be 

designated as a new selective licensing area. 
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2. Executive Summary 

2.1 The Council values the private rented sector and wants to see a strong, healthy 

and vibrant sector that makes a positive contribution to Hyndburn’s housing 

market especially in meeting local needs and requirements.  The sector 

provides a choice, and helps households access housing, especially those 

unable to buy or for those who social housing is not an option; for others it can 

be a tenure of choice. 

2.2 The Council is keen to ensure that the sector is encouraged to provide good 

quality homes and services in a professional way including areas considered to 

be in low housing demand.  For this reason the Council propose to use 

selective licensing of privately rented homes in areas of low housing demand 

alongside other measures that seek to address the causes of low housing 

demand in parts of the Borough.  This Proposal document sets out the case for 

introducing a new selective licensing designation for parts of Accrington and 

Church. 

2.3 Part 3 of the Housing Act 2004 (the Act) sets out the legal framework for 

licensing of private rented properties in a local authority area.  Under section 80 

of the Act a local housing authority can designate the whole or any parts of its 

area as subject to selective licensing.  Hyndburn Borough Council is therefore 

proposing to introduce a new selective licensing designation for parts of 

Accrington and Church under Section 80(3) (a) and (b) of the Act because the 

Council believes the proposed designation area is, or is likely to become an 

area of low housing demand.  This Proposal provides the evidence base for low 

housing demand in the proposed designation area supported by an 

independent report produced by Arc4. 

2.4 The Council believes that the existing selective licensing designation area for 

parts of Accrington and Church, alongside other measures, is starting to 

stabilise the housing market and make some small improvements in parts of 

the area.  However, the Council also believes that selective licensing is not a 

quick fix and therefore a further designation is needed in order to achieve a 

more sustainable improvement in the housing market. 

2.5 In considering a new designation the Council has found evidence that areas 

immediately adjacent to the existing designation boundary are in low demand 

and in some instances the market has deteriorated and therefore the Council is 

proposing an extended area which includes West Accrington, Accrington town 

centre, and additional parts of Church, Spring Hill and Peel.  This equates to an 

approximate 1,000 additional properties. 

2.6  In considering a new designation for parts of Accrington and Church this 

proposal shows how selective licensing forms part of the Council’s strategic 

approach to addressing low housing demand including how it fits with existing 

policies on homelessness, empty homes and regeneration activity.  The 
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proposal also explains how selective licensing supports, and will continue to 

support, a range of measures aimed at dealing with the underlying problems 

causing low demand including empty property interventions, enforcement 

action,  new build housing, choice based lettings, landlord training and a local 

authority run bond guarantee scheme. 

2.7 This Proposal explains other approaches and measures the Council has 

considered to address the standards of management in the private rented 

sector and the reasons why these could not replace selective licensing, 

especially other powers under the Housing Act.  The proposal also explains 

how the Council will implement and administer selective licensing should a 

designation be introduced. 

2.8 The Proposal also considers the potential risks associated with the proposed 

designation including the potential for displacement of rented properties and 

any potential negative economic impacts that licensing may have in the 

proposed designation area.  A comprehensive risk table considers each risk, 

possible outcomes, the likelihood of the risks occurring and measures that 

could be taken to mitigate risk. 

2.9 Subject to Executive approval, the proposed designation will be subject to a 

twelve week comprehensive consultation period from the 23rd of January 2017 

to the 17th of April 2017 with all persons likely to be affected by the designation.  

The outcome of the consultation will be reported back to the Council’s 

Executive at a later date to enable the Executive to consider whether to make a 

selective licensing designation for parts of Accrington and Church and if on the 

basis set out in this Proposal or on a different basis having regard to the 

outcome of the consultation. 

2.10 The proposed designation area includes an estimated 31.7% private rented 

properties (2011 Census) of the total private rented properties in the Borough. 

Therefore under legislation, should the designation be approved and the 

proportion of private rented properties remain over 20% of total private rented 

properties, the Council will make an application to the Secretary of State to 

seek to confirm the selective licensing designation. 
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3. The Legal Framework and Guidance 

3.1 This section of the report summarises the legal requirements necessary for the 

introduction of Selective Licensing in an area. The relevant legislation is 

contained within the Housing Act 2004, supported by two guidance documents 

published by the Department of Communities and Local Government:  

a) DCLG ‘Approval Steps for Additional and Selective Licensing 

Designations in England’ – Feb 2010 and  

b) DCLG ‘Selective licensing in the private rented sector: A Guide for local 

authorities’ (‘the Guide’) – March 2015 

3.2 Further reference to the legislation and guidance within the document refer to 

the above unless stated otherwise.  

3.3 Under s80 of the Housing Act 2004 (the Act), local housing authorities have the 

power to designate either the whole or part of their district area as subject to 

selective licensing, subject to two prerequisites. Firstly, s80(9) requires the 

housing authority to have taken reasonable steps to consult persons likely to be 

affected by the designation and to consider any representations made in 

response. Secondly, s80(2) requires that the proposed licensing scheme must 

satisfy one or more of a number of specified statutory conditions, set out in 

ss80(3) (a) and (b) and (6) of the Act: 

a) That the area is, or is likely to become, an “area of low housing demand”; 

and that the proposed designation will contribute to the improvement of 

the social or economic conditions in the area when combined with other 

measures taken in the area by, or in cooperation with, the local authority; 

 

b) That the area is experiencing a “significant and persistent problem” 

caused by anti-social behaviour (‘ASB’); that some or all of the private 

sector landlords letting premises in the area have failed to take action 

which it would be reasonable for them to take to combat the problem; and 

that the proposed designation will, when combined with other measures, 

lead to a reduction in or elimination of the problem. 

3.4 The Act goes on further to state that in deciding whether an area is, or is likely 

to become an area of low housing demand a local housing authority must take 

into account, among other matters: 

a) The value of residential premises in the area, in comparison to the value 

of similar premises in other areas which the authority consider to be 

comparable (whether in terms of types of housing, local amenities, 

availability of transport or otherwise);  

b) The turnover of occupiers of residential premises;  

c) The numbers of residential premises which are available to buy or rent 

and the length of time for which they remain unoccupied.  
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3.5 Guidance produced by Communities and Local Government:  ‘Approval steps 

for Additional and Selective Licensing Designations in England’ adds that local 

housing authorities should also consider other factors in determining low 

demand which may include:  

a) A lack of mixed communities in terms of tenure, for example, a high 

proportion of rented property, low proportion of owner occupied properties;  

b) A lack of local facilities, for example shops closing down; 

c)  The impact of the rented sector on the local community, for example, poor 

property condition, anti-social behaviour etc.; and  

d) Criminal activity.  

3.6 In March 2015, the Government extended the conditions for designation of 

selective licensing in England. The Selective Licensing of Houses (Additional 

Conditions) (England) Order 2015/977 came into force on 27 March 2015, and 

permits licensing where: 

3.7 The area contains a high proportion of properties in the private rented sector 

(PRS), being properties which are occupied under assured tenancies or 

licenses to occupy, and one or more of specified further conditions also apply: 

3.8 Housing conditions: the local housing authorities considers it appropriate and 

intends to carry out inspection of a significant number of properties to determine 

the existence of category 1 and 2 hazards, with a view to taking any necessary 

enforcement action;  

3.9 Migration: the area has “recently experienced or is experiencing an influx of 

migration into it”; a significant number of properties are occupied by migrants; 

and the designation will assist the local housing authority to preserve or 

improve conditions in the area, ensure properties are properly managed, or 

prevent overcrowding;  

3.10 Deprivation: the area is “suffering from a high level of deprivation, which affects 

a significant number of the occupiers of [the] properties” and the designation 

will contribute to a reduction in deprivation; 

3.11 Crime levels: the area “suffers from high levels of crime”; criminal activity 

affects persons occupying the properties; and the designation will contribute to 

a reduction in crime levels “for the benefit of those living in the area”.  

Amended General Approval – April 2015 

3.12 The Secretary of State has power to give general approvals for selective 

licensing designations, meaning that any licensing scheme compliant with the 

statutory tests would come into force subject only to compliance with any 

further conditions specified in the approval. The first General Approval was 

issued in March 2010, and required only that consultation on selective licensing 

take place for a minimum of ten weeks. 
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3.13 However on 1 April 2015 an amended General Approval was issued. The 

Secretary of State’s consent is now required for implementation of any 

selective licensing scheme which covers more than 20% of a local housing 

authority’s geographical area, or more than 20% of the PRS homes in the 

district area. 

3.14 Ministerial guidance was also issued in March 2015 to explain the 

implementation of these provisions: “Selective licensing in the private rented 

sector: A Guide for local authorities” (‘the Guide’). 

3.15 Firstly, authorities who wish to introduce licensing above the 20/20 threshold 

will need to focus on obtaining evidence demonstrating a clear correlation 

between housing-related problems in their area and both the existence and 

mismanagement of PRS properties. Specifically, ministerial approval will likely 

require data illustrating a concentration of housing-related problems in areas 

with high percentages of PRS properties, or clusters of problems and 

complaints associated with particular types of private rented properties. 

3.16 This approach does not provide a means to circumvent the General Approval. 

The Guide makes clear that where housing authorities make more than one 

designation, designation will need approval where they cumulatively cover more 

than 20% of the area or private rented stock. This includes new designations 

concurrent to an existing scheme. 

3.17 Further, local authorities must bear in mind their obligations under s81 of the 

Act to coordinate licensing schemes with their overall housing strategy. In 

particular, the authority must: 

 Ensure that any exercise of the power is consistent with the authority’s 

overall housing strategy and 

 seek to adopt a co-ordinated approach in connection with dealing with 

homelessness, empty properties and anti-social behaviour, both – 

 

a) as regards combining licensing under this Part with other courses of 

action available to them, 

 and 

b) as regards combining such licensing with measures taken by other 

persons. 

3.18 The authority must not make a particular designation under section 80 unless: 

 (a) they have considered whether there are any other courses of action 

available to them (of whatever nature) that might provide an effective 

method of achieving the objective or objectives that the designation would 

be intended to achieve, and 
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 (b) they consider that making the designation will significantly assist them to 

achieve the objective or objectives (whether or not they take any other 

course of action as well). 

3.19 Once an area is designated for selective licensing any private landlord wishing 

to operate within the designated area must apply for a licence for every 

tenanted house within the designated area. 

3.20 The power does not permit local housing authorities to require licensing of 

houses that have been made exempt under the Selective Licensing of Houses 

(Specified Exemptions) (England) Order 2006 (such as business tenancies, 

tenancies with a full term of over 21 years etc.), or property that is subject to a 

tenancy or licence granted by a body which is registered as a social landlord 

under Part 1 of the Housing Act 1996. 

3.21 This proposal explains how and why the Council believes the condition set out 

in Section 80(3) (a) and (b) of the Act, relating to low housing demand, applies 

to the area of the Borough proposed for designation as a selective licensing 

area; and how it complies with the legislation and guidance outlined above. 
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4. Why selective licensing / Why another designation? 

4.1 This section will explain why the Council is considering making a new selective 

licensing designation for parts of Accrington and Church 

Why a New Designation 

4.2 The Council explains in Chapter 7 that the proposed designation area continues 

to suffer from, or is likely to become, an area of low housing demand and that 

the proposed Selective Licensing scheme will continue to help address the 

problems associated with low demand. 

4.3 The proposed designation area has suffered from housing market collapse, 

long before the 2008 economic downturn, but despite the economic downturn 

the designation area is beginning to show signs of stability (see Chapter 7) 

albeit remains in low housing demand.  The Council believes its strategy for 

improving the housing market is starting to work with selective licensing making 

a significant contribution.  However, it would be premature to abandon selective 

licensing at this stage.  The Council believes the case for selective licensing 

remains to ensure the housing market continues to recover and the causes and 

symptoms of low housing demand removed. 

4.4 This is reflected in the existing designation where there are signs of 

improvement but there is a risk that this improvement will not be sustained or 

built on without a new selective licensing designation in place for a further five 

years. 

4.5 Government guidance released by the Department for Communities and Local 

Government in 2015 also acknowledged the need for licensing to extend 

beyond a five year designation:  ‘The Government recognises that licensing 

may have to be a long term strategy and that it will not provide instant solutions.  

It also appreciates that, if in the initial phase there has been little improvement 

in an area, this does not necessarily mean that a designation is a failure.’ 

4.6 In line with the Government acknowledging that selective licensing is not a 

quick fix, and considering that there are signs that selective licensing is 

supporting the Council’s efforts to reduce low housing demand the Council has 

decided to consult on a new selective licensing designation to support ongoing 

measures to reduce low demand as set out in this proposal. 

4.7 The proposed selective licensing designation is an extended area when 

compared to the existing designation for parts of Accrington and Church and 

includes additional areas in West Accrington, Church, Spring Hill, Peel and the 

town centre (see Appendix 6). This equates to approximately 1000 additional 

properties. It is proposed to add these areas because they are immediately 

adjacent to the current designation and are showing signs of low housing 

demand or are areas at risk of becoming areas of low housing demand. 
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Low Housing Demand 

4.8 Low demand in the proposed designation area most clearly manifested in 

higher vacancy rates (albeit reducing levels), low property values, and high 

number of private rented dwellings (refer to Chapter 7).  In addition, there are 

high incidents of environmental crime (see 4.14) which have a negative impact 

on demand, further weakening the housing market. 

Co-ordinated Approach 

4.9 This report highlights a number of projects (see Chapter 8) within the proposed 

designation that will be co-ordinated with the selective licensing scheme to 

improve the housing market including increasing housing choice, empty homes, 

environmental and property enforcement, new build housing and the training of 

landlords in good management practices. 

Option Appraisal 

4.10 In considering this designation the Council has assessed other potential 

courses of action (see Chapter 6).  None are considered suitable in isolation in 

an area of intense low housing demand with significantly high levels of private 

rented properties.  Selective licensing is required to raise standards in the 

private rented sector by compelling all landlords to engage with the Council and 

meet required standards. 

A Summary of How Selective Licensing will Support Housing Market 

Interventions 

4.11 Selective Licensing will help to address the problems associated with low 

housing demand by improving management practices and housing conditions 

which in turn will contribute to improving the unpopular perspective that 

residents and tenants have about the area. 

4.12 Hyndburn Borough Council recognises the valuable role that the private rented 

sector performs in the Borough’s housing market where landlords and agents 

manage and maintain properties effectively.  The Council is keen to continue to 

work with all landlords in a supportive, constructive and positive way to achieve 

a shared objective of a vibrant private rented sector that meets local housing 

needs. 

4.13 At the time of writing over 1,500 properties are licensed.  The Council has taken 

a supportive role with landlords in helping them obtain licenses and therefore 

meet the required conditions rather than seek prosecution.  Of the circa 1,500 

properties licensed, an estimated 75% did not meet the minimum standard for 

licensing.  This number of properties failing to meet the standard demonstrates 

the positive impact licensing has had on raising standards in the private rented 

sector and at the same time, supporting private landlords in achieving the 

required standard. 
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4.14 Despite the existing selective licensing scheme, there are still a significant 

number of complaints ranging from tenants reporting disrepair problems to 

reports of environmental blight such as fly tipping, dirty back yards, vacant and 

abandoned buildings etc. The following table is a summary of complaints from 

within the existing designation area for the period 1st December 2012 to 30th 

November 2016. 

Neighbourhood and Property Complaints in the Designation area 

(1st December 2012 - 30th November 2016) 

 
 

Complaint Type 
 

 
Empty 

 
Owner 

Occupied 

 
Private 
Rented 

 
Social 

Housing 

 
Not 

Recorded 

 
Grand 
Total 

 

Environmental 
Crime 

11 22 87 2 2 124 

Anti-social 
behaviour 

0 0 1 1 0 2 

Property 
Condition 

138 42 898 19 22 1119 

Nuisance 124 117 590 38 48 917 
Grand Total 273 181 1576 60 72 2162 

 

4.15 The table above illustrates that over 70% of neighbourhood complaints relate to 

the private rented sector. Selective licensing can help to address these issues 

by improving management practices and housing conditions which in turn will 

contribute to improving the unpopular perspective that residents and tenants 

have about the licensing area. 

Statutory Notices served in the Designation Area  

(1st December 2012 to 30th November 2016) 

Housing Act 2004 Number 

Emergency Prohibition Orders     8 

Prohibition Orders                          6 

Emergency Remedial Action         1 

Improvement Notices                    27 

Hazard Awareness Notices          11 

S235 – production of documents required (Selective Licensing 

actions) 

178 

Other 

S4 Prevention of damage by Pest Act 1949   8 

S215 Town and Country Planning Act   35 

S59 Building Act 1984(Defective drainage)    15 

S79  Building Act 1984(Ruinous or dilapidated buildings)    31 
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S80 Environmental Protection Act 1990 (Statutory Nuisance)   9 

S80 Environmental Protection Act 1990(Premises Conditions) 9 

S80 Environmental Protection Act 1990(Accumulations of 

refuse/dog faeces) 

135 

S80 Environmental Protection Act 1990(Noise nuisance from 

music) 

19 

S80 Environmental Protection Act 1990(Noise nuisance from 

dogs) 

10 

Section 43 Anti- Social Behaviour, Crime and Policing Act 2014     

(a.k.a COMMUNITY PROTECTION NOTICE) 

3 

TOTAL 505 

 

4.16 At the time of writing 6 landlords have been prosecuted for failure to apply for a 

licence and 2 landlords have been given cautions for this type of offence. 

 The s235 Notices have been served on those landlords who have not 

responded to letters, e-mails, phone calls and face to face conversations 

chasing up missing documents/information etc and have: 

 i)    Submitted incomplete applications (e.g. missing gas safety certificates, 

management information etc.), 

 ii)     Not complied with licence conditions requiring them to submit certificates, 

reports etc to the Council. 

 Generally, these legal notices have been complied with and as a result the 

landlords affected have been able to avoid prosecution (usually as a result of 

much persistence and patience from members of the team). 

 We estimate that there will be a further 8-10 prosecutions before the end of the 

scheme – relating to non-applying landlords and breaches of licence conditions. 

 The remaining actions relate to wider Housing Act enforcement as well as Town 

and Country Planning Act and Environmental Protection Act enforcement. This 

illustrates that selective licensing is working alongside other enforcement 

measures to support neighbourhood improvements. For this reason a new 

Selective Licensing Designation is needed to continue driving up standards and 

improvement in areas where there is still a large number of complaints. 

4.17 Hyndburn Borough Council therefore believe that improved property 

management in the private rented sector will help address the issues described 

above and will in turn, increase demand, reduce turnover, decrease vacancy 

rates, improve anti-social behaviour and environmental crime. 

4.18 Selective licensing will, by ensuring tenanted properties are managed 

appropriately, support the significant investment by the private and public 
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sectors (see Chapter 8) in the proposed designation area by helping to develop 

and maintain public and investor confidence in the area. 

4.19 Selective licensing will ensure that these empty properties brought back into 

use by private landlords, either directly or indirectly by the Council’s 

interventions, are managed appropriately to the required standard. 

4.20 Licensing will support licensed landlords who will be seen as reputable 

landlords, raising their profile and overall public confidence in the sector.  

Licensed landlords should be able to attract and retain good tenants whilst 

those that continue to allow poor tenancy and property management will be 

targeted and addressed through enforcement action where necessary. 

4.21 Licensing has seen landlords adopt a professional approach through specifying 

standards and landlord training.  A new designation will continue to underpin 

this approach ensuring standards are maintained and do not slip back.  The aim 

is to also ensure that those few landlords that try to evade the scheme are 

brought to account through licensing powers, and that those stakeholders that 

are new to the sector adopt the same professional approach to other landlords 

operating in the area.  



15 
 

5. Support for the Council’s Housing Strategy 

5.1 This chapter demonstrates how the proposed selective licensing designation is 

part of the strategic borough wide approach to tackle low demand and improve 

the quality of homes within the borough. It also shows how selective licensing 

fits with broader Council priorities including Community Safety and meeting 

housing need. 

Corporate Strategy 2008-2018 

5.2 This document sets out the ‘Vision’ for what Hyndburn wants to achieve. It 

includes ‘creating a place where people are safe, confident and proud to live’ 

and ‘creating a place with a strong and balanced housing market’. The 

Council’s proposal for a further selective licensing designation in Accrington 

and Church will help achieve these objectives by improving the condition and 

management of housing in the private rented sector. 

Hyndburn Community Safety Partnership 

5.3 The priorities of the partnership include Domestic Violence and Violent Crime, 

Youth Related Issues and Threats, Substance Misuse - Alcohol and Drugs, 

Acquisitive Crime and Road Safety. Whilst the proposed re-designation is not 

focused on anti-social behaviour the actions of partners under these priorities 

will assure residents and landlords that the partnership is aware of the 

problems and are taking action.  

Transforming Lives 

5.4 The Transforming Lives Programme brings together partners to help vulnerable 

individuals at the earliest opportunity to reduce the likelihood of crisis 

intervention and reduce the increasing demand on public sector services at the 

greatest pressure points by those individuals who are victims or perpetrators of 

a crime and have multiple and complex needs. Hyndburn CSP and selective 

licensing supports the development of Transforming Lives principles in order to 

reduce crime and disorder in the designation area. 

Pennine Lancashire Housing Strategy 2009-2019 

5.5 Hyndburn’s housing strategy sits within the Pennine Lancashire Housing 

Strategy and shares a number of key strategic objectives with other local 

authorities across East Lancashire. One of the strategic objectives is to create 

‘sustainable neighbourhoods’ through the ‘local authorities working 

collaboratively and on a larger scale to raise the standards of management and 

property condition in the private rented sector’. Selective licensing is one of the 

tools available to local authorities to improve the condition and management of 

housing in the private rented sector. 
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Hyndburn Homelessness Strategy 2014-2019 

5.6 Hyndburn’s Homeless Strategy strategic aims of the ‘prevention of 

homelessness’ and ‘working with the private rented sector’ is supported by 

selective licensing. The private rented sector has a key role to play in meeting 

the housing needs in the borough as owner occupation becomes more difficult 

to attain and the availability of social rented accommodation becomes more 

difficult to access. By improving the management standards in the private 

rented sector through selective licensing homelessness can be prevented 

through better tenancy management that helps minimise anti-social behaviour 

and potential repossession due to rent payment issues. 

5.7 Specific initiatives to support households in housing need access good quality 

and well managed private rented accommodation include the Council’s Bond 

Guarantee scheme and Maundy Relief’s Key Scheme. 

Bringing Empty Properties back into use and tackling poor conditions 

5.8 Tackling empty homes and bringing them back into use has been central to the 

Council’s housing strategy for several years and is also highlighted as a key 

priority in the Pennine Lancashire Housing Strategy. Empty dwellings are a 

consequence of low demand and whilst the number of long term empty 

dwellings has reduced over the last 4 years there are still significant numbers 

within the proposed designation area (see Chapter 7). The Council adopts a 

number of initiatives to address the problem through working in cooperation 

with the owner to bring properties back into use to formal enforcement action 

where informal action had failed. 

Regeneration 

5.9 Despite the demise of the Housing Market Renewal (HMR) Programme in 

Hyndburn, which specifically addressed low demand and resulted in the large 

scale regeneration of parts of Accrington and Church, Hyndburn continues to 

see large scale regeneration and plans for redevelopment of strategic sites. A 

comprehensive programme of face lifting and remodelling of terraced properties 

has taken place in the Woodnook area of Accrington over the last 2 years and 

there are plans to redevelop the site of a demolished mill for modern housing 

adjacent to this area in the next couple of years. Selective licensing supports 

this regeneration work by ensuring the private rented sector makes a positive 

contribution to a neighbourhood that offers a range of housing options for 

current and future residents. 
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Working with the private rented sector 

5.10 The Council engages with private landlords on a regular basis through the 

Private Landlord Forum which meets a couple of times a year and is run in 

partnership with the National Landlords Association. These evenings engage 

with the wider sector and update landlords on recent developments / legislative 

changes and offer advice on a range of topical issues.  

5.11 Additionally the Council engages with representatives from private landlords 

and stakeholders associated with the private rented sector through the 

‘Hyndburn private Landlord Liaison Group’. The purpose of this group is to 

improve engagement and liaison between the Council, statutory, community 

and voluntary sector partners and private landlords in recognition of the 

significant role the private rented sector plays in the Borough’s housing market. 

5.12 The Council hold landlord development days for landlords operating in the 

existing selective licensing area. The days are delivered in partnership with the 

National Landlords Association and cover all aspects of property letting to help 

improve management practices within the area.  
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6. Options for Addressing Poor Management and Property 

Standards in the Private Rented Sector 

 

6.1 This Section describes the other possible approaches available to the Council 

in addressing the standards of management in the private rented sector with 

the reasons why they could not replace the proposed Selective Licensing 

designation.  

6.2 There are a range of tools which the Council can use to increase the standards 

across the Private Rented Sector including; Housing Act 2004 enforcement, 

Section 215 Town and Country Planning Act 1990, Management Orders, 

Accreditation and Selective Licensing. 

6.3 Appendix 1 summarises and provides an analysis of a range of alternative 

options to selective licensing where the Council may intervene in private 

landlord activity.  The remainder of this section looks at each of these areas in 

more detail. 

Housing Act 2004 - Enforcement 

6.4 The Council carries out reactive inspections of private rented property following 

a complaint from the tenant. 

6.5 The Housing Act 2004 introduced the Housing Health and Safety Rating 

Scheme (HHSRS) which allows local authorities to inspect privately rented 

properties to ensure the condition of that property does not have an adverse 

effect on the health, safety or welfare of tenants or visitors to that property. 

Where necessary the Council will serve statutory enforcement notices to ensure 

the condition is improved. 

6.6 The current level of property inspections, are in the main based upon a reactive 

service; a complaint will be made to the local authority who will then undertake 

a HHSRS inspection to determine whether action needs to be taken. Whilst this 

approach does improve property conditions it does not tackle property 

management standards. 

6.7 This approach does not have the widespread impact to bring about 

improvements in property standards without a major increase in resources. 

6.8 Following an inspection of a property, if one or more Category 1 Hazards are 

found, the Council is under a duty to take appropriate action; this includes: 

 serving an improvement notice – requiring the landlord to carry out works 

to remove the hazard 

 make a Prohibition Order – prohibiting part of or all the property’s use 

 serve a Hazard Awareness Notice – advising the landlord of the problem 
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 take emergency remedial action – carry out emergency repairs and 

charge the landlord later 

 make an Emergency Prohibition Order – prohibiting part of or all the 

property’s use 

 make a Demolition Order – requiring the property to be demolished 

 declare a Clearance Area – requiring the demolition of a group of 

properties 

6.9 In the case of Category 2 Hazards the Council has the power rather than a duty 

to act and can only serve an Improvement Notice a Prohibition Order, or a 

Hazard Awareness Notice. 

6.10 These powers are an effective tool to improve standards in specific privately 

rented property but do not operate in a strategic way i.e. they are property 

specific.  However, it is an effective tool for dealing with serious disrepair 

especially where the safety of the occupants is at risk. Not all problems are 

reported to the Council as often tenants are unaware there is a problem, are 

aware, but unsure of where to turn for help, or are frightened of retaliatory 

eviction if they complain to anyone thus potentially leaving tenants living in 

unsatisfactory and possibly dangerous conditions unbeknown to the Council. 

6.11 Inspections of private rented property could be carried out on a proactive area 

by area basis. If following an inspection a notice is served, then the costs 

associated with this can be recovered from the landlord.  There will however be 

a shortfall as not all inspections will result in a notice being served. 

6.12 Through the selective licensing designation landlords will attend development 

days which cover all aspects of property management including property 

condition. Through training, advice and support landlords will recognise what 

improvements need to be made to their properties reducing the need for action 

under the HHSRS. 

6.13 In addition the Council will continue to undertake proactive property inspections 

in the designation area, offering advice and where necessary taking 

enforcement action to improve property conditions across the designation area. 

Improving property conditions will assist in retaining tenants and attracting 

occupants to the area assisting in tackling low demand. 

Town and Country Planning Act 

6.14 Section 215 of the Town and Country Planning Act 1990 provides local 

authorities with the power to take steps requiring land, including buildings, to be 

cleaned up when the condition is adversely affecting the amenity of the area.  

The use of this power is discretionary and it is therefore up to the local authority 

to determine if this is the most appropriate course of action in each individual 

case.  
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6.15 Each property would have to be looked at on a case by case approach and 

these powers can only be used to tackle the appearance of the external fabric 

of a property and any land associated with it. 

6.16 Successful action can be either complaint driven or proactive, with significant 

improvements made to the overall appearance of a property and land.  

Although this can encourage landlords to continue with improvements to the 

interior of their property, no formal action under this power can be used for 

internal work and management standards are unlikely to be improved as a 

consequence of section 215 action. 

6.17 Section 215 actions could be used to improve the visual impact of the private 

rented sector in an area but it will not improve the overall quality of the sector. 

Management Orders 

6.18 A management order is the means by which a local authority can take over the 

management of a privately rented property.  This power is given to them under 

Part 4 of the Housing Act 2004 but should not be used if other enforcement 

options will remedy the problem. The general effect of a management order is 

that the authority takes control of the property although legal ownership does 

not transfer.  There are two forms of management order, interim and final.  

Interim lasts for a period of 12 months which can then be followed by a final 

management order which lasts for a maximum of 5 years. 

6.19 In order for a local authority to apply to the residential property tribunal for a 

management order in respect of a particular property they must be satisfied that 

it is necessary for the purpose of protecting the health, safety or welfare of 

persons occupying the property or persons occupying or having an estate or 

interest in any premises in the vicinity.  

6.20 If the issue is one of the health and safety of the occupants this can be 

remedied using enforcement action to remove the hazards as outlined in the 

previous section (Housing Act 2004 – Enforcement).  Guidance specifically 

says management orders should only be used if no other options are available.  

The main time a management order may be justified is where the concern is the 

effect of residents’ anti-social behaviour on the local community. 

6.21 Once a management order is in place the local authority takes over the 

management of the property; they can employ a managing agent or the 

management can be carried out in-house. The occupiers pay their rent to the 

local authority and when any reasonable expenditure is incurred, this is taken 

from the rent before and surplus is given to the owner.  Reasonable 

expenditure would include, for example, routine repairs, capital expenditure, 

administrative costs and building insurance.  
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6.22 This power only deals with individual properties and is resource intensive 

especially as the Council no longer has any stock of its own so most likely the 

management would need to be outsourced.  In some cases, even retention of 

the full rental income may not be adequate to properly maintain and manage 

the property, in which case, additional costs would end up being borne by the 

council tax payer. 

6.23 This approach puts a significant burden on a local authority and does not 

present a long term solution to poor management of the private rented sector 

as the property is returned to the original owner who may not necessarily have 

improved their management standards in the interim.  Management orders only 

deal with individual properties and would normally be used as a last resort to 

deal with recalcitrant landlords once all other options have been exhausted. 

Accreditation 

6.24 Accreditation is a set of standards or a code that landlords can choose to sign 

up to.  Every accreditation scheme has different standards but in general they 

relate to the management or physical condition of privately rented property.  

There are two main types of accreditation schemes those which accredit the 

manager of the property and those which accredit the property itself.  If a 

landlord chooses to become accredited or accredit their property they agree to 

meet any criteria set by the scheme.  The Council would work with the landlord 

in offering help and support to achieve the standards set out by any scheme 

and should the landlord fail to abide by the rules of the scheme, their accredited 

status would be removed.  

6.25 There is no compulsory element to accreditation, landlords can chose to either 

opt in or opt out with no costs for landlords to join.  Accredited landlords can 

benefit from the status of being publicly identified as a good landlord and 

distance themselves from bad or unscrupulous landlords.  They can attract a 

better quality of tenant and potentially yield higher returns.  Accreditation 

becomes effective by raising standards and isolating bad landlords, therefore in 

time, encouraging all or most landlords to improve their standards and become 

accredited. 

6.26 Accreditation is a good way of working with landlords on an informal basis to 

educate and improve understanding of private sector issues and in turn improve 

management standards and conditions within their properties.  As landlords are 

under no legal requirement to become accredited, accreditation only tends to 

attract the better class landlords and in order to encourage membership 

accreditation needs to contain incentives. 

  



22 
 

6.27 Incentives to encourage accreditation could include things such as: 

 a liaison officer to help landlords deal with other departments in the 

Council 

 provide training and development opportunities to landlords 

 access to grants and loans to renovate properties to meet the standards of 

the scheme 

 access to rent guarantee scheme 

 advice on how to tackle anti-social behaviour 

 discounts from local builders/tradespersons and suppliers 

 a mediation service between landlords and their tenants 

 rental information packs 

 newsletters providing updates on key issues affecting landlords 

 applicant/tenant accreditation 

6.28 In order to operate an effective accreditation scheme, property conditions must 

be inspected to ensure landlords are abiding to the standards set out.  Clearly, 

there is a cost to running an Accreditation Scheme with no mechanism to 

change fees, except on a voluntary basis.  Costs would fall on the public purse, 

at a time when public sector funding constraints are putting enormous pressure 

on a range of local authority services including those related to housing. 

6.29 Hyndburn operated an accreditation scheme up until 2008.  At the time 329 

properties were accredited which represents approximately 6% of the private 

rented stock within the borough. Hyndburn’s experience of accreditation was 

similar to that of other local authorities the North West (e.g, Manchester) in that 

it is resource intensive, only attracted good landlords, with no impact on the 

worst landlords as they normally will choose not to become accredited.  There 

are good examples of accreditation (e.g. Burnley) but they tend to be very 

resource intensive. 

6.30 Three alternative approaches to accreditation have since been considered by 

the Council:- 

i) Pennine Lancashire Common Landlord Accreditation Scheme (proposed, 

July 2011) – this scheme was eventually not accepted across Pennine 

Lancashire due to the cost to the local authorities.  Hyndburn BC also took 

the view that the staffing levels were too low, and therefore believes the 

potential costs are significantly under – estimated for the scheme to be 

viable.  

ii) Hyndburn accreditation scheme managed and operated by Hyndburn BC.  

iii) A Hyndburn accreditation scheme managed by a contactor or third party 

provider such as the National Landlords Association (NLA) or the 

Residential Landlord Association (RLA). 
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6.31 The Council concluded that a scheme which imposes regulations will be far 

more cost effective than a voluntary scheme which many landlords would 

choose not to take part in. The main reasons for this being that when taking 

account of the additional costs that the Council would still have to incur for 

enforcement action, on economic grounds, licensing is a far more prudent 

approach, with a higher probability of success; mainly because it is compulsory. 
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7. Low demand evidence base and selection of the proposed 

designation (The Area) 

 

7.1 Before proposing a designation and embarking on a consultation the legislation 

and guidance requires the Council to identify the problems affecting the area to 

which the designation will apply and provide evidence to support the existence 

of the problems.  The Council by proposing this designation believes that the 

area is an area experiencing, or likely to become, an area of low housing 

demand.  This chapter explains the Council’s evidence base for proposing the 

designation area as an area of low housing demand (or likely to become one), 

and the methodology used to determine the proposed designation area. 

 

The Legislation and Guidance 

 

7.2 The legal grounds for proposing a selective licensing designation on the basis 

of low housing demand are described in detail in Chapter 3.  DCLG’s Guidance 

(March 2015) recommends the following factors are considered: 

 

 The value of residential premises in the area, in comparison to the value 

of similar premises in other areas which the authority considers to be 

comparable (whether in terms of type of housing, local amenities, 

availability of transport) 

 The turnover of occupiers of residential premises (in both rented and 

owner occupied properties). 

 The number of residential premises which are available to buy or rent, and 

the length of time for which they remain unoccupied. 

 The general appearance of the locality and the number of boarded up 

shops and properties. 

Housing and Low Housing Demand in Hyndburn – The Evidence Base 

(Arc4 Report: Identifying areas of Low Housing Demand) 

7.3 Hyndburn Borough Council commissioned Arc4 to prepare an independent, 

robust evidence base (the report) to help identify areas of low housing demand 

(including areas which may be at risk of low demand) across Hyndburn.  A full 

copy of the report is attached at Appendix 2. 

7.4 The report analysed a range of data sets to help identify areas worse affected 

by low housing demand incorporating the criteria highlighted in 7.2 above.  In 

total, nineteen indicators were considered and reviewed to ensure a 

comprehensive analysis of Hyndburn’s housing market, including the 

identification and ranking of areas of low housing demand. 
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Sub-regional Analysis 

(Pages 12 – 23 of the report) 

7.5 The Arc4 Report shows a stable Pennine Lancashire housing market since the 

economic downturn post 2008, with very limited growth.  When compared to 

Lancashire and England’s housing markets, the Pennine Lancashire housing 

market continues to lag significantly behind indicating the existence of low 

housing demand.  Some of the key findings of the sub-regional analysis are as 

follows:- 

 High proportion of terraced housing in Hyndburn (52.6%) which suggests 

a high imbalance of housing stock, which in turn reduces housing choice. 

 The proportion of social rented properties and owner occupation continues 

to fall whilst the level of dwellings in private renting is on the increase 

(19.5%). 

 Analysis of tenure across Hyndburn indicates a level of owner occupation 

broadly in line with regional and national averages, mixed with a smaller 

proportion of housing available through social rent and a higher proportion 

available for private rent. 

 A fall in vacant dwellings across Pennine Lancashire including Hyndburn 

indicating potential stabilisation of the housing market in some locations.  

However, the proportion of vacant stock (5.34% in Hyndburn) is still 

significantly behind the Lancashire (3.87%) and England (2.52%) housing 

markets. 

 House prices across Pennine Lancashire with the exception of the Ribble 

Valley continue to be significantly behind those for Lancashire and 

England.  Comparison of average home prices shows that average values 

in Hyndburn are around three times lower than for England and 

consistently £50,000 below Lancashire’s average. 

 The report also identifies that whilst Hyndburn has relatively lower 

comparative property prices, it has exhibited stability in the market 

reflected in property values since 2011, after the economic downturn. 

 The sub-regional section of the report concludes as follows: 

 

“The combination of low prices (sales and rent), high vacancies, low population 

growth and relative affordability suggests a lack of confidence in the market and 

in some areas a lack of demand for such accommodation, however, low 

housing demand has stabilised across Hyndburn after the economic downturn”. 

Hyndburn’s Housing Market 

(Pages 25 – 51 of the report) 

7.6 From the 2011 Census there were 35,999 dwellings in Hyndburn.  A very high 

proportion of these are terraced (52.6%), many of which are two-up, two-down 
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terraces especially in the urban areas and many of which were constructed pre 

1919.  Nearly three out of every four dwellings are registered within the lowest 

value Council Tax bands (A or B). Within the proposed designation, the 

proportion of terraced housing is 71.9% and the proportion of properties within 

the lowest value Council Tax bands (A or B) is 94.6% indicating a lower value 

area that lacks housing choice. 

7.7 In terms of tenure, statistics from the 2011 Census shows owner occupation at 

67.9% compared to 64.1% for England and 71.6% for Lancashire.  Hyndburn 

has a higher level of properties rented from private landlords at 19.3% 

compared with 16.4% for Lancashire and 18.2% for England. The proportion of 

private rented properties within the proposed designation is 28.3% revealing 

that the proposed selective licensing area contains a very high proportion of 

private rented properties. 

Low Housing Demand in Hyndburn 

(Pages 53 – 56 of the report) 

7.8 Low housing demand in Hyndburn’s housing market has been a problem and a 

priority for Hyndburn Borough Council for a long time.  Due to areas of housing 

market failure and low housing demand Hyndburn was declared a Housing 

Market Renewal Pathfinder in 2002 along with other areas of Pennine 

Lancashire.  The problem manifests itself in higher levels of vacant dwellings, 

low property values, poor housing conditions and higher levels of private 

renting. 

7.9 The Arc4 report looked at a range of indicators across the Borough consistent 

with Government guidance (see 7.2 above).  The evidence pulled together a 

number of separate indicators that when taken together build a strong argument 

to demonstrate areas of low demand, with a ranking method adopted to identify 

those areas exhibiting the worst cases of low housing demand. 

7.10 Data was examined at LSOA1 (Lower Super Output Area), in order to identify 

localised housing market intelligence.  The following nineteen indicators were 

used. 

 Median house price for 2 bed properties (2015) 

 Median house price for 3 bed properties (2015) 

 The percentage change in median house prices (2011-2015) 

 The percentage change in median house prices (2013-2015) 

 Lower quartile house price for 2 bed properties (2015) 

 Lower quartile house price for 3 bed properties (2015) 

 The percentage change in lower quartile prices (2011-2015) 

 The percentage change in lower quartile prices (2013 – 2015) 

                                                           
1
 LSOA is a geographical area established by the Office of National Statistics and used for the collection and publication of small 

area statistics.  They have an average of roughly 1,500 residents and 650 households. 
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 The average time taken to sell a property (2015) 

 The percentage of vacant properties over 6 months (October 2016) 

 The percentage of housing in Council Tax bands A and B (October 2016) 

 The percentage of property within the private rented sector (2011) 

 The percentage of occupants in the private rented sector in receipt of 

Housing Benefit (October 2016) 

 The number of properties coming onto the private rental market (2013 – 

2015) 

 The time taken to let private rented properties (2015) 

 The percentage change in time taken to let private rented properties (2013 

– 2016) 

 The median rent in private rented properties 

 The percentage change in the median rent of private rented properties 

(2013 – 2016) 

 The total number of sales transactions (2013 – 2015) as a percentage of 

stock 

7.11 Data from the nineteen indicators was ranked with the results displayed in the 

following table and map of LSOA’s.  The higher ranking areas indicate low 

housing demand.  There are twelve LSOA’s located in seven wards that have 

performance in the bottom 20% (lowest quintile) of Hyndburn.  These LSOA’s 

are primarily located in Central Hyndburn i.e. Central Accrington and Church. 

 Table 5.1  

Low Demand area rankings 

Ward LSOA Total Rank 

Peel 004F 16 1 

Netherton 001C 12 2 

Church 005A 12 2 

Netherton 001A 12 2 

Church 005C 11 5 

Spring Hill 006F 10 6 

Barnfield 008B 10 6 

Central 006A 10 6 

Church 005B 10 6 

Peel 004G 10 6 

Clayton-le-Moors 002E 9 11 

Central 006H 9 11 

Barnfield 008C 8 13 

Spring Hill 006G 8 13 

St Andrew’s 007B 7 15 

Central 006B 6 16 

Rishton 003D 6 16 

St Andrew’s 007C 6 16 

Netherton 001B 6 16 

Peel 004H 6 16 
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Low Demand area rankings 

Ward LSOA Total Rank 

Spring Hill 006E 5 21 

Barnfield 008A 5 21 

Rishton 003C 5 21 

Rishton 003B 4 24 

Clayton-le-Moors 002F 4 24 

Immanuel 007A 4 24 

Overton 001G 4 24 

Overton 001F 4 24 

Huncoat 004A 3 29 

Church 006H 3 29 

Rishton 003A 3 29 

Altham 002C 3 29 

Milnshaw 004D 3 29 

Baxenden 008F 3 29 

Overton 001D 3 29 

Milnshaw 004E 3 29 

Huncoat 004B 3 29 

Clayton-le-Moors 002D 3 29 

St Oswald’s 005D 3 29 

St Oswald’s 009C 3 29 

Altham 002A 2 41 

Immanuel 009B 2 41 

Baxenden 008E 2 41 

Rishton 003E 2 41 

Huncoat 002G 2 41 

St Oswald’s 009D 2 41 

Altham 002B 2 41 

St Andrew’s 007D 2 41 

St Oswald’s 007E 1 49 

Milnshaw 004C 1 49 

Overton 001E 1 49 

Baxenden 008D 0 52 

Immanuel 009A 0 52 

Source: arc4 Identifying Low Housing Demand 2016 
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Map 5.1 - The number of indicators falling within the lowest quintile in each LSOA 

 
 

7.12 This data and analysis has been used to help determine the proposed licensing 

designation (see Chapter 9).  Other factors in determining the proposed 

boundary include: 

 Local knowledge of localised housing markets falling into areas of 

identified low housing demand 

 A contiguous boundary informed by low housing demand and localised 

housing markets 

 Those areas displaying low demand symptoms but not supporting all of 

the specific measures described in Chapter 8 (i.e. complementary activity 

to reduce low housing demand) have been excluded i.e. Netherton, 

Clayton-le-Moors, parts of Barnfield, parts of Spring Hill. 
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7.13 To summarise, the proposed designation has a contiguous boundary covering 

11 out of 20 areas of lowest housing demand in Hyndburn, including 8 out of 

the top 10 ranked areas of low housing demand as per the Arc4 analysis (see 

Appendix 6). 

Comparator Locations – Milnshaw and St Andrews 

(Pages 57 – 62 of the report) 

7.14 In considering the introduction of a selective licensing scheme the Guidance 

(2015) requires a comparison of the value of residential properties in the 

proposed designation to the value of similar premises in other areas considered 

to be comparable. The Arc4 Report compared locations across the Borough 

which helps to highlight those areas showing symptoms of low housing 

demand. 

 

7.15 Milnshaw and St Andrews have similar types of housing to the proposed 

designation area. Using the Arc4 comparator data the Council has compared 

housing market data in the proposed designation area to the same data for 

Milnshaw and St Andrews (shaded grey) in the following table. 

 

Comparator Indicators 

Proposed 
LSOA 

Designation 
Rank 

LSOAS 
Ward 

Private 
Rent % 
(2011) 

All Empty 
Homes

1
 % 

(2015) 

Median 
Property 

Prices 
(2015) 

Lower 
Quartile 

Prices 
(2015) 

% Property 
in Council 
Tax Bands 

A & B 
(2016) 

004F 1 Peel 38.4% 8.5% £58,725 £40,000 98.6% 

005A 2 Church 28.2% 8.1% £60,000 £49,950 92.7% 

005C 5 Church 27.7% 5.2% £52,500 £35,000 96.7% 

006F 6 Spring Hill 37.6% 8.6% £49,950 £38,000 96.2% 

008B 6 Barnfield 43.4% 20.0% £69,950 £40,000 96.7% 

006A 6 Central 20.5% 5.2% £74,950 £54,975 97.8% 

005B 6 Church 8.9% 1.8% £66,000 £49,950 98.7% 

004G 6 Peel 38.1% 6.5% £70,000 £55,000 98.8% 

006H 11 Central 21.0% 6.4% £79,950 £60,000 94.7% 

008C 13 Barnfield 22.7% 7.8% £115,000 £40,000 66.8% 

006B 16 Central 25.2% 10.6% £80,000 £64,500 98.2% 

004H 16 Peel 28.0% 5.5% £79,950 £65,000 99.6% 

004C 49 Milnshaw 17.3% 4.2% £126,475 £99,950 85.4% 

004D 29 Milnshaw 11.3% 2.7% £119,950 £84,975 71.5% 

004E 29 Milnshaw 12.2% 2.9% £95,000 £84,950 88.5% 

007B 15 St.Andrews 24.1% 4.7% £80,000 £60,000 88.2% 

007C 16 St.Andrews 21.8% 3.9% £84,975 £74,950 82.2% 

007D 41 St.Andrews 14.2% 2.6% £104,950 £87,950 82.6% 

Hyndburn   19.3% 5.34% £99,950 £70,000 74% 

Lancashire   16.4% 3.87% £139,950 £94,950 57% 

England   18.2% 2.52% £229,950 £140,000 44% 
Source: arc4 Identifying areas of low demand 
1. Hyndburn BC Council Tax records 
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7.16  The values very clearly show the differential between the housing market within 

the proposed designation when compared to the housing market in Milnshaw 

and St Andrews with virtually all indicators indicating higher levels of private 

renting, higher levels of empty dwellings, lower median property prices, lower 

quartile house prices and a higher proportion of properties in Council tax bands A 

and B.  

7.17 Before deciding to propose a new designation, the Arc4 report was used to look 

at how the housing market has responded to, and changed, since selective 

licensing and other complementary measures have been in place from 2012 until 

the end of 2016.  The information is summarised in the Table and Chart below. 

Housing Market Changes for the Proposed Designation 2012 to 2016 

(Pages 63 – 66 of the Report) 

Table xx Comparison of LSOA rankings 2012 v 2016 

LSOA 

LSOA tag in 

2012 

2016 LSOA 

equivalent 

Rank in 

2016 

Rank in 

2012 

Did the LSOA get worse 

since 2012 

Peel  E01025067 004F 1 12 Worse 

Church  E01025044 005A 2 1 Stable 

Church  E01025046 005C 5 7 Stable 

Barnfield  E01025036 008B 6 2 Better 

Central  E01025041 006A 6 17 Worse 

Church  E01025045 005B 6 34 Worse 

Peel  E01025068 004G 6 7 Stable 

Spring Hill E01025083 006F 6 3 Better 

Central  E01025043 006H 11 12 Stable 

Barnfield  E01025037 008C 13 19 Worse 

Central  E01025042 006B 16 6 Better 

Peel  E01025069 004H 16 17 Stable 

Source: arc4 Identifying Low Housing Demand 2016 
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Key: 

Change in LSOA since 2012 

 Better 

 Same 

 Worse 

------- Existing Designation 
Area 

------- Proposed Designation 
Area 

 

7.18 Generally, the existing designation area is showing either some signs of housing 

market stability or some improvement (parts of Church, Central, Peel and 

Barnfield) although there are pockets where the housing market has deteriorated 

(parts of Peel, Central, Barnfield and Church).  Therefore the housing market is 

showing signs of responding to the Council’s strategic approach, but there hasn’t 

been sufficient improvement across the existing designation to be confident the 

improvement is sustainable reinforcing the need to make a new designation for 

the area. 

7.19 The data also shows that there are some areas immediately adjacent to the 

existing designation where the housing market has got worse, especially the 

town centre (Central), West Accrington (Central), Peel and a small area of 

Church.  For this reason it is suggested these areas are added to the new, 

proposed designation (see Chapter 9) 
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8. Supporting and Complementary Activity by Neighbourhood 

8.1 This section describes other policies, partnerships or measures that have 

taken place, are underway or planned that licensing will work in conjunction 

with to help improve and address low housing demand in the proposed 

designation area.  All regeneration activity in Accrington and Church has a 

common objective that economic, social and environmental decline is 

addressed including initiatives to address low housing demand. 

Empty Property Interventions 

8.2 The proposed designation area continues to have a high proportion of vacant 
dwellings compared to other parts of the Borough (see Chapter 7), although 
numbers have reduced due to the interventions the Council has introduced 
and described below. Between 2012 and 2015 the number of empty properties 

within the existing designation area has reduced from 754 to 542.  

8.3 The Council has a dedicated Empty Homes Officer, with interventions 

prioritised within and around the proposed designation area. 

8.4 Following changes to Council Tax legislation, the Council for the 2013/14 

financial year onward introduced an empty property premium of 50% for long 

term vacant dwellings (vacant for greater than two years).  In addition for 

dwellings empty over 6 months the Council Tax discount was reduced from 

50% to 0%. 

8.5 The Council is working in partnership with PlaceFirst Limited, an empty 

property expert, to bring back into use 124 long term empty homes as part of 

a £15 million regeneration scheme.  To date, 76 homes have been brought 

back into use, 242 properties have benefitted from external refurbishment and 

two new public open spaces have been created, a new neighbourhood square 

and a residents’ garden.  The project will conclude during 2018 which will see 

the remaining 58 vacant dwellings brought back into use. 

8.6 The proposed selective licensing scheme will ensure that those properties 

brought back into use as private rented accommodation achieve the desired 

standards of management and make a positive contribution to the area.  It is 

hoped the Selective Licensing designation will also give property and 

homeowners the confidence to invest in their properties. 

Enforcement Action – Housing Act 20104 and Town and Country Planning Act 

1990 (Section 215) 

8.7 A significant number of private sector dwellings including private rented 

dwellings continue to suffer from disrepair or provide poor amenity (See 

chapter 4).  The Council continues to use appropriate enforcement powers 

including Housing and Planning Acts to enforce conditions where necessary.  

Such interventions will complement the proposed selective licensing scheme 
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and provides further confidence to property owners to invest in their 

properties.] 

New Build Housing 

8.8 New build housing is essential to rebalancing Hyndburn’s housing market and 

regenerating neighbourhoods.  There is a need to introduce the provision of 

new, high quality housing that offers people a wider choice of housing.  The 

proposed designation area includes some key sites that are, and will, deliver 

these vital new homes. 

8.9 Phoenix, West Accrington – Following the Council’s acquisition and clearance 

of 421 low demand dwellings as part of its former Housing Market Renewal 

Programme, Keepmoat Homes, in partnership with the Council, are building a 

mix of approximately 400 new high quality homes with a total projected 

investment of over £50m.  To date, 216 new homes have been constructed 

and sold. 

8.10 Former Church Bank Works, Church – Gleeson Homes have submitted a 

planning application to build 48 new, 2, 3 and 4 bedroom homes. 

8.11 Woodnook Vale, Accrington – With the support of a loan from Hyndburn BC, 

PlaceFirst Limited has acquired this former mill site of approximately 5.5 acres 

in 2015 with the intention of developing the land for new housing for sale and 

rent. 

8.12 Charter Street (Spring Hill) Accrington – This site comprising of approximately 

7.4 acres is in the Council’s ownership and forms part of the Over Arching 

Development Agreement for new housing with Keepmoat Homes. 

8.13 The existing Selective Licensing Scheme has given the likes of PlaceFirst and 

Keepmoat the confidence to invest in land adjacent to proposed designation.  

It is therefore important that a further designation is approved to continue to 

give developers and investors, as well as new tenants and owners, 

confidence in the area. 

Choice Based Lettings 

8.14 Hyndburn BC is a partner to the Pennine Lancashire sub-regional choice 

based lettings scheme called B with Us. Vacant properties are advertised, in a 

similar way that estate and lettings agents advertise properties, and 

households who are on the housing register can choose properties they are 

interested in and put ‘a bid’ in. The housing register operates on a priority 

basis and the applicant with the highest priority is offered the property. 

8.15 Most social landlords (Registered providers) in the Borough are part of B with 

Us. As part of the Council’s commitment to partnership working with private 
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landlords and letting agents opportunities have been made available for 

landlords with properties in the Selective Licensing designation to advertise 

their properties via the choice based lettings scheme. Although interest and 

take up from private landlords has been low this option will remain. 

Landlord Training 

Landlord Development Days 

8.16 One of the main aims of the existing scheme is to educate both landlords and 

tenants about how to improve standards in the sector. As part of the selective 

licensing scheme it is conditional that licensed landlords attend a landlord 

development day. This course is run by the National Landlords Association 

and focuses on starting, ending, and managing a tenancy. It covers both 

legislation and best practice. Landlords and managing agents are invited to 

attend the training free of charge. 

8.17 Since the start of the scheme 19 courses have been delivered and these were 

attended by 317 landlords / managing agents.  

Electrical Safety Awareness Training 

8.18 In June 2016, electrical safety awareness training was delivered to 17 letting 

agents and large portfolio landlords who rent out properties in the Selective 

licensing area. The training focussed on landlords’ legal responsibilities and 

what needs to be looked for both in terms of the safety and testing of electrical 

installations and in the electrical reports commissioned. 

8.19 The training was delivered by an electrical safety expert and the Council’s 

Building Control and Selective licensing teams. 

Bond Scheme 

8.20 The Council is tackling homelessness and at the same time supporting 

households to access the private rented sector through a Bond Scheme.  

Where an individual is unable to secure a tenancy because they have no 

means of financing a deposit the Council provide a bond guarantee for the 

duration of the tenancy.  It is an agreement between the Council and a private 

landlord to cover damages above normal wear and tear where it is the 

tenant’s fault.  This ongoing scheme helps support private landlords and 

selective licensing by supporting access to licensed dwellings making the 

private rented sector more accessible and increasing housing choice, 

especially for the more vulnerable households. 
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9. Map of the proposed designation area 

Purpose  

 

9.1 This chapter will identify the Proposed Designation area for Selective 

Licensing. 

9.2 Chapter 7 of this Proposal identifies areas of low housing demand for 

selective licensing purposes. For the proposed designation area the indicators 

have been summarised in the following table at LSOA (lower super output 

area) level to highlight the levels of low housing demand compared to 

Borough, Lancashire and England comparisons. 

Comparator Indicators 

Proposed 
LSOA 

Private 
Rent % 
(2011) 

Terraced 
Housing 
(%) 

% Property 
in Council 
Tax Bands 
A & B 
(2016) 

All Vacant 
Dwellings

1
 

% (2015) 

Long Term 
Vacant 
Dwellings 
% (2015) 

Median 
Property 
Prices 
(2015) 

Lower 
Quartile 
Prices 
(2015) 

Proposed 
Designation 

28.3% 71.9% 94.6% 8.26% 5.06% £71,415 £49,365 

Hyndburn 19.3% 52.6% 74% 5.34% 2.15% £99,950 £70,000 

Lancashire 16.4% 31.5% 57% 3.87% 1.44% £139,950 £94,950 

England 18.2% 24.5% 44% 2.52% 0.86% £229,950 £140,000 
Source: arc4 Identifying areas of low demand 
1.Hyndburn BC Council Tax records 

 

9.3 Chapter 8 of this Proposal identifies the other measures within, and adjacent 

to, the boundary that the Council and its partners are taking to address low 

housing demand as part of the Council’s Housing Strategy. 

9.4 The Proposed Designation map (Appendix 6) has been labelled to assist 

people in recognising locations and specific neighbourhoods.  The Council 

has a comprehensive list of addresses should people be unclear whether a 

specific address of location is within the Proposed Designation area.  

9.5 The Proposed Designation area comprises of approximately 6,000 properties 

which show significant characteristics of an area in low housing demand 

including high levels of private renting (28.3%), low median house values 

(£71,415) and a very high proportion of dwellings in Council tax bands A and 

B (94.6%). 

9.6 The proposed designation is an extended area when compared to the existing 

designation and includes additional areas in West Accrington, Church, Spring 

Hill, the town centre and Peel (see map in Appendix). This equates to an 

approximate 1000 additional properties. These areas have been added 
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because they are immediately adjacent to the existing designation and are in 

low housing demand and are showing signs of a worsening housing market 

(see Chapter 7, especially paragraphs 7.17 to 7.19).   
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10. Potential Displacement and Other Risks Associated with a 

Selective Licensing Designation 

 

10.1 In this chapter the Council will consider the potential affects and implications 

of making the proposed designation including a risk assessment. 

10.2 The 2015 Selective Licensing Guidance requires local authorities to carefully 

consider any potential negative economic impacts that licensing may have in 

their area – particularly the risk of increased costs to landlords who are 

already fully compliant with their obligations. The concern being these 

additional costs can reduce further investment and are frequently passed onto 

tenants through higher rents. 

10.3 There is no evidence to show that rents increased or investment reduced in 

order for landlords to recoup the additional costs associated with selective 

licensing within the existing designation. Evidence points to wider housing 

market issues impacting on rents and charges such as housing benefit levels, 

supply and demand and finance costs (which remain very low at the moment). 

10.4 There is evidence of significant investment in the private rented sector within 

the existing designation rather than a reduction in investment. Many landlords 

have invested in order to meet licensing standards. In addition PlaceFirst, a 

relatively new private landlord to the area, has committed over £10 million 

private finance to bring 124 long term empty homes back into use, of which 76 

homes have been completed, with a further 58 vacant dwellings due to be 

refurbished and modernised by 2018. 

10.5 The following table summarises the main risks that can be associated with the 

proposed selective licensing designation. 
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Proposed Selective Licensing Designation: Risk Assessment 

Risk 
 

Possible Outcomes Likelihood of Occurrence Measures to reduce/eliminate risk 

Financial institutions ‘red line’ the area 
for private rented sector (PRS). 

PRS unable to raise extra finance for 
repairs causing poor housing 
conditions. 
 
PRS abandon area creating increased 
voids. 

Low risk. 
 
No evidence of this occurring within the 
existing designation on any scale. 
 
Landlords leaving properties void. 

Lenders have indicated there should be no 
difference to availability to loans due to a 
property being situated within a selective 
licensing area. 
 
If PRS abandon area owner occupiers may 
purchase available premise as entry level 
properties.  This area is currently classed 
as an area of affordable housing within 
Hyndburn. 
 
The Empty Dwelling Strategy would also 
help to reduce void levels with resources 
targeted to this area. 
 
Private rented sector is growing and 
therefore new landlords are likely to step 
in. 
 
Lenders are equally likely to see selective 
licensing as a positive as standards of 
management and values increase. 

PRS reduces in size as landlords leave 
properties empty/sell on this reducing 
availability. 

Less properties to rent, increasing 
demand over supply.  Potential for 
increased rents for those who remain. 
 
Long term void levels increase 
contributing to the issues of low 
demand within the area. 

Low risk. 
 
No evidence of this occurring within the 
existing designation.  The reverse has 
happened with an increase in private 
renting. 

If a private rented property is on the 
market, it may be purchased by another 
landlord who wishes to invest in the area 
ensuring the supply of properties for rent 
is maintained. 
 
Opportunity for owner occupiers purchase 
affordable homes. 
 
New landlords step in as the market grows 



40 
 

Risk 
 

Possible Outcomes Likelihood of Occurrence Measures to reduce/eliminate risk 

in response to changes in the housing 
market. 
 
Empty Dwelling Strategy to proactively 
target and prioritise this area. 

Displacement of poor landlords to other 
areas of Hyndburn. 

Poor management standards and issues 
of low demand transferred to similar 
areas within Hyndburn. 

Low risk. 
 
Landlords would need to sell one 
property to raise the finance to 
purchase another or leave a valuable 
asset vacant this foregoing any rental 
income. 
 
There is no evidence of this occurring 
within the existing designation.  On the 
contrary, some poor landlords have 
stopped operating. 

The area has been carefully considered to 
include areas vulnerable to migration of 
landlords.  Similar value and style of 
properties are encompassed in the area. 
 
Should this occur on any scale, the Council 
could consider further selective licensing 
designations. 

Good landlords may leave the area and 
the void be taken up by bad landlords. 

Properties which are badly managed by 
landlords perpetuate the current 
problems and the area deteriorates 
further. 

Low risk. 
 
Due to the area being subject to 
selective licensing, this will discourage 
bad landlords from entering the 
market; good landlords have nothing to 
fear. 

Any landlords entering the market in this 
area will have to abide by the selective 
licensing scheme rules.  Licence holders 
must be deemed as ‘fit and proper’ and 
measures will be in place to monitor their 
management standards. 
 
 

Retaliatory evictions as landlords evict 
tenants to avoid licence requirements. 

Increased numbers of tenants made 
homeless. 

Low risk. 
 
No more likely than normal.  Most 
tenancies are 6 month short-hold 
tenancies which can be terminated in 
the usual manner.  Landlords will then 
forgo rental income on their property. 

The Local Authority has a housing advice 
function which currently deals with such 
issues advising both tenants and landlords 
as to correct eviction procedures. 

Economic – Increased costs Increase in rent to cover the licence fee. 
 

Low/Medium risk. 
 

Very little action possible. 
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Risk 
 

Possible Outcomes Likelihood of Occurrence Measures to reduce/eliminate risk 

Avoid fee by leaving void or selling the 
property. 
 
Price the area out of reach of existing 
tenants. 

Increased operating costs are likely to 
be passed onto the tenants, although 
there’s no evidence of this occurring 
within the existing designation. 

Rent levels can be altered by landlords at 
regular intervals depending on market 
conditions.  This is beyond the Council’s 
control. 
 
It may affect availability to tenants if 
regeneration of an area occurs and 
demand to reside in the area increases. 
 
Housing Benefit thresholds (ceiling) and 
the market will dictate rent levels more 
than licensing. 

Selective Licensing has a negative 
impact on the area causing further 
decline in the housing market. 

Contribution of the issues relating to 
low demand and further decline. 

Low. Ensure all landlords are signed up to 
ensure its success. 
 
Services to help landlords deal with issues 
are made available. 
 
The Council focusing resources on licensing 
will increase the likelihood of success. 
 
Regular monitoring of low demand 
indicators with periodic reviews of the 
scheme as a whole. 
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11. The Operation of the Scheme 

 

Purpose 

11.1 This chapter describes how the Council will implement and administer 

selective licensing should the proposed designation be approved. 

11.2 Should the designation be granted it will come into force no sooner than three 

months from the date of designation.  Once the designation is in force, all 

landlords operating within the designation will be required to apply for a 

licence for each house let.  

11.3 Failure to apply for a licence can lead to an unlimited fine upon conviction in a 

magistrates’ court.  Following a conviction any rent or Housing Benefit that 

has been paid to the landlord by either the tenant or the Council during the 

period of the house being rented out without a licence (up to a maximum of 12 

months) may also be claimed back through a Rent Repayment Order. 

11.4 If a Selective Licensing area is designated any private landlord wishing to 

operate within the designated area must apply for a licence for every tenanted 

house within the designated area.  

11.5 The power does not permit local housing authorities to require licensing of 

houses that have been made exempt under the Selective Licensing of Houses 

(Specified Exemptions) (England) Order 2006 (such as business tenancies, 

tenancies with a term over 21 years, etc), or property that is subject to a 

tenancy or licence granted by a body which is registered as a social landlord 

under Part 1 of the Housing Act 1996. 

11.6 An application for a licence would need to be submitted for each property in 

accordance with specified requirements. 

11.7 Part 3 of the Housing Act 2004 outlines that the Authority may require the 

application to be accompanied by a fee fixed by the authority. 

11.8 The Authority is not permitted to make a profit from the introduction of 

Selective Licensing programme and any surplus must be ring-fenced for use 

on the scheme. The fees should, however, take account of all costs incurred 

in administering the selective licensing scheme. 

11.9 All fees will be calculated based on the staff needed to cover the processing 

of the estimated number of applications and the monitoring and development 

of the scheme. Costing estimates for the scheme include salaries and on 

costs and all anticipated non-salary revenue spend e.g. printing costs, legal 

fees. 
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11.10 It is proposed that the fee structure will be reviewed annually. 

11.11 The proposed selective licensing fee structure is shown as Appendix 3. 

11.12 As part of this application process, proposed licence holders and managers 

will be required to provide information that they are “fit and proper persons” 

and that they have satisfactory management arrangements in place, including 

dealing with anti-social behaviour. Further details of the proposed “fit and 

proper person” criteria can be found in Appendix 4.  In circumstances where 

the Council are not satisfied that the licence holder or manager are a “fit and 

proper person”, and /or the management arrangements are unsatisfactory, 

then it can refuse to grant a licence. 

11.13 Should any person be found to have a criminal record the information and any 

other relevant information will be considered by the Council and a decision 

taken as to whether the persons involved are ‘fit and proper’.  The existence 

of such a record does not automatically bar a person from being licensed.  In 

considering whether someone is ‘fit and proper’ the Council can also take into 

account any person associated with the applicant who is affected by the 

above mentioned issues (Sec.89 Housing Act 2004).  The Council is also free 

to consider any other information it has at its disposal with regards to the 

persons named in the application.  Such information must however be factual 

and backed by evidence.  Rumour and supposition will not be used to judge 

applications 

Licence Conditions 

11.14 As part of the licensing requirements all licence holders will be required to 

comply with various licensing conditions.  The following conditions are 

mandatorily imposed by the Housing Act 2004 and the Council has no 

discretion to vary these conditions: 

 A gas safety certificate must be obtained annually and produced to the 

Council (if there is a gas supply to the house) 

 Electrical appliances and furniture supplied by the landlord must be kept 

in a safe condition, and that on demand, the licence holder must supply 

the Council with a declaration as to the safety of such appliances and 

furniture 

 Smoke alarms must be installed on each storey of the house on which 

there is a room used wholly or partly as living accommodation. The 

smoke alarm(s) should be maintained in proper working order, and on 

demand, the licence holder must supply the Council with a declaration 

as to the condition and positioning of such alarms 

 The licence holder must supply the occupiers of the house with a written 

statement on the terms of occupation 
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 The licence holder must demand references from persons who wish to 

occupy the house 

 Carbon monoxide alarms must be installed in any room in the house 

which is used wholly or partly as living accommodation and contains a 

solid fuel burning combustion appliance; The carbon monoxide alarm(s) 

should be maintained in proper working order, and on demand, the 

licence holder must supply the Council with a declaration as to the 

condition and positioning of such alarms 

11.15 In addition to the above mandatory conditions the Council may attach local 

conditions to licences. 

11.16 It is proposed to make changes to the local conditions being used in the 

existing scheme. This is to tackle issues relating to electrical safety as 

experienced in the delivery of the existing scheme. This is also to address 

concerns raised by residents, landlords, elected members, statutory agencies 

relating to a wide range of matters including environmental crime, security, 

waste management and to those private rented properties that are in such a 

state as to be detrimental to the amenity of the area. The proposed licence 

conditions are shown in Appendix 5. 

11.17 Any licence holder found to be in breach of the licence conditions can face a 

fine of up to £5,000 upon conviction in a magistrate’s court.  In such 

circumstances, the Council will then consider whether it is appropriate to 

revoke the licence and then make a Management Order taking over the 

management of the property. 
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12. Consultation 

12.1 This chapter describes how the Council will consult all potentially affected 

persons in the proposed designation area and local residents and those who 

operate businesses or provide services in the surrounding area outside of the 

proposed designation that will be affected by it.  

12.2 Legislation – Part 3 of the Housing Act 2004 Section 80(9) states that when 

considering designating an area for selective licensing the local authority 

must:- 

 Take reasonable steps to consult persons who are likely to be affected 

by the designation and 

 Consider any representations made in accordance with the consultation 

12.3 DCLG Guidance on ‘Selective licensing in the private rented sector’ (March 

2015) and best practice from the Local Government Lawyer publication has 

provided additional guidance when drawing up the consultation proposals. 

12.4 The statutory duty to consult obliges the Council to take “reasonable steps to 

consult those likely to be affected by the proposed designation. DCLG’s 2015 

guidance recommends that consultation should take place with:  

 “Local residents, including tenants, landlords and where appropriate their 

managing agents and other members of the community who live or operate 

businesses or provide services within the proposed designation. It should also 

include local residents and those who operate businesses or provide services 

in the surrounding area outside of the proposed designation that will be 

affected. Local housing authorities should ensure that the consultation is 

widely publicised using various channels of communication.” 

12.5 In order for the Council to discharge its statutory obligation it will provide 

consultees with detailed information about the proposed designation as 

follows:- 

 - The area or areas affected 

 - The need and evidence for the proposed designation 

 - The alternatives to the proposed designation and the reason for their 

inadequacy 

 - The alternative schemes available, their respective merits and demerits, 

the Council’s preferred choice and the reasons for its preference 

 - Those likely to be affected by the designation 
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 - The likely effect of the designation – and the Council’s preferred scheme 

in particular on those affected 

 - The process by which those affected may apply for and obtain a licence 

 - Likely licence conditions 

 - The proposed licence fee and licence fee structure. 

12.6 The minimum consultation period required by DCLG is at least 10 weeks. The 

Council proposes to undertake consultation for this proposed designation for a 

period of 12 weeks, which will commence in January 2017. 

12.7 This draft designation report provides the detail for the Council’s proposals 

and will be widely publicised to all persons likely to be affected by the 

designation. A detailed consultation plan has been developed and will use the 

following methods. 

 Website – The Council website will have dedicated pages for the 

proposed designation and will include copies of the draft designation 

report, consultation arrangements, copies of any Cabinet Reports, 

timetable for implementation, frequently asked questions and 

responses/feedback to consultation once considered. 

www.hyndburnbc.gov.uk/selectivelicensing  

 A summary of the draft proposal, including map, along with a 

questionnaire will be distributed to all residents within the proposed 

designation area, all known landlords and managing agents with 

properties in the area, businesses in the area and other stakeholders 

with an interest in the area. 

 The same summary draft proposal will be distributed to local residents, 

businesses and other stakeholders in the surrounding area outside of 

the proposed designation who will be affected (see Appendix 7) for 

identification of the surrounding area. 

 A copy of the summary draft proposal will be sent out to all known 

private landlords and agents with dwellings in the Borough 

 The National Landlords Association, the Association of Residential 

lettings Agents, Residential Landlords Association and the North West 

Landlords Association will be contacted directly with details of the 

proposal. 

 Drop in events / exhibitions for residents and landlords and/or their 

representatives 

 Press release to announce and publicise the proposed designation 

consultation including the timescale of the consultation period and how 

people can respond 

http://www.hyndburnbc.gov.uk/selectivelicensing
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 Communication with stakeholders (including social landlords/registered 

providers), partners and community/ residents groups within the 

proposed designation area 

 Communication with Elected Members and the local Member of 

Parliament 

 Posters will be displayed in Council buildings and local community 

venues within the proposed designation area 

Consultation Response / Feedback 

12.8 DCLG’s 2015 guidance recommends that: 

 ‘Consultees should be invited to give their views, and these should be 

considered and responded to.  Once the consultation has been completed the 

results should then be published and made available to the local community.  

This should be in the form of a summary of responses received and should 

demonstrate how these have either been acted on or not, giving reasons’ 

12.9 The Council will publish a summary of the responses it receives on the 

Council’s website and will explain how these have either been acted upon or 

not, giving reasons. 

12.10 The consultation period will run from 23rd January 2017 and will close on 17th 

April 2017.  The Council will consider and respond to consultation responses.  

Once the consultation has been completed the results will be published on the 

Council’s website and will explain how these have either been acted upon or 

not, giving reasons.  The same will be reported to the Council’s Cabinet. 

Subject to the outcome of the consultation, the Council’s Cabinet will be 

invited to consider the consultation responses and to make a final decision on 

whether parts of Accrington and Church should be designated as a selective 

licensing area including the scope and scale of the designation. 
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APPENDIX 1 

Alternative Options to Selective Licensing 

Alternative approaches to the proposed designation of Selective Licensing in the proposed area 

have been considered and are illustrated in the table below.  

Option Outcome Barriers Risks 
 

Resource 
implications 

Housing Act 
2004 – Part 1 
Enforcement of 
Housing 
Standards 

Repair of 
individual 
private rented 
houses. 
Effective tools 
for dealing with 
health and 
safety hazards. 
Allows focus of 
activities to be 
targeted at the 
worst properties  
complained 
about. 

Effective tools but 
do not go far 
enough to tackle 
the scale of the 
problems across 
the 
Borough/proposed 
Designated Area. 
Not all problems 
are reported to the 
Council. 
If tenants do report 
problems there is a 
risk of illegal 
eviction and/or 
harassment by 
their landlord. 
Relies upon the 
tenant 
complaining, some 
of whom may be 
too scared to do 
so. Not carried out 
on a proactive 
area basis. 
Does not tackle 
anti-social 
behaviour by 
tenants or 
management 
standards. 
 

Taking 
action to 
tackle 
hazards is 
complicated 
and can be 
slow. 
Landlords 
can be 
obstructive 
and dealing 
with the 
worst 
problems 
can mean 
the Council 
taking action 
through the 
Courts 
which is 
time 
consuming 
and 
resource 
intensive. 

Resource intensive. 
Can only achieve 
widespread impact 
in improving 
property conditions 
by a major increase 
in Council 
resources. 

Management 
Orders 

Removes the 
property from an 
irresponsible 
landlord. 
Improves 
management 
standards. 
Is a forceful 
sanction for 
those landlords 

Process requires 
considerable 
resources, 
gathering of 
detailed evidence 
and authorisation 
by the Residential 
Property Tribunal. 
 
The Council no 

Does not 
provide a 
long term 
solution to 
poor 
managemen
t of private 
rented 
properties 
(up to a 

Resource intensive. 
 
Even retention of 
the full rental 
income may be 
inadequate to 
properly manage 
and maintain a 
tenancy. 
Any additional costs 
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Option Outcome Barriers Risks 
 

Resource 
implications 

who do not 
comply with 
Selective 
Licensing. 

longer manages its 
own housing stock 
and would require 
the procurement of 
an external 
organisation to 
deliver tenancy 
and property 
management 
services. 

maximum of 
5 years and 
then 
returned to 
original 
owner. 
Intervention 
is as a last 
resort for a 
small 
number of 
properties. 

would have to be 
borne by Council 
Tax payers. 
 
 

Accreditation 
scheme 

Shows 
commitment 
from landlords 
to be 
recognised as 
good improving 
reputations and 
partnership 
working. 
Encourages 
landlords to go 
beyond legal 
minimum 
standards. 
Improves 
property 
conditions and 
tenancy 
relations. 
Prospective 
tenants sign 
posted to quality 
accommodation 
run by 
responsible 
landlords. 

Voluntary so 
cannot compel 
landlords to join 
the scheme nor 
improve property 
condition or 
standards of 
management. 
 
Experience to date 
shows only limited 
support by 
landlords for 
accreditation. 
 
Recent research 
shows even where 
landlord 
organisations run 
accreditation 
schemes they still 
require Council 
funding and 
landlords are still 
reluctant to 
participate. 

Limited 
effect on a 
concentrate
d area, only 
the more 
motivated 
landlords 
will be 
willing to 
participate. 
 
The worst 
landlords 
will not join, 
does not 
impact on 
those 
landlords 
who do not 
maintain or 
manage 
their 
properties 
properly 

Reasonable level of 
resources required 
for uncertain 
returns. 
 
Council funding 
contribution is 
required at a time of 
severe resource 
constraints. 

Town and 
Country 
Planning Act – 
section 215 

Discretionary 
council power to 
tackle derelict 
land or property 
adversely 
affecting the 
visual amenity 
of an area 

Can only be used 
to tackle the 
external fabric of a 
building in an area 
where the majority 
of the properties 
are in a good 
condition. 
No formal action 
can be used for 
internal works or 

Will not 
improve 
overall 
impact of 
the privately 
rented 
sector. 

Valuable for tackling 
derelict land, but 
mostly not 
applicable to poor 
property conditions 
or management.. 
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Option Outcome Barriers Risks 
 

Resource 
implications 

management 
standards. 

Selective 
Licensing  

All landlords 
required to 
adhere to locally 
determined 
licence 
conditions. 
Advice and 
support readily 
available for all 
landlords. 
Requires all 
landlords to 
operate on a 
level playing 
field. 
Improved 
reputation of 
landlords. 
Improved 
tenancy and 
tenant 
management. 
Impact on anti-
social behaviour 
of tenants. 

Potential 
resistance from 
landlords. 
 
Licence fee is an 
additional cost for 
landlords who may 
increase rents to 
cover fees. 

May drive 
some 
landlords 
out of the 
area, 
increasing 
the number 
of empty 
properties. 

Fee can be charged 
to recover the 
revenue costs of the 
scheme. 
Scheme is permitted 
to be self-financing. 

 

The alternative options to selective licensing: 

 Would also require some, if not all, of the finance from the Council, which in turn comes 

from everyone paying Council Tax. Selective Licensing will continue to be entirely self-

financing, paid for by the licence holders and not the community. 

 Do not compel a landlord to address tenant behaviour or ensure landlords seek references 

when allocating their properties. Landlords will be able to continue to access advice and 

support from the Council to deal with problematic tenant behaviour. 

 Do not provide a long-term solution to the training of inexperienced landlords. Through 

access to training landlords have an opportunity to improve their business operation that in 

turn can benefit the community from improved management practices. 

 Are not area based and can only tackle a small number of properties. Selective Licensing 

tackles all privately rented properties in the proposed designation area. There are a 

significantly high number of the private rented properties within the area. To improve the 

conditions, standards of management and reputation of the private rented properties in the 

designation area a collective approach is required; dealing with a small number of private 

rented properties will not assist in improving conditions. 
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In bringing this proposal forward, the Council has considered the other options available to it to 

address problems in the private rented sector. The Council recognises that landlord 

accreditation is an alternative option, but concluded that a voluntary scheme would not have the 

required impact as a regulated scheme. The Council also considered other options but 

concluded that Management Orders and enforcement powers are powerful tools that remain 

available to the Council but are too narrow in addressing management standards in the private 

rented sector. The options of the enforcement of property standards and management orders 

will be used not as an alternative to selective licensing but as support tools as part of an 

integrated programme of measures to improve the social and economic conditions of the area. 

In conclusion, the Council does not believe other courses of action are available that will bring 

about the scale of improvements necessary in the private rented sector.  However, the Council 

is of the firm opinion that the strategic approach provided by a selective licensing designation 

will bring about improvements in the private rented sector, and when delivered alongside other 

measures (referred to in Section 8), will address the causes of low housing demand. 
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Appendix 2  

 Arc4 Report 

Identifying Areas of Low Housing Demand  

 

Arc4 Identifying 
areas of Low Housing Demand (3).pdf
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Appendix 3 

 

PROPOSED HYNDBURN SELECTIVE LICENSING FEE STRUCTURE 

Fee Amounts 

In accordance with the Housing Act 2004 section 87 (7), the fee amounts are based on; 

a)  The staff time taken to process the application; 

b)  The costs of delivering the designation, including staffing, on costs, and internal 

recharges. 

The Council wants a Selective Licensing fee structure that rewards landlords who comply in a 

timely manner and will also look to recoup its additional costs where landlords fail to come 

forward during the licensing timescales or provide incomplete applications which require 

additional work from the team. 

The Council is not permitted to make a profit/surplus from the scheme, and to ensure that the 

fees remain reasonable and proportionate it will regularly review the cost of running the scheme 

and the projected revenue stream from licences.  

This might mean that the fees charged may need to be adjusted upwards or downwards in 

future depending upon whether the applications received deviate from the assumed profiles. 

The fee structure for the selective licence scheme is as follows: 

Application fee - £500 per property (this payment must accompany your application) and 

Annual fee - £120 per property per year or part year 

Full payment** must be made within 30 days of written confirmation from the Council that 

the application will be approved otherwise there will be no discount and no licence. The 

licence will only be issued upon receipt of the Application fee and the Annual fee by the 

Council. 

An applicant will be charged the full annual fee(s) from the date that the property first became 

licensable (i.e. the first date within the life of the designated Area that the property was rented 

out without a licence).  Where the application is made in the last quarter of the year, a 25% 

discount may be applied to that year’s annual fee.  This discount would only be applicable 

where no additional officer time had been spent in researching or monitoring the property, prior 

to the application being submitted and where an earlier application was not possible. 

The licence holder or applicant will be invoiced with the Annual fee payments due to be paid on 
the 1st December each year. 

We will only give you a refund of the application fee if you have made a duplicate application or 
you made an application for an exempted property by mistake. 
  
Where a licence is refused or revoked, the applicant or licence holder will not be entitled to any 
refund of fees and will still be required to pay any outstanding charges linked to the application. 
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The costs covered by the ‘Application fee’ include the initial set up of the scheme, the 
development, determination and production of policies and procedures, the administration and 
management of the scheme, provision of advice and guidance and material for the website and 
on-costs. 
 
The costs covered by the ‘annual fee’ include compliance, monitoring, enforcement activities 
and additional inspections. 
  
Fee Discounts 

Applicable discounts 

Discounts to be deducted from the total (application + annual) fee to be paid 

Applicable discounts 

Discounts to be deducted from the above standard fee 
 

A discount of £200 will be applied to the overall cost of the 

above fee if the applicant submits a fully completed application 

form with all requested documentation and full payment within 2 

calendar months of the property being rented out for the first 

time. 

 

£200 

 

A discount of £50 will be applied to the overall cost of the above 

fees if the applicant/ Landlord is a full member of NLA, RLA or 

other recognised national agency or group. 

£50 

 

Entitlement to these discounts is also conditional upon payment being made as set out in this 

policy*. 

(* See “Payment Methods”) 

Application to Vary a Licence 

If any details of your licence change you will need to apply for a variation of your licence e.g. If 

the managing agent changes.  

Please note if the property is sold the licence is not transferable and the new property owner will 

need to apply for a new Selective Licence. 
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Variation charges 

Change of address details of any existing licence holder, manager, 

owner, freeholder, leaseholder, mortgagor etc. 
No fee 

Change of licence holder 
New application fee 

and annual fee. 

 Change of Manager (unless they are also the licence holder) 

 

No fee. 

 

Variation of licence instigated by Council No fee. 

 

The application must be received together with all the other documentation requested for your 

application to be considered complete and valid. 

Payment Methods 

Full payment** must be made within 30 days of written confirmation from the Council that the 

application will be approved otherwise there will be no discount and no licence. The licence will 

only be issued upon receipt of the Application fee and the Annual fee by the Council. 

(Note: HMOs subject to mandatory licensing under Part 2 of the Housing Act 2004 are subject 

to a different fee structure, and are exempt from Selective Licensing) 

N.B. The licence fee can be taken into consideration as a legitimate business expense for 

HMRC income tax purposes, as part of a landlord’s usual accounting procedures. 

** That is the total (application +annual) fee less any qualifying discounts 
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Appendix 4 

 

Fit and Proper Person and Management Arrangement Criteria for Selective Licensing 

 

1.  Part 3 of the Housing Act 2004 outlines that, when deciding whether to grant a licence or 

not the local authority (the “Authority”) is required to look at the following aspects of the 

management of the property (the “Property”) namely : 

 The proposed licence holder (the “Licence Holder”)  

 The proposed manager (the “Manager”)(if a different person from the Licence Holder)  

 The proposed management arrangements (the “Property Management 

Arrangements”)  

and if these are satisfactory then it must grant a licence; 

2. The application will be checked to determine whether;  

 the proposed Licence Holder is a fit and proper (“Fit and Proper”) person to be the 

Licence Holder, and is, out of all the persons reasonably available to be the Licence 

Holder in respect of the house, the most appropriate person to be the Licence Holder;  

 the proposed Manager of the house is either – the person having control of the house, 

or a person who is an agent or employee of the person having control of the house;  

 the proposed Manager is a fit and proper person to be the Manager,  

 the proposed Property Management Arrangements for the house are satisfactory.  

 all persons involved in the management of the property are to be identified and 

assessed under the Fit and Proper person criteria.  

3.  The Authority will ensure, through this procedure that:  

 each case will be determined on its own merit; and  

 each specific offence, incident or issue will be considered in terms of its relevance to 

the holding of a Licence or to management and will take into account the gravity of the 

offence.  

4.  Where the information contained in the initial application is insufficient to determine 

suitability, we may contact the applicant to request further information. Where no other 

information is available or forthcoming, the Authority can refuse to grant the licence on 

grounds of insufficient evidence.  

Fit and Proper Person Criteria  

5.  In deciding to grant a licence the LHA must be satisfied that the proposed licence holder is 

a fit and proper person to be the licence holder and that  the proposed manager of the 

house is a fit and proper person to be the manager of the house. 

 This requirement is to ensure that those responsible for operating the licence and 

managing the property are of sufficient integrity and good character to be involved in the 
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management of the particular residential property to which the application relates and as 

such they do not pose a risk to the welfare or safety of persons occupying the property. 

6.  In determining whether a person is Fit and Proper the Housing Act 2004 Section 89 

outlines the test, this includes assessing whether there has been any;  

 Offences involving fraud, or other dishonesty, or violence or drugs, or any offence 

listed in Schedule 3 to the Sexual Offenders Act 2003  

 Unlawful discrimination on grounds of sex, colour, race, ethnic or national origins, or 

disability  

 Breaches of housing or landlord and tenant law  

7.  When determining if the person is Fit and Proper the Authority will consider the following;  

i. They are without any significant and relevant convictions, cautions, reprimands and 

warnings  

ii. If involved in managing the house, they have the necessary experience and/or 

managerial skills and competence to successfully manage the property in accordance 

with satisfactory Management Arrangements  

iii. They are aware of, and sensitive to, the needs of all sections of society;  

iv. They are willing to engage with the Authority in the licensing procedure.  

v. They have suitable Management Arrangements and funding arrangements  

Application process - How we will determine whether a person meets Fit & Proper  

The Licence Holder and Manager will be assessed under each of the following categories to 

determine whether they meet the Fit and Proper person requirements: 

i. They are without any significant and relevant convictions, cautions, reprimands and 

warnings  

ii. The applicant is to provide copy photo identification, such as Passport or Driving licence of 

the proposed Licence Holder.  

iii. The applicant may be required  to provide a current Disclosure Scotland for the proposed 

Licence Holder and Manager.  

iv. Any significant and relevant convictions, cautions, reprimands and warnings showing up 

under this check will not necessarily mean that an application for licence will be refused. 

However, the nature of some offences will be viewed more seriously than others. Offences 

have been categorised into “Category 1”, “Category 2” and “Category 3”, where category 1 

is to be regarded as the most serious.  

v. Due regard to the full circumstances surrounding the offence will be given.  

vi. If involved in managing the house, they must have the necessary experience and/or 

managerial skills and competence to successfully manage the property in accordance with 

satisfactory management standards  

vii. As of the 1st October 2014 it is a legal requirement for all managers to be a member of a 

redress scheme. Redress schemes for letting agency work and property management 

work (requirement to belong to a scheme) (England) Order 2014.  

viii. A manager must be either accredited, who has already passed the Fit & proper 

assessment, or be a member of a registered landlord or managing agent association such 



58 
 

as the National Landlords Association (NLA),Residential Landlords Association (RLA) or 

Association of Residential Letting Agents (ARLA).  

ix. Checks will be made with other Council teams such as Housing Standards and with other 

local authorities, to check the applicant, proposed Licence Holder or Manager regarding 

their performance in handling disrepair complaints, dealing with anti-social behaviour and 

compliance with legal notices to identify any concerns relating to Management 

Arrangements.  

x. The applicant is to provide information relating to out of hours emergencies, anti-social 

behaviour, tenancy deposits, lettings and repairs reporting procedures.  

xi. The Management Arrangements provided in the application will be assessed against the 

Property Management Arrangements.  

xii. Through the application form, applicants must demonstrate an understanding of the needs 

of people from all sections of society.  

xiii. That their Property and Arrangements are promoted and accessible to all, without 

discriminating against race, colour, gender, religion, ethnic or national origin disability 

(where appropriate) or sexual preference; and are promoted and available to people 

whose backgrounds may include such circumstances as homelessness, mental health 

problems, bankruptcy etc, where the provision of support where necessary enables that 

person to successfully manage their tenancy;  

xiv. That all information relating to the tenancy, property and tenant rights and responsibilities 

is presented in a format accessible and understandable by the individual;  

xv. That the management of their property does not contravene relevant legislation and 

standards, such as the Race Relations Act and Statutory Code of Practice on Racial 

Equality in Housing.  

xvi. They have suitable management structures and funding arrangements  

xvii. The Licence Holder must normally reside within the United Kingdom.  

xviii. In addition to those financial responsibilities outlined in the Property Management 

Arrangement, the Authority would expect a successful licence applicant to have suitable 

funding arrangements in place to effectively deal with repairs etc when they arise.  

xix. As part of the application process, potential Licence Holders will have to show that they 

have suitable financial management procedures in place to ensure contingency funds are 

available for any repair or emergency remedial works needed. Further investigation, for 

example, examination of bank account statements may be required.  

They are willing to engage with the Authority in the licensing procedure.  

In addition to assessing compliance with current and previous licence criteria, the Authority will 

take into account the way in which the applicant has engaged with any previous licensing or 

enforcement procedures, both within or outside the Authority. The fact that the prospective 

Licence Holder may have been successful in mandatory licence applications is not sufficient 

evidence on its own to fully demonstrate engagement with previous application or enforcement 

processes.  

It should be noted that this document and the fit and proper person criteria is not exhaustive and 

the Authority reserve the right to amend the Fit and Proper Person criteria and the Property 

Management Arrangements from time to time in line with government directives or through 
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service or policy development. Any amendments or changes to the document or the Criteria will 

be published and sent to existing Licence Holders and Managers.  

Property Management Arrangements  

It is expected that all information for the prospective tenant referred to in this document will be in 

a format and method understandable to them and makes it possible for queries or concerns to 

be easily raised.  

The Licence Holder and Manager are to ensure that there are satisfactory Property 

Management Arrangements in place. Below are the standards that the Authority requires for 

each property.  

Standard 1 – Letting Practices  

The Licence Holder or Manager will be expected to demonstrate that they have a letting 

procedure in place that:  

 actively encourages applicants from all backgrounds and makes clear that prospective 

tenants will not be discriminated against due to their race, colour, gender, religion, sexual 

orientation, ethnicity, disability or national origin or age.  

 provides clear information to prospective tenants about the property including rent levels, 

due dates and increase dates, deposits, receipts, the terms and conditions of the tenancy, 

charges (including service charges), a rent book and payment methods. 

 includes referencing procedures. These procedures should obtain from a perspective 

tenant formal identification and a satisfactory written reference (or at least two satisfactory 

references in a case where such person has previously been a tenant of more than one 

other property) which should include details of how that person conducted any such 

tenancy in terms of causing nuisance, anti-social behaviour, payment of rent and any 

breaches of the tenancy agreement. Where this is not possible, from an employer, 

educational professional or other responsible person who knows the prospective tenant 

well. It is not advisable to rely on references from friends or family members. Home visits 

should also be carried out to check the tenants housekeeping.  

 provides clear information on who has responsibility for the payment of all utility charges 

and Council Tax. 

 provides clear information about how deposits are to be held under the Tenancy Deposit 

Scheme, which was introduced by Part 6 of the Housing Act 2004.  

 ensures prospective tenants are made aware of the standard operating procedures, such 

as emergency repairs, hours of contact etc. 

 provides the tenant, on receipt of a deposit, with an inventory describing the state of the 

property and contents. Where practicable, photographic evidence should be included.  

Standard 2 – Creating the Tenancy  

The Tenancy Agreement issued must comply with current legislation. All parties included in the 

tenancy agreement should be aware of their rights and responsibility under the agreement and 

landlords should be able to demonstrate that they have made every reasonable effort to ensure 

the tenants awareness.  
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This could include providing clear, written descriptions of:  

 the terms on which the property is to be occupied.  

 an address in England or Wales for the tenant to use to serve notice.  

 contact details for the landlord, agent or representatives, including emergency and ‘out of 

hours’ information.  

 repair reporting procedures including maximum response times.  

 the tenancy should contain acceptable behaviour clauses. Tenants should be provided 

with clear information about the level of behaviour expected of them whilst in the tenancy 

and their responsibilities both to the property and to their new neighbours and wider 

community. The information should also include examples of behaviour constituting 

antisocial behaviour and nuisance, as well as explaining clear consequences of displaying 

such behaviours.  

Standard 3 – Managing the tenancy  

They should make every possible step to ensure their tenants are able to live peacefully within 

their property. More specifically, they must:  

 ensure any repairs are undertaken within a reasonable timescale;  

 ensure the property is free from disrepair  

 carry out quarterly checks of the property  

 promptly tackle any antisocial or nuisance behaviour emanating from the property, whether 

perpetrated by the tenants or people visiting or living with them; and  

 respect the privacy of the tenant, for example by giving adequate notice and ensuring 

permission is given (usually no less than 24 hours) before access to the property is 

needed.  

 tackle any breaches of the tenancy agreement promptly, and take any necessary action.  

Standard 4 – Tackling Antisocial Behaviour  

The Authority recognises the difficulties faced by private landlords in addressing issues of 

antisocial behaviour, particularly relating to Possession Proceedings.  

 The tenancy should contain acceptable behaviour clauses. Tenants should be provided 

with clear information about the level of behaviour expected of them whilst in the tenancy 

and their responsibilities both to the property and to their new neighbours and wider 

community. The information should also include examples of behaviour constituting 

antisocial behaviour and nuisance, as well as explaining clear consequences of displaying 

such behaviours.  

 Ensure there is a clear procedure for dealing with anti-social behaviour (ASB), including 

warning letters, home visits and an escalation process.  

 Landlords and Agents should seek advice from the Authority as soon as they become 

aware of nuisance or antisocial behaviour being perpetrated by their tenants or people 

visiting or living with them.  

 The Authority and partners will work with landlords, managers and agents to develop an 

appropriate course of action for each case. This could include referral to mediation 
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services, requesting action to regain possession of the property, the provision of a support 

service to the tenant.  

 Where complaints against the property continue, Licence Holders and Managers will be 

requested to demonstrate measures undertaken to address the issues.  

 Good references for tenants that have caused ASB should not be provided, in order to 

move a tenant on. Landlords, Managers and agents must always provide accurate and 

honest references to other landlords or agents on request.  

Standard 5 – Ending a tenancy  

Licence Holder or Manager should be able to demonstrate a satisfactory understanding of 

relevant legislation and procedures. 

Unless a tenant clearly surrenders the property or the tenancy is ended by mutual agreement 

evidenced in writing, the correct legal notice must be served in order for the landlord to regain 

possession of the property. If the tenant fails to leave the property following the granting of a 

possession order, a Bailiff’s Warrant must be obtained in order to evict the tenant.  

The authority expects applicants, Licence Holders and managers to be able to evidence that:  

 they will comply with current legislation in order to gain possession of the property.  

 tenants are issued with clear information regarding the arrangements for bringing the 

tenancy to an end. This information must include clear guidance regarding the condition of 

the property expected at the end of the tenancy and the consequences of failing to meet 

this standard.  

 the Tenancy Deposit Scheme is used to promptly and efficiently return deposits and that 

any deductions are justified with evidence of expenditure, made available to the tenant.  

Standard 6 - Other relevant issues  

In addition to the specific standards outlined above, the authority may take into consideration 

the following points:  

 that the Licence Holder or manager be suitably located to the licensable property to ensure 

adequate management, especially with regards to accessing the property, arranging 

repairs and being available to the tenants. Whilst each application will be considered 

individually, it is the view of the Authority that it is difficult to successfully manage a 

property when the landlord or agent are based a significant distance away, particularly 

overseas. In such circumstances, the Authority would normally expect a local managing 

agent to be employed, within 40 minute drive of the property.  

 that the applicant, landlord, manager or agent has a significant history of legal notices, 

work in default or enforced sales. Such a history will be considered to be an indication of 

poor management in relation to repairing obligations.  

 that the applicant, landlord, manager or agent has no significant history of frequent and 

substantive complaints and/or successful civil actions relating to the unreasonable 

withholding of deposits. Such a history will be considered to be an indication of poor 

management in terms of collection and return of deposits.  

 that the applicant, landlord, manager or agent has no history of frequent and substantial 

complaints from tenants relating to conduct considered constituting harassment or 
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attempted or actual unlawful eviction. Such a history will be considered to be an indication 

of unsatisfactory management arrangements.  

 that the applicant, landlord, manager or agent has not breached any current or previous 

management regulations applicable to Houses in Multiple Occupation (HMO). Any such 

breach will be considered to be an indication of unsatisfactory management arrangements.  

List of convictions, cautions, reprimands or warnings  

Category 1 Offences  

A conviction for these offences will usually result in the licence application being rejected.  

Offences of dishonesty  

Benefit fraud (offences under ss111A and 112 of the Social Security Administration Act 1992)  

Forgery  

Burglary  

Conspiracy to defraud  

Obtaining money or property by deception  

Offences of violence  

Murder  

Manslaughter  

Arson  

Malicious harm (s20 Offences against the Person Act 1861)  

Possession of a firearm  

Possession of an offensive weapon  

Actual bodily harm (s47 Offences Against the Person Act 1861)  

Grievous bodily harm (s18 Offences Against the Person Act 1861)  

Robbery  

Riot  

Affray  

Any racially aggravated offence (Crime and Disorder Act 1988)  

Offences relating to drugs  

Supply of drugs  

Sexual and indecency offences  



63 
 

Rape  

Soliciting  

Indecent assault  

Indecent exposure  

Any other offence under Schedule 3 of the Sexual offences act 2003  

Housing Act Offences  

Protection from Harassment Act 1997  

Protection from Eviction Act 1997  

Any conviction for failure to comply with the licensing regime as set out in the Housing Act 2004 

(s95)  

Provision of false or misleading information (s238 of Housing Act 2004)  

Obstruction (s241of the Housing Act 2004)  

Failure to comply with a licence condition (s95 of the Housing Act 2004)  

Failure to hold a relevant licence (s72 of the Housing Act 2004)  

Breach of improvement notices and prohibition orders (s35.6 s32.2b of the Housing Act 2004)  

 

Category 2 Offences  

A conviction for these offences will be viewed seriously and, following further investigation, 

could result in the licence application being rejected:  

Offences of dishonesty  

Handling or receiving stolen goods  

Theft  

Offences of violence  

Violent disorder  

Police assault  

A caution, reprimand or warning for any Category 1 offences will be classed as a Category 2 

offence.  
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Category 3 Offences  

A conviction, caution, reprimand or warning for these offences may also be taken into account 

and further information will be requested in order to determine the relevance of these offences. 

If deemed to be relevant or sufficiently severe, these offences could result in the licence 

application being rejected:  

Offences of violence  

Common assault  

Criminal damage  

Obstruction  

All other offences relating to dishonesty, drugs, sexual and indecency, Housing and Landlord 

and Tenant.  

A caution, reprimand or warning for any Category 2 offences will be classed as a Category 3 

offence 
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Appendix 5 

LICENCE CONDITIONS 

 
In these conditions, “house” is meant to refer to the building or part of a building, which is licensed under Part 

3 of the Housing Act 2004.  

“Council” refers to the local housing authority, namely Hyndburn Borough Council. 

 
 

MANDATORY CONDITIONS IMPOSED BY THE HOUSING ACT 2004 

1. If gas is supplied to the house the licence holder must produce to the Council a current 

Gas Safety Certificate and must forward this to the Council on an annual basis for their 

inspection; 

2. Electrical appliances and furniture supplied by the landlord must be kept in a safe 

condition, and that on demand, the licence holder must supply the Council with a 

declaration as to the safety of such appliances and furniture; 

3. The licence holder must — 

a) (i) ensure that a smoke alarm is installed on each storey of the house on which there is 

a room used wholly or partly as living accommodation; and 

 (ii) keep each such alarm in proper working order; 

(b) supply the authority, on demand, with a declaration by him as to the condition and 

positioning of such alarms. 

For the purposes of this condition a bathroom or lavatory is to be treated as a room used 

as living accommodation. 

4. The licence holder must supply the occupiers of the house with a written statement on the 

terms of occupation of the house (tenancy agreement). The Licence Holder shall provide a 

copy of the said terms to the Authority on demand.  

5. The licence holder must demand references from persons who wish to occupy the house. 

6. The licence holder must:- 

a) (i) ensure that a carbon monoxide alarm is installed in any room in the house which is 

used wholly or partly as living accommodation and contains a solid fuel burning 

combustion appliance; 

(b) keep any such alarm in proper working order; and 

(c) supply the authority, on demand, with a declaration by him as to the condition and 

positioning of any such alarm. 

For the purposes of this condition, a bathroom or lavatory is to be treated as a room used 

as living accommodation. 

And also, for the purposes of this condition “room” includes a hall or landing. 
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LOCAL CONDITIONS IMPOSED UNDER SECTION 90 HOUSING ACT 2004 

7. If gas is supplied to the house, the licence holder must: 

(a) ensure that a suitable carbon monoxide alarm is installed to a suitable location in 

the house, following the manufacturer’s specific instructions 

(b) ensure that the carbon monoxide alarm is maintained in good working order 

(c) make tenants aware as to its operation and  

(d) supply the authority, on demand, with a declaration by him as to the condition and 

positioning of any such alarm. 

8. The licence holder must produce to the authority a valid Electrical Installation in 

accordance with the current IET wiring regulations. In particular the electrician must be 

made aware that the type of installation is IET’s definition ‘Domestic accommodation 

rented houses and flats’.  

The EICR (Elected Installation Condition Report) must be no more than 5 years old and 

must be carried out by a suitably qualified electrical contractor who must be a registered 

member of a competent person scheme and properly trained to undertake such inspection 

and testing*. 

 

If the EICR was not provided with the application form the Licence Holder must 

produce it to the Council’s Selective Licensing Team within the first three months of 

the licence period. 

The only exception to this is when a house has been entirely rewired within that last 

5 years. In such cases the Electrical Installation Certificate (EIC) produced at that 

time will be considered valid for 5 years or, if it is a lesser period, until the 

recommended re-test date.  The certificate and work must have been completed by 

an electrician registered as a member of a competent person scheme at that time. 

*The IEE wiring regulations are updated on a regular basis. The current format for a valid 

Periodic Electrical Report is an Electrical Installation Condition Report .The current 

training for undertaking the inspection and testing is either the City and Guilds 235 or EAL 

4338. 

Should either the EICR or the EIC deem the electrical installation to be unsatisfactory the 

licence holder must ensure that remedial works are carried out by an electrician who is 

both a registered member of a current competent person scheme and trained to undertake 

such works and certification. The deadline for the completion of works depends upon the 

classification code that is on the report. The selective licensing team must be notified as 

per table 8.1 
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Classification Indicates  Action required  Deadline  Notification 

requirements  

Code C1 Danger present  Immediate remedial 

action required 

Immediate  Appropriate  

work certification 

Detailed invoice. 

Code C2 Potentially 

dangerous  

Urgent remedial 

action required 

28 days  Appropriate  

work certification 

Detailed invoice. 

Code FI Further investigation 

required  

Without delay 1week New or amended 

EICR 

 

Should the inspection deem the installation as satisfactory, but note any C 3 codes the table 

below applies. 

 

Classification Indicates  Action required  Deadline Notification 

requirements  

 Code C3 Improvement 

recommended 

Improvement 

recommended to 

significantly enhance 

safety  

12 months  Appropriate  

work 

certification 

Detailed 

invoice. 

 

9. The licence holder must ensure, throughout the period of the licence, that the house is 

covered by a valid Electric Installation Condition Report EICR/EIC for the whole of the 

electrical installation within the house/property/premises (in accordance with the current 

IEE wiring regulations). 

 The EICR must be carried out by a suitably qualified electrical contractor who must be a 

registered member of a competent person scheme and properly trained to undertake such 

inspection and testing as per the definition in condition 8. 

 Where the EICR/EIC expires during the term of the licence, an up-to-date Electrical 

Installation Condition Report must be provided to the Council’s Selective Licensing Team 

within 28 days following the recommended re-test date. 

 Should the updated report deem the electrical installation to be unsatisfactory the licence 

holder must ensure that remedial works are carried out by an electrician who is both a 

registered member of a current competent person scheme and trained to undertake such 

works and certification. The deadline for the completion of works depends upon the 

classification code that is on the report. The selective licensing team must be notified as 

per the table contained in condition 8.  

Table 8.1 

Table 8.2 
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 Should the inspection deem the installation as satisfactory, but note any C 3 codes the 

work should be undertaken and notification given to the local authority as per table 8.2. 

10. Where it is intended that the gas supply to the house is to be cut off for whatever reason, 

the Council requires the licence holder to ensure that the gas supply is cut off by a Gas 

Safe registered engineer and that they have issued a certificate to confirm that the gas has 

been cut off, and that the certificate must be provided to the Council’s Selective Licensing 

Team within 14 days of the gas being cut off; 

11. The Licence Holder must take all reasonable and all practicable steps for preventing and 

dealing with antisocial behaviour and undertake a thorough process of reasonable and 

effective steps to deal with any complaints, which have been made either directly to them, 

or via the Local Authority, regarding their occupiers. For the purposes of these conditions, 

antisocial behaviour is taken to comprise behaviour by the occupants of the house and/or 

their visitors, which causes a nuisance or annoyance to other occupants of the house, to 

lawful visitors to the house or to persons residing in or lawfully visiting the locality of the 

house; 

12. The licence holder must, on demand from the Council ‘s Selective licensing team, provide 

details of investigations carried out relating to anti-social behaviour including copies of 

warning letters sent / notices of seeking possession served on the tenants of the property 

for breaching tenancy agreements and causing anti-social behaviour, within 14 days of it 

being demanded; 

13. The Licence Holder must provide adequate facilities, at the beginning of each new 

tenancy, for the storage and disposal of refuse. This shall include the provision of closable 

bins of suitable capacity as specified by the Council. 

14. The licence holder must make the tenants aware, in writing, of their responsibilities in 

respect of refuse storage and disposal. This should include details of what day refuse 

collections take place and what type of bins to use for household waste and recycling 

waste; 

15. The Licence Holder must ensure that the exterior of the house is maintained in a 

reasonable decorative order and in reasonable repair. 

16. The licence holder must ensure that all outbuildings, gardens, yards and other external 

areas within the curtilage of the house are maintained in a good state of repair and kept in 

a clean and tidy condition and free from rodent infestation. The tenancy agreement must 

set out who is responsible for maintaining the gardens and other external areas within the 

curtilage of the property in a clean and tidy condition. 

 

17. The licence holder must ensure the gardens, yards and other external areas are cleared of 

rubbish, debris and accumulations and are cleaned between tenancies. 

 

18. The licence holder must ensure that all items cleared from the house before a new tenant 

moves in are disposed of properly; 
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19. The licence holder must take all reasonable steps to secure the property when unoccupied 

from unauthorised entry. The security measures used must not be detrimental to the 

amenity of the area e.g. windows and doors must not be boarded up. 

20. Where window locks are fitted, the Licence Holder must ensure that keys are provided to 

the relevant occupants. The Licence Holder must ensure that all windows locks which are 

fitted must comply with the relevant British Standard applicable at the time of fitting or 

subsequent replacement; 

21. The licence holder must ensure that all door locks which are fitted must comply with the 

relevant British Standard applicable at the time of fitting and any subsequent replacement. 

Where previous occupants have not surrendered keys, the Licence Holder must will 

arrange for a lock change to be undertaken, prior to new occupants moving in; 

22. The licence holder must ensure that the front, rear and side boundary wall(s) and/or 

fencing to the property are maintained to ensure that they are secure and in good repair at 

all times and, where fitted, gates/doors must be provided with a suitable locking device. 

23. The licence holder must ensure that a copy of the licence including the conditions attached 

to it is provided to all tenants; 

24. The licence holder must ensure that all tenants of the licensed property are provided with 

details of the licence holder and, if applicable, details of the managing agent, including a 

contact address, daytime telephone number and an emergency telephone number; 

25. The Licence Holder must ensure that occupants of the Property receive written 

confirmation detailing the arrangements that have been put in place to deal with repair 

issues and emergencies should they arise. These arrangements should cover the 

management arrangements that will be put in place in the licence holder’s absence. 

26. The licence holder and any appointed manager must provide to the Council up-to-date 

contact details, including a telephone number, so that problems with the house can be 

addressed quickly; 

27. The licence holder must ensure that there is suitable and sufficient buildings insurance 

cover for the property at all times – when occupied and when unoccupied. This should 

include cover for rehousing in the event of there being a need. 

28. The licence holder and / or his manager are expected to improve and maintain their 

knowledge and competency by undertaking training and development in housing related 

matters. It is expected that the licence holder will complete at least five hours training per 

year. This may include attendance on training courses relating to housing either locally or 

nationally, completing a recognised online training course or even attending a private 

landlord meeting or event. Evidence to support this must be produced to the Council’s 

Selective Licensing Team on demand. 

29. The Licence Holder and/or their Manager are required to visit the property within three to 

six months of the commencement of the tenancy and thereafter no less than annually, a 

record of these visits must be kept and be available to the Council on request;   

30. The licence holder must ensure that that any persons involved with the management of the 

house are to the best of their knowledge “fit and proper persons” for the purposes of the 

Act. 
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31. The licence holder should advise all new tenants to contact the Fire Service for a free 

Home Safety Fire check.* 

32. An annual portable appliance test (PAT)must be carried out on any portable appliances 

supplied by the landlord, the appliances clearly labelled with the date of test and when the 

next test is due, and the certificate provided to the Council,on demand, within 14 days of it 

being demanded; 

33. The Licence Holder shall ensure that any furniture supplied at the start of a tenancy is in a 

safe and good condition. All upholstered furniture and covers and fillings of cushions and 

pillows should comply with Furniture and Furnishing Regulations (Fire) (Safety) 

Regulations 1988 and maintained or replaced as far as is the Licence Holder’s 

responsibility throughout the tenancy (under the terms and conditions of the Tenancy 

Agreement). A declaration as to the safety of such furniture must be provided to the 

Council on request; 

34. The licence holder must ensure that a detailed inventory is carried out which  is agreed 

with each tenant before commencement of their occupation of the house and kept on file 

by the licence holder at their business address. (Draft Inventory forms are available from 

Hyndburn Borough Council). 

35. The Licence Holder and his managing agent must inform the licensing team of the 

authority within ten working days of any changes in their circumstances as follows:  

a) Details of any unspent convictions not previously disclosed to the Local Authority that 

may be relevant to the Licence Holder and/or the property manager and their fit and 

proper person status and in particular any such conviction in respect of any offence 

involving fraud or dishonesty, or violence or drugs or any offence listed in Schedule 3 

to the Sexual Offences Act 2003; 

 b) Details of any finding by a court or tribunal against the Licence Holder and /or the 

manager that he/she has practiced unlawful discrimination on grounds of sex, colour, 

race, ethnic or national origin or disability in, or in connection with, the carrying on of 

any business; 

 c) Details of any contravention on the part of the Licence Holder or manager of any 

provision of any enactment relating to housing, public health, environmental health or 

landlord and tenant law which led to civil or criminal proceedings resulting in a 

judgment or finding being made against him/her; 

 d) Information about any property the Licence Holder or manager owns or manages or 

has owned or managed for which a local housing authority has refused to grant a 

licence under Part 2 or 3 of the Act, or has revoked a licence in consequence of the 

Licence Holder breaching the conditions of his/her licence; 

 e) Information about any property the Licence Holder or manager owns or manages or 

has owned or managed that has been the subject of an interim or final management 

order under the Housing Act 2004;  

f) Advertising of the property for sale; 



71 
 

g) Change in managing agent or the instruction of a managing agent; 

h) Change of address of Licence Holder or landlord. 

36. The Licence Holder must ensure that any monies owed to the Council in respect of the 

annual monitoring fees, are paid promptly in line with the Council’s Selective Licence Fee 

Structure. 

37. Where the property is sold, the licence holder must  notify the Council‘s Selective 

Licensing Team and pay any outstanding licence fee monies owed to the Council in full, 

within 14 days of the property being sold; 

* NB To receive a free Home Fire Safety Check tenants can log on to:  

http://www.lancsfirerescue.org.uk/fire-safety-check/    

or phone Lancashire Fire and Rescue Contact Centre on 0800 169 1125. 

 

http://www.lancsfirerescue.org.uk/fire-safety-check/
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Introduction 

The private rented sector is an important part of Hyndburn’s housing market providing accommodation 

for nearly 7,000 households within the Borough. 

Its noteworthy that this is a preliminary consultation asking for the impartial responses of stakeholders to 

which the first question is “Do  you  think  that  the  private  rented sector  performs  an  important  role  in 

Hyndburn’s housing market?” and its stated in your first paragraph that the private rented sector is an 

important part of the housing market.  Such powers of suggestion may only be rivaled by the likes of 

Derren Brown.  

Due to the high demand for public sector housing and the limited amount of housing stock, more and 

more households are turning to the private sector for accommodation where the management and 

quality of privately rented housing is improving. 

This statement presumes that social housing is more preferable than private stock. Please justify this 

statement. It is more desirable with certain socio-economic groups only and not across the board. Such 

statements indicate that the Council does not fully understand the sector. 

This is again a loaded statement in response to 1.6 of the questionnaire, this questionnaire seems 

content to provide the opinions of HBC in advance of its stakeholders response’s, and do so purely with 

conjecture. On what itemized facts is HBC making the statement that Management and quality of stock is 

improving. 

Hyndburn Borough Council intends to encourage and support good landlords and would like to see an 

improved private rented sector offering decent, well maintained and managed homes providing security 

and stability to its tenants.  The Council would like landlords to treat their tenants as valued customers, 

and is keen to ensure that the private rented sector is encouraged to manage and maintain 

accommodation in a professional way meeting the demands placed upon it by the housing needs of the 

wide range of tenants it services. 

This reference to encouraging and supporting good landlords is noted however our members advise that 

with the exception of NLA training days completed by an exceptionally low percentage of applicants. No 

other notable support has been given to aid this statement. It’s accepted that the officers are very helpful 

and obliging in the completion and processing of applications, but we fail to see how this provides 

tangible “support” with the exception of ensure forms are filled and fees paid. This is a consultation on 

licensing and the reference to property maintenance is long disputed and still the subject of appeal 

proceedings. 

It is difficult to see how this aim can be achieved by licensing properties when the statement refers to 

landlords who often have portfolios spread across a region. It is Landlords that need to be regulated to 

achieve this. 

 

Preliminary Consultation Hyndburn 
SELECTIVE LICENSING SCHEME 
(parts of Accrington and Church) 
With Hyndburn’s Private Landlord Liaison Group 
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Hyndburn Borough Council has been encouraged by how the majority of landlords and their agents have 

responded to Selective Licensing in parts of Accrington and Church.  In particular, the way in which the 

scheme has supported the Council’s wider housing strategy for example the regeneration of Woodnook 

and the new build housing in West Accrington.  There are currently 1,340 dwellings licensed with a 

further 219 dwellings pending approval. 

Its accepted that the council may only work with resources available and it does the best it can but the 

annual positivity and procrastination placed around the Woodnook regeneration, we find to be false and 

misleading, this regeneration is privately and grant funded by central government and has nothing more 

than the public support of Hyndburn BC, more frustrating is the situation of the success here when its 

public knowledge that the Pathfinder funding debacle in 2010/11 paved the way to the current scheme 

which promoted its completion by 2014, yet here we are now being assured mid-2017. We understand 

only recently one of the faces of the Scheme Yvonne Heinz has resigned and publicly stated one of the 

reasons for resignation to be the failure to implement the licensing scheme in addition to the lack of 

support from LCC and HBC. The councils assessment of the number of license’s required has been 

disputed since the initial licensing scheme and HLA will be conducting its own survey of the area to 

assess the actual level of rented accommodation within the designation.  

The current selective licensing designation for parts of Accrington and Church ends on the 30th 

November 2017 and therefore the Council must consider whether it should make a new designation for 

the existing selective licensing area. 

The legislation states licensing is a short term targeted measure to deal with specific issues, be it low 

demand or Anti-social behavior as sited by HBC. It is not a requirement to consider renewal, it is a 

choice.  

The Council’s Cabinet proposes to consider and decide on whether to consult on a new draft selective 

licensing proposal for parts of Accrington and Church during the autumn.  The purpose of this document 

is therefore to seek the views of members of the key stakeholder group (i.e. the Private Landlord Liaison 

Group) in advance of any formal decision to consult on a new designation being made.  Consultees are 

therefore advised, should the Council’s Cabinet resolve to propose a new draft selective licensing 

proposal, the draft proposal will be subject to the statutory consultation requirements as set out by 

Section 80(a) of Part 3 of the Housing Act 2004.  The document therefore is a preliminary informal 

consultation process with the views and findings to be shared with Cabinet members. 

HLA make no secret that we believe the current scheme to have been falsely implemented and poorly 

administered,  We have questioned the resources, implementation and results publicly on many 

occasions with limited substantive responses. HBC will no doubt be aware as of last year any new or 

deviated scheme including any parts of the initial scheme will now require General Approval, HLA have 

had a long history of engaging with HBC, when considering the general way in which we believe we 

have been misled and handled and more recent derogatory comments from the portfolio holder about 

landlords indiscriminately, it should come as no surprise that any scheme we believe to be inappropriate 

will be contested with HBC and the DCLG where we feel old promises repeated and failures repeated. 

The closing date for comments is Wednesday 31 August 2016.  Please return your responses to 

strat@hyndburnbc.gov.uk or to Regeneration & Housing Services, Scaitcliffe House, Ormerod Street, 

Accrington Lancs BB5 0PF.  

mailto:strat@hyndburnbc.gov.uk


76 
 

Private Landlord Liaison Group Member: 
(please add name) 
 

Click here to enter text. 

KEY ISSUES TO CONSIDER AND CONSULTATION QUESTIONS 

The Council’s Year 3 Review of the Licensing Scheme is attached for information and respondees are 

asked to refer to this document, as well as drawing in their own experience, when responding to the 

following consultation questions. 

1.0 Private Rented Sector and Housing Market 

There are at least 6,6002 privately rented dwellings in the Borough (18.1%).  Within the selective 
licensing area there are approximately 4,800 dwellings of which we know there are at least 1,5593 
privately rented dwellings (33%).  This number is in our opinion well in excess of 2000 

The number of empty dwellings has reduced by 2124 over the term of the selective licensing scheme 
and house values have increased slightly from £52,772 to £55,3744.  Reduced vacant is almost 
certainly a result of Council Tax changes and not licensing. We strongly dispute the claim that values 
have increased and believe all property professionals would disagree with the councils statement on 
this point.. It is noteworthy that year 2s review contained fictional valuation figures which were put 
down to an error and corrected by Fiona Goodfellow after being questioned by HLA. Un-extensive 
examination of the 3rd years figures highlight anomalies that officers should be skilled enough to spot 
such as a single commercial sale at £470,000 increasing Springhill average values £28,837 per 
terraced house. We have not scrutinized all the data as it has been provided in a poor format making 
it difficult to fully comprehend 

Questions 

1.1 Do you think that the private rented 
sector performs an important role in 
Hyndburn’s housing market? 

1. YES. The private sector performs an important role 
in all areas across the nation the question is entirely 
without merit.  

  
2. Don’t know 

1.2 Do you think that the private rented 
sector performs an important role in 
the housing market in the current 
licensing area? 

1. YES. The function of the private sector is no more 
or less important in any area or borough, regardless 
of the desire to legislate. Were there vast areas of 
social housing this may be more relevant, however 
there are not.  

2. Yes. 

1.3 Overall, do you think that the housing 
market has improved in the selective 
licensing area? 

1. NO.  

2. Yes. 

Then answer either 1.4 or 1.5 

1.4 If you answered ‘yes’ to question 1.3 
please explain why: 

1. 

2. Some very bad landlords sold up and moved out. 

1.5 If you answered ‘no’ to question 1.3 
please explain why: 

1. It isn’t really practical to explain a circumstance that 
hasn’t changed. It’s no different to how it was. 

2.  

1.6 Do you think that the housing market 
needs to improve further in the 
selective licensing area? 

1. We consider that no improvement has taken place. 
The local reputations of the areas concerned 
remain the same. What measure of comparison 

                                                           
2
 2011 Census – 18.1% of the Borough’s housing stock. 

3
 Based on current licensed dwellings plus applications pending. 

4
 & 

4 
Refer to 3 Year Review document. 
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does a question like this provide to the cabinet 
when reviewing responses? Does no other part of 
the borough likely benefit from improvements? We 
believe an improvement in the housing market 
nationally is needed. 

2. Yes 

1.7 If you answered ‘yes’ to question 1.6 
how do you think it can be improved? 

1. By not by burdening a low value market and 

industry with excessive administrative fees for no 
tangible benefit. This scheme has removed £1.3m 
from the market, for the sake of 6 prosecutions (all 
for not applying none to date for substandard 
accommodation). 

2. Some houses have been sold again to social 
landlords. Some of these have let the houses run 
down into disrepair again. 

 

2.0 Selective Licensing Scheme 

There are currently 1,340 licensed dwellings providing safe well managed accommodation with a 
further 219 applications being processed. 

6 landlords have been prosecuted for failure to apply for a licence and 2 landlords have been 
given cautions for this type of offence.  ALARM bells here, no prosecutions for sub standard 
accommodation or poor management standards, here we are considering removing yet more 
millions from the sector to regulate landlords when its demonstrated no landlord has breached a 
condition worthy of prosecution. 

It has been necessary to serve 125 formal Section 235 notices (notice to require documents to be 
produced) on landlords and managing agents operating in the licensing area.  This  could be as 
easily managed if not better managed and enforced with environmental health, better tenant 
education and HHSRS enforcement. WITHOUT the need to remove millions of pounds from the 
sector, the negative stigma attached to low demand labels and lender criteria.  

To date, 257 landlords/managing agents have attended landlord development days.  A very poor 
percentage with just over the year to complete. Will we see hundreds of criminal prosecutions against 
landlord’s for failing to attend the course during the term? How many dates are to be provided in the 

last years and what numbers catered for considering the number outstanding? 

Questions 

2.1 Do you believe the selective licensing 
scheme is improving the management 
and conditions in the private rented 
sector within the designated area? 

1. No 

2. Yes 

Please answer either 2.2 or 2.3 

2.2 If you answered ‘yes’ to question 2.1, 
please explain why: 

1.  

2. We have noticed an improvement in residents and 
less ASB 

2.3 If you answered ‘no’ to question 2.1, 
please explain why: 

1. As above we have no real positive statements to 
make and can’t really quantify a negative. 
Management and conditions to us licensed good 
landlords appears to be the same. 

2.  

2.4 Do you believe there is a better way of 
improving the management and 
conditions in the private rented sector 

1. Yes. Better use of existing enforcement powers 
under the housing act. Better landlord and tenant 
advice. More inspections, perhaps even random 
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rather than using selective licensing?  
If your answer is yes, please explain 
how: 

property inspections if powers permit it, as it always 
been our view the worst landlords and properties 
will still not have applied. Legislating the majority for 
the failing of the minority is well and good if there 
were demonstration that the worst were being 
caught. They are not. 

2. No 

2.5 If the Council decide not to make a new 
selective licensing designation in parts 
of Accrington and Church are you 
concerned that standards of 
management and conditions in the 
private rented section would 
deteriorate? 

1. No 

2. Yes 

Please answer either 2.6 or 2.7. 

2.6 If you answered ‘yes’ to question 2.5, 
please explain why: 

1. 

2. Standards would slip, new landlords would move in 
ASB would return 

2.7 If you answered ‘no’ to question 2.5, 
please explain why: 

Click here to enter text. 

2.8 Overall, do you believe the existing 
selective licensing scheme has been a 
success or failure: 

1. A failure based upon its own projections, reviews 
and performance. Significantly more of a failure 
based on our estimates. Seems to have provide 
Council employees with jobs rather than achieved 
anything useful 

2. Partial success 

2.9 Please give your reasons for your 
response to 2.8: 

1. So many original claims assured landlords licenses 

would be not only issued in advance but in a timely 
manner, four years in not all landlords have been 
issued with licenses, more worryingly nor have 
they been identified. The claimed small percentage 
by offices is exactly the people the scheme was 
meant to deal with. We dispute the scale of failure 
and will be surveying the area for more indication 
of the numbers outstanding soon. Staff levels are 
way shorter than promised and interventions have 
been solely for failure to apply and pay. Any action 
currently taken could have as easily been taken 
with previously existing powers without the need 
for this hugely expensive and bureaucratic 
process. Less than 10% of properties have been 
inspected. Poor data presented has been used in 
annual reports to imply property price trends which 
has been inaccurate and miss-represented at best. 
Three of our members are long served property 
professionals and when analyzing the data used 
we have identified an average “terraced house 
price” discrepancy in just the one ward scrutinized 
of £28,837 per house, which is ludicrous, this is 
almost as much as total actual values of these 
properties, presenting numbers so far from 
accurate to simply build a case for a scheme is not 
new and an argument we have had in previous 
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years. 

We have seen zero financial return as landlords 
from the scheme to the area, as is the case in other 
areas with alley gating etc. Budgeting information 
supplied has been basic and lacking detail but 
seems to show licensing has funded almost £1m 
staffing bill as per the attached budget supplied to 
us. 

2. Too many changes in staff of selective licensing 
which leaves them always trying to catch up. 

2.10 
Do you think Selective Licensing should be 
introduced elsewhere in the Borough?  If 
yes, please state where and why: 

1. No.  It destroys trust between the LA and 

Landlords. Forward thinking successful authorities 
such as Manchester have abandoned the scheme 
as it has no positive benefit. 

2. Springhill could be extended. Exchange St, 
Lonsdale, Chester and Charter Streets 

 

3.0 Private Landlord Liaison Group 

The Council really values the support it receives from the various stakeholders for the work it does 
in partnership with the private rented sector.  However, the Council would like to ensure that the list 
of key stakeholders remains relevant and up to date.  For this reasons, the Council proposes to 
review the Private Landlord Liaison Group. 

Questions 

3.1 Do you want to continue as a member 
of the Group? 

1. Yes although we are advised the council are considering 
the merits of the group and no further meetings are on 
the agenda. 

2. Yes 

3.2 Do you think there are any key 
stakeholders not represented on the 
Group?  If yes, please explain who: 

1.  

2. Sorry, can’t think of anyone. 

3.3 Please give any further suggestions on 
how the Group could improve: 

1. The group is limited in its structure and agenda, the 
amalgamation with other housing focused groups 
may be more practical and beneficial.  Housing 
needs etc. 

2. I think social landlords should be included in 
selective licensing. 

 

Please return this form by Wednesday 31 August 2016 to strat@hyndburnbc.gov.uk or to Regeneration & 

Housing Services, Scaitcliffe House, Ormerod Street, Accrington Lancs BB5 0PF. 

 

mailto:strat@hyndburnbc.gov.uk

