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Hastings Borough Council Additional HMO Licensing Scheme 2011 

Final Exit Review – September 2016 
 

Introduction 

1. In September 2011 Hasting Borough Council introduced an Additional HMO 
Licensing Scheme under part 2 of the Housing Act 2004 across 4 wards in the 
Borough. 

2. This report reviews the 2011 Additional HMO Licensing Scheme against the initial 
outcomes for the scheme as presented to Cabinet on 13 June 2011. 

3. Under s.60 (3) of the Housing Act 2004 ‘a local housing authority must from time 
to time review the operation of any designation made by them’. This review fulfils 
this responsibility under the legislation. 

Improvements in housing conditions for HMO tenants 

4. One of the main outcomes of the Additional licensing scheme was to improve the 
physical condition of HMOs and, in particular, ensure that sufficient amenities are 
provided for the number of occupants accommodated and that fire safety 
provisions meet current requirements. This is achieved by requiring landlords to 
execute works within a specified timescale to bring HMOs up to standard. These 
requirements are placed on landlords by means of conditions attached to each 
licence. Where the licence was issued to a freeholder who is in control of the 
building, but was not in control of any individual letting units the conditions related 
to the building containing the flats and the parts of the building in common. 
Where the licence holder was in control of all units within a building then the 
conditions included requirements relating to all letting units as well as facilities 
used in common. Failure to comply with the licence conditions is a criminal 
offence. 

5. Upon completion of the scheme 911 HMO licences had been issued. Of the 
licence applications received only 1% of the properties complied with the 
standards adopted by the Council in respect of amenity and fire safety standards. 
The other 99% of properties were deficient in some way, as follows: 

a. 72% of HMOs lacked suitable automatic fire detection and alarm systems. 

b. 46% of HMOs lacked emergency lighting installations in the common parts. 

c. 88% of HMOs lacked a complete and satisfactory means of escape in case 
of fire. 
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6. These results are indicative of the general poor fire safety standards in the town’s 
HMOs. It should be noted that these properties were cases where the landlord 
applied for a licence. It is reasonable to assume that those properties where the 
landlord had failed to apply or deliberately avoided applying are even poorly 
managed.  

7. An HMO Licensing Scheme is used as a vehicle by which properties are brought 
up to standard. Each of the licences issued had conditions requiring 
improvements to be carried out, usually within one year of the licence being 
issued. This seemingly long period was allowed for many properties to take into 
account the fragmented ownership of many of the HMOs and the need for the 
freeholders to legally consult with lessees.   

8. HMOs within the scheme were subject to continuing pro-active inspection.  
Officers have inspected flats and common parts within licensed and licensable 
HMOs. Their remit has been to identify unsatisfactory standards1 and take action 
to remedy those; to identify contraventions of the HMO Management regulations 
and to confirm compliance with HMO licence conditions. During the life of the 
scheme officers inspected 298 properties2.  

9. Intervention throughout the lifetime of the scheme has improved 465 properties. 
Many more properties have works in progress but not all works have been 
completed and as noted above, generous time periods have been allowed for 
compliance with licensing conditions due to the number of interested parties 
involved.  

Improved Management Standards 

10. Many properties converted into self-contained flats have historically suffered from 
poor management. This in part has been due to the fragmented ownership of 
such premises where individual flats have been sold off on long leases and often 
sub-let. In these circumstances the occupants of such flats have little idea as to 
who is responsible for repairs and maintenance of the building and are unable to 
contact this responsible person in the event of an emergency. Similarly, the 
emergency services on being called to an HMO have the difficulty of being 
unable to identify who should be contacted to undertake emergency works. The 
HMO Licensing regime sought to resolve these issues by imposing conditions on 
the licence holder. Firstly by identifying the persons who are responsible, (the 
licence holder and the manager) and secondly by requiring them to display in the 
property their contact names and addresses and telephone numbers so that 
occupiers and members of the emergency services are able to contact them 
easily. The licence holders were required to provide notification as to procedures 
available for out of hour's contacts. By these conditions, freeholders of HMOs 

                                                           
1 Properties that have been assessed under the Housing, Health and Safety Rating System and a 
category one or two hazard identified that requires action in line with the Housing Act 2004. 

2 A property in this context is defined as the common part of a building or a self- contained dwelling 
within an HMO or a whole HMO used as a shared house or converted into bedsits 
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were called to account and made to bear responsibility for these often neglected 
properties. 

11. The licensing regime also imposed conditions regarding anti-social behaviour. 
Landlords were required to report anti-social behaviour emanating from their 
property both to Sussex Police and to the Council. A further requirement of each 
licence was that landlords must issue tenancy agreements for new tenancies and 
that each agreement contained penalties involving forfeiture of the tenancy in the 
event of any tenant being involved in anti-social behaviour. Sussex Police gave 
an undertaking that they would assist co-operative landlords by gathering 
evidence and if necessary giving evidence in court where landlords were seeking 
possession. In one case Police temporarily closed a property for three months 
due to anti-social behaviour and the Council then successfully revoked the 
licence resulting in total closure and the removal of the problem. 

12. Under the HMO Licensing regime, the Council must also have been satisfied that 
any person applying to be a licence holder or manager was a “fit and proper 
person” and had sufficient expertise and financial resources to manage an HMO 
effectively. Each licence applicant was required to sign a declaration confirming 
that they had no relevant criminal convictions in relation to fraud, dishonesty, 
violence, drugs or sexual offences or in relation to offences under the Housing 
Acts. During the life of the scheme officers had sufficient reason to reject one 
proposed manager on this basis. 

Increased Property Values Keeping Pace with Average House Prices in the 
Borough 

13. The chart ‘House Prices in Hastings by Ward’ below shows the average house 
prices in the borough wards 60 months after the introduction of the Additional 
HMO Licensing Scheme. Of particular relevance is the significant increase in 
property values in Central St Leonards. 

House Prices in Hastings by Ward 
Ward Average House 

Price (Aug 2011) 
Average House 
Price (Aug 2016) 

% change 

All Hastings 165,866 210,078 +27% 
Central St. 
Leonards 

116,617 163,227 +40% 

Castle 140,623 172,104 +22% 
Gensing 164,752 183,608 +11% 
Braybrooke 176,286 213,290 +21% 

Decrease in Transience and Property Turnover (rental) 

14. Unfortunately the statistics that related to gross population turnover are no longer 
collected by the Office of National Statistics.  This means that we are unable to 
compare statistics to ascertain whether transience and rental property turnover 
has reduced.   
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Reduction of Empty Properties 

15. The table below shows the reduction in the number of long term empty homes in 
the four wards following the introduction of the Additional HMO Licensing 
Scheme.  There is a significant decrease in the number of empty homes.  This 
suggests that the Council’s move to improve conditions and management 
through licensing has succeeded in encouraging owners of empty homes to bring 
them back into use as there is stronger confidence in the housing market in 
Hastings. As people see the Council take a proactive interventionist stance and 
see surrounding properties being improved, there is now a stronger willingness to 
improve their properties or buy empty homes for refurbishment.  

Number of Long Term Empty Homes by Ward (Empty for 6 months or more) 
  
 
 

September 
2008 

March 
2016 

Reduction (-) 
Increase (+) 

% Change 

Central St Leonards 231 193 -38 -16% 
Castle 152 141 -11 -7% 
Gensing 96 101 +5 +5% 
Braybrooke 53 48 -5 -9% 
Borough Average 55 121 +66 +120% 

Impact upon rental values as a result of Additional Licensing. 

16. The Council has looked at the impact of the scheme on rent levels locally. Whilst 
wishing to raise standards the Council would be concerned if landlords were 
passing the cost of licensing, including the payment of the fee, directly on to their 
tenants.  

17. When looking at traditional ‘room rent’ style HMOs the Local Housing Allowance 
(LHA), ‘room rate’ is a good indication of whether rents have been 
disproportionally increased. LHA rates are set by taking a sample of the market 
rents within a defined area and then basing the LHA rate on the 30th percentile of 
those rates. The table below gives the LHA ‘room rates’: 

LHA room rates for Hastings (rates are set in April and the licensing scheme began in 
September 2011. 
Year (set in April) Rate (weekly) 

2011 £65.00 
2012 £65.00 
2013 £66.43 
2014 £67.09 
2015 £69.77 
2016 £69.77 

18. As can be seen from the table the room rate in April 2012 didn’t change from 
April 2011.  Even accounting for the time needed for landlords to adjust rents 
following the schemes introduction the increases have been small.  This would 
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suggest that landlords did not pass on the cost of licensing immediately to 
tenants.  

19. The majority of HMOs licensed were buildings converted into flats.  It is apparent 
from the work carried out by the licensing team that with 99% of the HMOs 
inspected required improvements. Freeholders may have sought to pass the 
costs of these improvements onto the leaseholders in line with the legislation that 
governs freeholder and leaseholder agreements.  It was also conceivable that 
freeholders may also have sought to pass on the cost of the license fee to lead 
leaseholders.  However, there is no evidence that costs are being passed on 
directly to tenants by leaseholders. 

Finding unlicensed property and prosecution  

20. Significant work took place throughout the lifetime of the scheme in taking action 
to improve properties.   

21. The council conducted regular proactive investigations to reveal licensable HMOs 
that were not licensed. As a result 1612 letters were sent to persons having 
control of 837 identified un-licensed HMOs. These letters advised that an offence 
has been committed and threatened prosecution unless a duly made application 
was submitted. In the vast majority of cases, those persons targeted responded 
by submitting applications.  However, the Council have successfully carried out 
four prosecutions for multiple offences on properties where landlords have failed 
to maintain standards and management over the 5 year lifetime of the scheme. 
There are two further prosecutions pending for failing to licence an HMO and one 
prosecution pending for failure to comply with licence conditions. One of these 
involved a fire in a property where the fire alarm was inoperative. When 
compared with other authorities Hastings is the most successful authority for 
pursuing prosecutions in Sussex.  

Financial Review 

22. The cost of an HMO licence is different across local authority areas. The 
government did not set a specific fee or set a limit as to how much each council 
can charge and it is up to the Council to calculate what it costs to implement 
HMO licensing. This will include consideration of staff costs, training, inspection 
and administration and can include publicity. 

23. The Council then sets its licence fees on this basis and if appropriate may decide 
to subsidise licence fees in some cases. They are not, however allowed to use 
licensing fees to raise revenue for other projects or areas of work. 

24. The Council introduced the Scheme as a self-financing project and has reviewed 
the fees and charges structure throughout the life of the scheme. 

25. The tables below set out the original estimates on the costs and fee generation 
projections for the scheme prior to its implementation and the actual position at 
the end of the scheme.  The scheme was predicated on licensing 60% of the 
estimated number of HMOs that were believed existed in the scheme area. This 
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projects costs over the five year life of the scheme of £1,255,611 and fee income 
generation of £1,253,915. 

Business Plan Cost/Income Breakdown 
Year Costs 

(Assumes 3% inflation) 
Fee Income Net Position 

Year 1 £236,500 £174,765 -£61,735 
Year 2 £243,595 £297,005 £53,410 
Year 3 £250,903 £297,005 £46,102 
Year 4 £258,430 £297,005 £38,575 
Year 5 £266,183 £188,135 -£78,048 
Totals £1,255,611 £1,253,915 -£1,696 

Actual Cost/Income Breakdown 
Year Actual 

Costs 
 

Fee 
Income 

Net 
Position 

2011/12 £161,155 £118,374 -£42,781 
2012/13 £167,871 £61,916 -£105,955 
2013/14 £235,356 £133,786 -£101,570 
2014/15 £249,371 £314,023 £64,652 
2015/16 £203,612 £281,549 £77,937 
2016/17 £127,157 £28,994 -£98,163 
Totals £1,144,522 £938,642 -£205,880 

26. The actual total cost of the scheme over the 5 year period (September 2011 to 
September 2016) was £1,144,522. The costs reflect the full cost of administrating 
the scheme (staffing costs, accommodation, on-costs and publicity and 
advertising). The actual cost of the scheme was slightly lower than that originally 
expected; this is mainly due to the retirement of the Team Leader in the final year 
of the scheme. 

27. The actual costs of the scheme sit against revenue generated of £938,642. As 
can be seen this income is less than originally estimated. This is due to the 
number of HMO’s that were originally believed to require licences that were found 
not to as the scheme progressed. This was mainly due to the tenure make-up of 
the HMO. Also the complex nature of ownership of HMOs in the Hastings 
Borough also contributed to significant amount of time being spent by the team 
processing those applications that were made. 

Conclusion 

28. In conclusion the 2011 Additional HMO Licensing Scheme can be said to have 
been partially successful in achieving the outcomes originally set out for the 
scheme. In particular early indications from the Housing Stock Condition Survey 
carried out in the summer of 2016 show an improvement in housing standards in 
the 4 wards subject to the scheme. There is however evidence that many HMO’s 
continue to be poorly managed and in cases lack suitable and sufficient fire 
safety provision. 
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29. Following the completion of this exit review the Council proposes to gather further 
evidence of HMO standards in the Borough with a view to consulting on the need 
for a further Additional HMO Licensing Scheme.  
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