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1. Introduction & Area Profile
Blackpool is a coastal resort town in the north west of England. It is the most popular resort in the country with approximately ten million visitors annually. Around 142,000 people live in Blackpool making it one of the most densely populated areas of the country. Ethnic minorities make up a small proportion of the population and there is a higher proportion of older people than in many other areas. Blackpool, like other coastal towns in England, faces specific economic challenges. Tourism is the key industry but has been in decline for many years.

There are significant and growing levels of deprivation in Blackpool. The local economy is highly seasonal, with many low-paid jobs. Almost one third of the borough is now amongst the most 10% deprived areas in the country.
This deprivation is manifested in numerous ways through high levels of worklessness and benefit dependency, with a highly transitory population leading to considerable inequalities in health and life expectancy which are significantly lower than both other regional and nationally comparable areas in terms of population size.
In Blackpool, the term transient is applied to those individuals, families or households who experience high mobility of accommodation, who move frequently from address to address; have an address of a very temporary nature; or have no permanent address at all. Whilst the term itself is not necessarily a negative attribute, the families, households and individuals who move frequently between addresses and often possess a chaotic lifestyle, which is often associated with negative social and economic characteristics that lead to an increased risk of social exclusion and other issues of deprivation or disadvantage.

Across Blackpool 11% of the Borough’s population were defined as transient and of this group 32% presented as homeless. Previous studies on transience have demonstrated a direct relationship between this, homelessness and benefits and this is in seen in certain geographic concentrations including Waterloo and Bloomfield. Many single person benefit dependent households are transient and this has led to a high turnover of residents. A significant number of people move in to the area from other parts of the country and some from outside of the UK, as well as a constant movement of the privately rented sector. This means that it is difficult to maintain and develop any feeling of community and this contributes to the area scoring poorly on a number of indicators of deprivation and other related areas. There is more information on transience in section 4 of this document.

There are several areas within Blackpool that could have been chosen as a pilot area for selective licensing, but for a number of reasons described below the South Beach area was selected. The area is defined as starting at Balmoral Road in the South to Chapel Street in the North with its other boundaries being the Promenade and Seasiders Way/Yeadon Way (See Map 1).
In July 2007 the Blackpool Task Force which was set up following the failed casino bid issued its report and one of its key recommendations was to establish plans for: 
“Improving the quality and mix of housing to build stronger communities and reduce the overhang of obsolete housing and guest house accommodation.” 

In its response to this report in February 2008 the Secretary of State for Communities and Local Government said that the South Beach area in particular needed:

“Housing investment to complement the improved seafront environment, regenerating a run down area of guest houses and creating a mixed use area that includes a range of residential accommodation, associated leisure and retail development and modern hotels.”
It also highlighted the problems of large numbers of poor quality badly managed private rented sector housing which was driving the area down and this mirrors the findings set out in the Fylde Coast Housing Strategy and the Blackpool Housing Statement.

One of the major challenges in the South Beach area is the built environment. Since the decline in tourism large properties which were traditionally hotels and B&B’s and the majority have been converted into poor quality and often badly managed houses in multiple occupation (HMO’s) or blocks of flats; due to their make up and lay out as well as the lack of a market there would have been little incentive for the owners to try to sell them or convert them back into large family housing. 47% of guest houses in the South Beach area have failed, many of which were turned into poor quality houses in multiple occupation (HMO’s).
These factors have encouraged benefit dependent people to Blackpool and the South Beach area in particular and as there is little in the way of alternative choices available to them they have moved in to these poor quality HMO’s. Approximately 75% in the area claim full Housing benefit which both exceeds the Blackpool, regional and national averages. A fuller picture of the problems and issues in the South Beach area is detailed later in chapter 4. 

Local authorities can decide to designate a selective licensing scheme either because they have areas of low housing demand and/or are experiencing “a significant and persistent” problem of anti social behaviour in an area. The latter applies to South Beach and set out below is a comprehensive picture of indicators that evidence this and the explanation as to why the Council wants to designated the area for selective licensing.

Despite a number of initiatives and actions which have taken place in the area, progress has been slow at best, or as evidenced by a number of indicators below the area has continued to decline. Property values have continued to reduce and deprivation levels have continued to be high. The area has many absentee landlords, high levels of privately rented accommodation, which is often poorly managed and in poor condition and high numbers of empty properties.

From a social perspective there are high levels of worklessness, poor health, high levels of crime and anti social behaviour and physical and social deprivation. It is not surprising therefore that the area is perceived to be rundown and contributing negatively to the overall reputation of Blackpool.

Due to all these issues the streets making up this designated area of South Beach continue to be a priority for Blackpool Council and the Blackpool Primary Care Trust. 
It is proposed that a Selective Licensing Scheme is introduced in the South Beach designated area as defined in the map below. This will compliment the range of activities either being undertaken or about to be undertaken in the area and which is supported by the overall strategic aims of the Council.

2. Legislative framework
Housing Act 2004 – Types of Discretionary licensing

Under parts 2 and 3 of the Housing Act 2004 (the Act) Local Authorities have the power to introduce a discretionary licensing scheme.

There are two types of scheme that can be considered; Additional Licensing and Selective licensing.
Additional licensing under section 56 of the Act allows the local authority to extend the Mandatory HMO licensing scheme to include other types of HMO. Section 56 (2) states that; 
‘The authority must consider that a significant proportion of the HMOs of that description in the area are being managed sufficiently ineffectively as to give rise, or to be likely to give rise, to one or more particular problems either for those occupying the HMOs or for members of the public.’ 

Selective licensing is a regulatory tool provided by Section 80 of the Act. This section states that a selective licensing scheme can be declared if one of two general conditions is met. The first relates to low housing demand which is not an issue in South Beach, but the second on anti social behaviour does. Section 80 (paragraph 6 of the act says:
Section 80 (6) 

(a) that the area is experiencing a significant and persistent problem caused by anti-social behaviour;

(b) that some or all of the private sector landlords who have let premises in the area (whether under leases or licences) are failing to take action to combat the problem that it would be appropriate for them to take; and

(c)  that making a designation will, when combined with other measures taken in the area by the local housing authority, or by other persons together with the local housing authority, lead to a reduction in, or the elimination of, the problem.

“Private sector landlord” does not include a registered social landlord within the meaning of Part 1 of the Housing Act 1996 (c. 52).’

A document issued by Communities and Local Government in 2007 ‘Approval steps for additional and selective licensing designations in England’ provides guidance on how to apply for a discretionary licensing designation.  Up until April 2010 all designations had to be agreed by the Secretary of State, however the Housing Act 2004: Licensing of Houses in Multiple Occupation and Selective Licensing of Other Residential Acousing Housing commodation (England) General Approval 2010 provides the local authority with the power to designate a selective licensing scheme.

The guidance states that a designation may be made if the area to which it relates satisfies one or both of the conditions. In order to meet these conditions sufficient evidence must be presented. The guidance provides an outline of the information that should be evidenced. 
The guidance says:

Anti-Social Behaviour

Section 80 (6) (a) of the Act gives LHAs (Local Housing Authority) the power to make a Selective Licensing designation if “the area is experiencing a significant and persistent problem caused by anti-social behaviour.”

An area can be deemed to be suffering from significant and persistent anti-social behaviour if it suffers from:

· Crime: tenants not respecting the property in which they live and engaging in vandalism, criminal damage, burglary, robbery/theft and car crime.
· Nuisance Neighbours: intimidation and harassment; noise, rowdy and nuisance behaviour; animal related problems; vehicle related nuisance. Tenants engaged in begging; anti-social drinking; street prostitution and kerb-crawling; street drugs market within the curtilage of the property.

· Environmental Crime: tenants engaged in graffiti and fly-posting; fly-tipping; litter and waste; nuisance vehicles; drugs paraphernalia; fireworks misuse in and around the curtilage for their property.

Section 80 (6) (b) of the Act requires LHAs to consider that:


· Some or all of the private sector landlords who have let premises in the area are failing to take action to combat such problems that it would be appropriate for them to take.

A landlord has responsibility to ensure persons he has permitted to reside at a property do not cause an annoyance or nuisance to other persons residing in it, or other persons living, working or visiting the immediate neighbourhood. If anti-social behaviour is being carried out within the immediate vicinity of the property and is being caused by the occupiers of it, then it would be reasonable to expect a landlord to ensure that those persons are not conducting themselves in a way that is adversely impacting on the local community. This applies equally to visitors to the property.' (Approval steps for additional and selective licensing designations in England, CLG)

 The Guidance is clear on the information the local authority is required to provide. Section 4 details the proposal for a selective licensing scheme in Blackpool and the evidence that this type of scheme is needed.

Properties covered by selective licensing

By making the designation, all privately rented accommodation in the designated area will require a licence. Owners of rented properties will be required to make an application to the Council for a licence and will need to nominate either the manager or the owner to be the licence holder.

Section 79(2) details those houses that are covered and this is defined as a whole house that is occupied either under:

a) A single tenancy or licence 

b) Under two or more tenancies or licences in respect of different dwellings contained in it.

This definition has been interpreted to mean the following:

a) A house let under a single tenancy only requires one licence. 

b) Where the freeholder of a building containing a number of flats, owns all the flats and lets those flats on tenancies or licences (not including long leasehold), then the freeholder will be required to apply for one licence to cover the whole building containing the flats.

c) A building containing flats where each flat is owned by a long leaseholder and the flats are individually rented out, the leaseholder will be required to apply for a licence for their individual flat.

d) A building containing flats where there is a mixture of different long leaseholders and accommodation owned by the freeholder, each of the leaseholders would require an individual licence for their flat or flats and the remaining accommodation would require a licence applied for by the freeholder.

e) Landlords who own more than one ‘house’ under the above definitions within the designated area will need to apply for a licence for each of those houses.

f) Houses being used as houses in multiple occupation and are not covered by the Mandatory licensing scheme, will need a licence and the owner or manager will be required to apply.  

Exemptions 

There are exemptions from the scheme and these can be found in appendix 5
Licence Applications and Fees

Section 87 of the Act details the application process for a licence.  In particular this section states that an application must be made in accordance with such requirement as specified by the authority. It also states that the authority may require the application to be accompanied by a fee fixed by the authority.
 When fixing fees under this section of the Act the local housing authority may take into account all costs incurred by the authority in carrying out their functions under this part of the legislation and all costs incurred in carrying out their functions under Part 4 of the Act chapter 1 which relates to management orders.

The application process is detailed within the Act and there are subsequent regulations detailing the contents of an application form. This includes providing information on the property layout, certificates for gas, furniture and fire safety. The Licensing and management of Houses in Multiple Occupation and Other Houses (Miscellaneous Provisions) (England) Regulations 2006 schedule 2 provides full details on what must be included within in an application this includes determining if the manager or proposed licence holder is a fit and proper person. 
This requires the declaration of any unspent convictions, unlawful discrimination and prosecutions under housing, public health, environmental health or landlord and tenant law. The Licensing Team will make full checks into a person's 'fit and proper' status and will also
request full Police checks if necessary and request owners to submit a full CRB clearance via Disclosure Scotland.

Conditions and penalties

Once an application has been made the local authority must consider whether to grant or refuse the licence and the licence holder must firstly pass the Fit and Proper Person Test as defined by the Housing Act 2004 (section 66 (2)). This test specifies that the local authority must take into account evidence of any of the conduct detailed below and also applies to anyone “associated or formerly associated with the proposed licence holder or manager “whether on a personal, work or other basis”, if relevant. The matters that the local authority needs to have a regard to are:

· Any offence involving fraud, or other dishonesty, or violence or drugs  in section 3 of the Sex Offences Act 2003

· Practiced unlawful discrimination of the law in connection with the carrying out of any business

· Contravened any provision of the law relating to housing or landlord and tenant law – illegal eviction etc

· Acted other than in accordance with any code of practice for the management of HMO’s

N.B. Any “spent” convictions cannot be taken into account. However a lack of conviction may not mean that the incident was not relevant. The manager must send in with their application proof of their status and that they do not have any unspent convictions as specified above.
In the event that the landlord would not pass the fit and proper person test then he/she can nominate a manager in their place who must pass this test. If the local authority is not satisfied then it must refuse the application and give its reasons for this. The local authority must grant a licence if it is satisfied that:
· The HMO is reasonably suitable

· The licence holder would be a fit and proper person
If the licence is granted it will have conditions attached to it. Section 90 and Schedule 4 of the Act details the mandatory licence conditions that must be included, however there is provision for the local authority to add additional conditions that are either specific to the licence in question or that are locally agreed to address specific issues. 

‘A licence under Part 2 or 3 must include the following conditions.

1. 
Conditions requiring the licence holder, if gas is supplied to the house, to produce to the local housing authority annually for their inspection a gas safety certificate obtained in respect of the house within the last 12 months.

2. 
Conditions requiring the licence holder—

a) to keep electrical appliances and furniture made available by him in the house in a safe condition;

b) to supply the authority, on demand, with a declaration by him as to the safety of such appliances and furniture.

3. 
Conditions requiring the licence holder—
a) to ensure that smoke alarms are installed in the house and to keep them in proper working order;

b) to supply the authority, on demand, with a declaration by him as to the condition and positioning of such alarms.
4. 
Conditions requiring the licence holder to supply to the occupiers of the house a written statement of the terms on which they occupy it.

Additional conditions to be included in licences under Part 3

5. 
A licence under Part 3 must include conditions requiring the licence holder

to demand references from persons who wish to occupy the house.’

A full list of licence conditions is attached as appendix 3
A licence would be valid for 5 years; however, the local authority has the discretion to grant the licence for a shorter period of time where there are problems with the application such as evidence of insufficient management.

Once the licence has been issued the licence holder must comply with the conditions attached to the licence. Where there is a breach of those conditions the licence holder may be prosecuted with a fine of up to £5,000 per breach. 

If the licence application is refused the local authority must instigate an interim management order. This is where the local authority takes over the management of the property for up to one year or until such time as the owner is able to rectify the reasons for the licence being refused. If the owner is unable to rectify the problems then the local authority can apply for a Final management order where they take on the management for up to 5 years.

In some circumstances rather than refuse the licence it may be possible for the owner to apply for a temporary exemption notice under section 86 of the Act. This allows 3 months for the owner to take such steps as are necessary so the property no longer requires a licence.

Where a property requires a licence but the owner has not applied for one the owner can be prosecuted. Failing to apply for a licence could lead to prosecution and a fine of up to £20,000.

In addition to the fine there is a provision under section 96 of the Act for a Rent Repayment Order. This allows amounts paid in respect of a house or other periodical payment payable in connection with a tenancy or licence to be recovered for the period that the property should have been licensed.

Under section 98 of the Act there is also a restriction on terminating tenancies where a property is not licensed. This section states that ‘No section 21 notice may be given in relation to a short hold tenancy of the whole or part of an unlicensed house so long as it remains a house’.

3.  The Proposal

It is proposed that Blackpool Council designate the area outlined in orange on Map 1 below as the selective licensing area, with the area in green being the wider consultation area. The three maps after that give more detail as to the proposed phases of the project, with the boundaries for the South Beach area set out in section 1 above.

The nature of this accommodation and the way in which these properties are used has led to substantial problems in the area which are detailed in this section.  Should the designation be made it will last for 5 years and is intended to reduce anti social behaviour and deal with the poor management of privately rented accommodation in a combined approach with other initiatives and strategies. 

After research in to the issues being experienced in this area it was decided to initially focus resources on the designated area which has been called South Beach, where there is a clearly evidenced link between the private rented sector properties in the area and anti social behaviour; it is intended that further designations will be considered in the future.

The designation will be used to tackle anti-social behaviour in the area and to assist in improving the quality and the management of rented accommodation. Every privately rented flat, house or room (unless already licensed as a HMO under the existing mandatory scheme or classed as a business let such as tied accommodation) will require a licence to operate in the area and landlords will be responsible for making an application to the Council. Please see appendix 5 for a full list of exemptions.
It is anticipated that the selective licensing scheme will be declared in December 2011 and will become operative in March 2012; the designation will last for 5 years.
Initially it is expected that compliant landlords will apply for a licence shortly after the designation, however it will be necessary to introduce a comprehensive enforcement programme to capture un-licensed properties. Enforcement will be carried out on a phased approach starting in the streets having the highest levels of anti social behaviour.
 The Proposed South Beach Area:
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N.B. The proposed licensing area is defined by the orange boundary with the wider consultation area shown by the green boundary 
Although there are many parts of Blackpool which match the criteria to designate an area as a selective licensing scheme, initially it would not be possible to declare a wider area than this due to the staff resource implications. The Government Guidance on setting a selective licensing designation; “Approval Steps for additional and selective licensing designations in England” defines the criteria as being: 

“The area is experiencing a “significant and persistent” problem caused by anti-social behaviour and that some or all private landlords in the area are not taking appropriate action to combat the problem that it would be appropriate for them to take; and that the making of the designation, when combined with other measures taken by the LHA (Local Housing Authority), or by the LHA in conjunction with others, will lead to a reduction in, or elimination of the problem.”
3.1 Anti-Social Behaviour

Anti social behaviour is a concern within the area and forms the major reason for the proposal. 
The area suffers from a number of fires both deliberate and accidental each year. The Fire Service attended a total of 350 deliberate fires in Blackpool during 2010, of which 59 (17%) were in the Bloomfield and Waterloo areas in which South Beach is situated. Although the ward boundaries are obviously a greater area than the designated project area they give an indicator as to the problems experienced in South Beach.
Crime is a significant factor in the borough with Blackpool experiencing the highest recorded crime rates in Lancashire during 2010 with a rate per 1,000 of the population of 116.2 compared to Wyre of 51.2 and Fylde of 40.4. The wards of Bloomfield and Waterloo suffer high levels of crime, with Bloomfield being the third worst area for crime in Blackpool in 2009/10 with a rate per 1,000 of 290.6 compared to the Blackpool average of 116.2 and Waterloo is the sixth worst area in Blackpool with an average of 120.1. 
Further analysis shows that Bloomfield has a rate of serious violent crime of 4.9 compared to 1.9 for Blackpool and 1 for Lancashire, whilst the rate for Waterloo is 2.4. Drug related offences are 14.1 for Bloomfield and 4.7 for Waterloo compared to 5.3 for Blackpool and 3.4 for Lancashire. Actual numbers of incidents are detailed below.
Calls to the Police in 2010 in Bloomfield were an average per thousand of 1404.9 in Bloomfield and 685.2 in Waterloo compared to a Blackpool average of 619.6 and a Lancashire figure of 421.9.

These figures for crime and anti social behaviour are also reflected in figures produced by the Monitoring and Intervention in the Private Sector (MIPS) project on local residents’ perceptions of crime. In the period of 2008-9 the MIPS team were told by residents that of 568 incidents of ASB, noise complaints at 202, 120 drugs incidents and 74 complaints about alcohol related incidents were seen to be the worst issues facing people with a large number of other anti social behaviour issues making up this total.

For the Fire Brigade there was an average of 26.7 call outs in Bloomfield and 15.0 in Waterloo compared to 15.8 in Blackpool and 13.7 in Lancashire. The Ambulance Service the figures were 297.0 for Bloomfield and 238.1 for Waterloo compared to 190.9 Blackpool and 128.9 Lancashire. 
All of the above indicate that both council wards in which the designated area is located suffer from higher rates of crime and deprivation than Blackpool as a whole, its neighbours and Lancashire as a county.

These figures help to build up a consistent picture of crime and emergency call outs in the designated area. Reports of anti social behaviour (ASB) in the Bloomfield and Waterloo areas help to reinforce this picture. The overall number of reports of ASB in Blackpool as an average per thousand cases during 2010 was 127 compared to a Wyre average of 65.8 and a Fylde average of 49.2, compared to the overall Lancashire average of 88.5. 

The Blackpool average is therefore 70% higher than that of the county, and the figures for Bloomfield are much higher at 317.4 and although lower for Waterloo at 90.8, even this is still higher than the county average. Bloomfield in fact experiences a worse rate of reported ASB than any other council ward in Lancashire.
As indicated by the statistics above, the designated project area of South Beach suffers from a significant problem of anti social behaviour and related criminality. The map below shows the levels of ASB recorded by Lancashire Police during the year 1/4/09 – 31/3/10 related to privately rented properties. 
The map shows that the Police recorded incidents of ASB, which are shown by red dots, are closely related to the private rented properties in the area which are shown in green. When other recorded incidents of criminality and calls to the emergency services are considered with this, as detailed above then it illustrates that the area has a clear problem with crime and anti social behaviour compared to Blackpool, the Fylde Coast and Lancashire as a whole. 

Figures for the period from 2010/11 show that in Bloomfield incidents of criminality continued to increase from 12.0 to12.2% of total incidents in Blackpool and in Waterloo there was a small decrease from 5.5 to 5%. Incidents of anti social behaviour increased from 12.1 to 12.8% in Bloomfield and there was a slight decrease from 3.9 to 3.8% in Waterloo.

In order to qualify for a selective licensing scheme there must be evidence of a link between the housing and a “significant and persistent problem” of anti social behaviour in a designated area as defined by the Department for Communities and Local Government document titled “Approval Steps for Additional and Selective Licensing Designation in England” (2006).

The data and map clearly show that this is the case and as further data becomes available on how many incidents of crime and anti social behaviour originate from private rented properties then this information will be updated and available either on the council’s website or through other mediums. 
Reports of anti social behaviour in the South Beach area during 2009/10 in relation to private rented sector properties
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Figures for the designated South Beach area for crime and anti social behaviour for 2010 show that a total of 1,671 incidents of anti social behaviour and 1,649 incidents of criminality took place in that time. 

A further look at those figures recorded 1153 incidents of rowdy or inconsiderate behaviour and 136 incidents of problems directly between neighbours. Of the crime incidents 406 were for violent crime.

1212 incidents of anti social behaviour were directly related to properties in the South Beach area of which 414 or 34% came from private rented premises. Of all the incidents of criminality in the area in 2010 which came from a residential premise, some 720 or 50% can be directly traced to private rented properties (Source Lancashire Constabulary analysts).

In comparison to the 2009 figures neighbour problems grew from 111 to 136 incidents and noise related anti social behaviour in the area increased from 36 to 86 incidents which means increases of 22.5% and 138.9% respectively, illustrating the increasing nature of anti social behaviour in the designated area and the need to take more action than current measures in order to reduce these figures.
3.2 Housing Tenure and mix
One of the main distinguishing features of this area and arguably at the heart of the problems experienced is the large supply of substandard private rented accommodation.
From July 2008 the Monitoring and Intervention in the Private Sector (MIPS) project has provided a detailed knowledge of tenure, ownership, management, condition of property, size and occupancy as well as information on perceptions of anti social behaviour in each local area. When combined with other statistical information available this helped to give the Council clear and comprehensive information on properties and other issues within the designated area producing a great deal of detail on property usage by surveying over 7,000 properties on a street by street basis, including 2,534 in the Waterloo and Bloomfield wards.

This work has provided a detailed knowledge of tenure, ownership, management, condition of property, size and occupancy as well as information on perceptions of anti social behaviour in each local area. As a result, when combined with other statistical information available it helped to give the Council clear and comprehensive information on properties and other issues within the designated area.
The MIPS data tell us that in the South Beach area of 2446 properties some 751 are privately rented, of which 225 were classed as HMO’s and in total in the area 820 properties were used for single occupancy. The number of HMOs in the area was the highest in Blackpool. 
Studies have found that there is a close correlation between tenure and household type with housing benefit levels. In South Beach over 75% of households claim full Housing Benefit.  

It is recognised that an over concentration of HMO’s in one area can have a negative impact on the neighbourhood and local public services as well as having a direct correlation to anti social behaviour and other types of criminality. 

An analysis of property type in the area shows that 2012 are terraced (which is 87% of the total property type) and reflecting the high amount of retail property in the area there is a 
Relatively high level of accommodation (19%) above shops and within commercial provision, which in itself creates anti social behaviour problems. Reflecting this housing make up 52.2% of households are made up of single people with 29.1% two people accommodation.

Linking in to this 54.9% of households live in privately rented housing and in contrast only 39% of households are owner occupiers against the national average of 68.7%.
All of this gives a picture of an area which has disproportionately high levels of single person households in privately rented accommodation with 26.6% of these in overcrowded conditions, which again is significantly above the national average. Also the 2007 Housing Needs Survey revealed that some 12.7% of residential properties in the South Beach area were vacant.

Studies of the area also show that the external condition and physical fabric of properties were very poor with properties lacking basic internal amenities such as central heating, baths and showers. Also average house prices (based on 2008 house prices) in the area reflect all of these issues, with average flat prices for example being around 55% lower than the national average and 25% lower than the North West average.

Blackpool as a whole has large levels of transience with this being even more pronounced in the South Beach area. Blackpool also attracts many disadvantaged people to the area with many claiming benefits leading to increased social deprivation. 

The poor quality of accommodation accompanied with poor management of properties (as evidenced by previous enforcement activity of the Council) and in turn the poor management of their tenants, has all fed into the reported numbers of anti social behaviour (ASB) described above. The MIPS survey found that some 22% of properties in the South Beach area were classed as having either a medium or high risk status meaning that they had a combination of no or poor/failing management, high levels of anti social behaviour and were either in a poor state of repair or a serious state of disrepair.
The poor housing mix helping to exacerbate these problems is also evidenced in Council Tax bandings. 87.6% of properties are in band A for Council Tax compared to a national average of 25.3% and a Blackpool average of 44.2%. Tax bands B and C are significantly lower than the national and regional averages and there is a barely negligible number in the higher bands. 

The MIPS work described above found that the South Beach area has the highest number of properties in the worst condition with the highest risk factor and the worst levels of management thus helping to evidence why it has been chosen as an area for selective licensing.
3.3 Housing Condition

In April 2008 there were 11,300 properties in Blackpool with category 1 HHSRS (Housing Health and Safety Ratings System) hazards. Between January and December 2010 the Council’s Housing Enforcement Team identified and removed 1,551 category 1 HHSRS hazards from private rented properties in Blackpool. This helps to indicate the substandard nature of the accommodation not meeting the basic minimum standards and this is an indicator based on previous studies that such properties will contain disrepair issues leading to a risk of exposure to the cold through inadequate heating and insulation and an increased 
risk of fire, falls and crime. 4.1 above detailed the statistics on fires in the designated South Beach area.
Blackpool Council is determined to take action against poor quality unsuitable housing and as a result a part of the conditions to be put into licenses in the designated area, will be a stipulation that at least either a bedroom or living room rented by someone in the area must be a minimum of 10.2 square metres.
The 2007 Private Sector House Condition Survey showed that 38.7% of private sector dwellings in Blackpool were classed as non decent compared to an average 27.1% in England. The same survey found that poor housing conditions in Blackpool is most associated with pre 1919 properties, the private rented sector, converted flats, occupiers on the lowest incomes and those in receipt of benefits. 

46.7% of private sector dwellings occupied by vulnerable tenants are estimated to be non decent. The same survey estimated that 7.7% of private sector dwellings are in fuel poverty compared to the English average of 6.1%.

In the South Beach area there are 72 empty residential properties (4%) and 51 commercial ones (11%) making a total of 123 empty properties. 
3.4 Population

The population in the area is particularly transient with a higher than average annual ‘churn’ when compared with both the rest of Blackpool, the North West and regionally. As an indication of this, the last “measure of address change” (2001 Census figures) which measures changes of address from one recorded period to the next showed a change in the North West at a percentage rate of 9.7%, the Blackpool rate was up at 11.95%, that of Waterloo was higher at 12.32% and finally Bloomfield recorded a figure of 16.94%, which is 57% higher than the North west average. 
The 2004 Housing Needs Survey expanded on this by showing that in the central areas of Blackpool over 8% of people had moved within the last year in comparison to 3.5% for all households in Blackpool. At the time of the survey 45.8% of people who had moved to Blackpool within the last 5 years had moved from outside Lancashire and the North West, with 14.9% coming from the Manchester and East Lancashire areas. 

In addition to this 30.4% of households said that they wanted to leave the Blackpool area and cited poor quality neighbourhoods, anti social behaviour/neighbour problems and a fear of crime as their top three reasons. The authors of the study went on to say that the levels of people giving these as their reasons for wishing to leave the area were by far the biggest they had found in any housing need reports, including major urban areas. 
The authors summed up the situation as being a cycle of migration of low income households, 60% of which are originally from outside the North West and of which around 50 % come to live in poor quality accommodation in inner Blackpool areas compared to out migration of people mainly giving negative reasons for their desire to move away from Blackpool as given above. Finally they found that the scale of movement implied by their survey findings (6.5%) was well above the figures found elsewhere at 4.6%. 

Finally here, a study into people claiming incapacity benefit in 2009 showed that 22% of claimants had originated from somewhere else in the country compared to the highest areas
for levels of claims elsewhere in Wansbeck and Easington where the figure was only 10% and also when compared to the nearest seaside town for levels of benefit claims where only 17% had moved from elsewhere.
The transient nature of the residents makes it extremely difficult to understand the needs of the residents in the area and to make a lasting impact by tailoring services to meet those needs. 

A 2010 study titled “Profile of inequalities between electoral wards within NHS Blackpool” by the NHS gave the following snapshots of the Waterloo and Bloomfield areas: -

1. Waterloo

· Average levels of deprivation

· Higher than average percentages of Job Seekers Allowance (JSA) claimants

· Worse than average healthy life expectancy

· Average mortality rates

2. Bloomfield

· High levels of deprivation

· Higher than average percentage of percentage of JSA, Incapacity Benefit and Disability Living Allowance claimants

· Relatively poor health, with lower than average healthy life expectancy and more people rating themselves as “not in good health”
· Higher than average hospital admission rates for heart and liver disease, chronic obstructive pulmonary disease and emergencies

· Average likelihood of smoking and drinking 8+ drinks per week

· Average mortality rates
Both Bloomfield and Waterloo also have high numbers of people in receipt of benefits as per Department of Work and Pension figures from May 2010. 65.1% of Bloomfield’s population and 71.3% of Waterloo’s are economically active compared to the Blackpool average of 71.4% and the national average of 74.0. 
12.7% of the Bloomfield ward and 8.8% of Waterloo are unemployed compared to 7.2% for Blackpool and 5.7% for Britain. 42.5% of the Bloomfield area and 25.5% of Waterloo claim at least one benefit compared to 24.7% Blackpool and 14.7% nationally. 

Looking at this more closely 21.3% of people in Bloomfield and 13.4% in Waterloo claim either Employment Support Allowance or Incapacity Benefit compared to 12.7% in Blackpool and 6.7% nationally.

Other figures that help paint a picture of the area are that 4.5% of people in Bloomfield and 1.6% in Waterloo are lone parents compared to 2.6% in Blackpool and 1.7% nationally, whilst 2.5% in Bloomfield are carers and 1.6% in Waterloo compared to 1.8% in Blackpool and 1% nationally. 
As mentioned above there are strong links between housing, health and income. Residents in the designated area who claimed their health was not good was18.8% in 2001 which was double the national average. In 2008 the area had one of the highest rates of alcohol related
violence and hospital admissions/treatment in England. It also suffered from high rates of drug misuse and high rates of people living with mental health issues. 

All of this details a picture of an area experiencing a mix of poor housing with a disproportionately large number of HMO’s  of which a significant percentage are neglected by landlords and where households predominantly made up of single or two people households are benefit dependent and have social problems reflected by this.

These include alcohol, drug and mental health issues as described in the NHS study above and these characteristics are documented as a cause of anti social behaviour in communities.

3.5 Current Activity 
As well as looking at selective licensing as a tool to help tackle anti social behaviour and related problems in the South Beach area we have also used or are in the process of considering or implementing other methods in order to tackle these problems.

The Council, The Police and other agencies take a joint approach to tackling anti-social behaviour in Blackpool. The primary agency for reports of rowdy behaviour, neighbour disputes, vehicle nuisance or incidents of drug or substance misuse remains the Police, while Blackpool Council provides a coordinated response to unacceptable levels of noise, animal related issues such as dog barking and fouling, fly tipping and the removal of waste, graffiti and abandoned vehicles by its Neighbourhood Services Teams which in the South Beach area is covered by the Town Centre and Promenade team.  
 

The South Beach area also has a dedicated neighbourhood policing team who work closely with the Council and other agencies within the Community Safety Partnership to tackle problems. In 2006 ’Reassurance Plus' was introduced in South Beach as well as in other areas of the town involving key partners of the Police, Blackpool Council, the Fire Service and voluntary sector. 
By listening to the community key quality of life issues were identified and improvements made. These have included new play equipment, installation of alley gates, improved street lighting as well as the provision of diversionary activities for young people. This partnership approach also has an excellent track record in reducing ASB and solving other problems affecting communities. 
The police have recently introduced a dedicated ASB car which provides an immediate response to incidents at certain times of the week when we predict that ASB will be a particular issue.
 

The Partnership's response is co-ordinated through fortnightly tasking and co-ordination meetings where information on issues is shared and action determined. There is a range of ways that the public can have their say; there are monthly Police & Communities Together (PACT) meetings in each ward area, as well as other community meetings and area forum meetings. Regular 'walkabouts' held jointly by a number of agencies identify issues affecting the physical environment, and the housing enforcement team is proactive in identifying issues affecting residents and in particular the tenants of privately rented accommodation.
 

Blackpool Council and the Police have recently developed a process of ensuring that those who are vulnerable and whose lives are seriously affected by ASB receive the support they 
need. Monthly Anti- Social Behaviour Risk Assessment Conferences (ASBRAC) are held, and professionals from a number of agencies share information relating to cases and agree action to tackle the problem. This is proving very effective in supporting our most vulnerable victims. The council is also involved in a Young People Friendly Neighbourhood project with the charity Groundwork to help young people feel more included in the South Beach area. 
Other measures taken have included the introduction of a Landlords Accreditation Scheme in conjunction with the Fylde Coast Landlords Forum to help incentivise private landlords to work with us in order to improve both property conditions and the way they manage behavioural and other problems. The Council also works closely with the Fylde Coast Landlords Forum to improve standards through a proactive partnership approach. A new set of space and amenity standards in HMO’s has recently been adopted across all three Fylde Coast councils and these will help to improve the quality of accommodation and how it is managed.
All of these measures are robust responses to tackling the causes and issues created by anti social behaviour, but even with these measures figures are either in some categories continuing to rise or are not falling as rapidly as the Council would like or has been evidenced elsewhere in the region and country, illustrating the need for further action and Selective Licensing has been identified as a tool that has complimented other actions and been successful in other areas as described below.

3.6 Fees

In calculating the fee the council has set out the process for handling a licence application. This process includes the costs relating to publicity (to ensure compliance from landlords and ensure residents and tenants are aware of the scheme), the administrative process involved in handling an application, the legal processes involved in proposing the licence and conditions and finally making the decision to either grant the licence or refuse it.
Each part of the process has been assessed on the average amount of time each stage will take a different level of officer within the team. The amount of time in minutes is then calculated against the costs of that officer’s time in minutes.

This process has identified the fees needed to carry out the function of selective licensing and these are detailed below:

Fee for a single occupancy dwelling 







£670
House in Multiple Occupation (HMO) of up to 5 units of accommodation


£935
Cost per unit in an HMO above 5 units of accommodation




£60
Please note that following the consultation period the initial proposed fee for a HMO of up to 5 units has been reduced from £1,060 to £935, with the originally proposed figure for a single unit being reduced from £705 to £670 and the cost per unit above 5 units reducing from £65 to £60. 
There are also a number of discounts and penalties in order to both encourage early payment and to recognise good practice. Again following feedback received during the consultation period a greater focus has been placed on the recognition of good practice amongst landlords which has resulted in an increased discount for members of the Fylde Coast Landlords Accreditation Scheme (FCLAS) and for membership of one of the landlord trade bodies. In order to receive these discounts however landlords must remain members of both the FCLAS and a trade body for the whole of the 5 year period of the scheme.
The discounts are:

Early Bird discount for applications made during the first three months of the scheme 
£100

For second or subsequent applications







£50
Discount for members of FCLAS (15% of the first licensed single unit) 


£100

Discount for membership of either the RLA or NLA





£50

Variations needed to existing licence







£200

The penalties are:

For applications made more than 6 months after the scheme is declared 


£100

Incomplete applications









£180

Where landlords do not apply to be licensed and have to be found



£100

In recognition of representations made by landlords who own large portfolios of properties within the designated area the council will allow those who will have to pay more than £3,500 the opportunity to pay this over the first four quarters of the first year of the scheme.

As well as setting a fee structure that recognises both prompt payment and recognises good practice the weighting of the structure has been set so that council staff will be able to administer licences in a timely fashion and concentrate resources on inspection and regulation more effectively. 
If the designation is agreed in December 2011 then the designation will become operative in March 2012. Between January and March 2012 it will be possible to make an early application before the scheme is operative. The operative date is the date at which the council can start to exercise its enforcement powers under the scheme. 

3.7 Proposed licence conditions

In addition to the mandatory licence conditions discussed earlier, the council has the power to introduce additional licence conditions that may be either property or area specific. The following is an example of the type of additional conditions that will be applied and which can be seen in full at appendix 3
“Anti social behaviour

The Licence Holder must take reasonable and practical steps to reduce or prevent anti-social behaviour by persons occupying or visiting the house and the use of premises for illegal purposes. 
The licence holder must:

(a) Provide a written action plan to Blackpool Council outlining procedures for dealing with anti-social behaviour at the time of application. This must be reviewed annually and submitted on request.

(b) Obtain tenant references prior to granting a tenancy as to previous tenancy conduct, including behaviour of that of the proposed occupier and household. Provide honest tenant references to other landlords on request.

(c) Cooperate with Blackpool Council, Lancashire Constabulary and other agencies in resolving complaints of anti-social behaviour. The Licence Holder and/or their 
nominated managing agent are required to undertake an investigation of any complaints regarding their tenants. Written records of these will be required. 
(d) The licence holder/management agents must make regular inspections of the property to ensure that the property is in a decent state of repair and that the occupiers are not in breach of tenancy terms and conditions.  

(e) Ensure that each occupier is made aware of any conditions imposed by the Council relating to the behaviour of occupants and their visitors, and that compliance with such conditions is made a condition of occupancy.  Those conditions are that the occupants shall:

1. Not cause nuisance or annoyance to neighbours;
2. Comply with arrangements made by the manager for the storage and disposal of refuse 
3.  Not cause damage to fixtures, fittings, fire precautions, or premises;

4. Not use abusive or threatening behaviour;
5. Allow access to the agent/landlord to maintain the communal areas and, with reasonable notice, carry out works within the occupants own accommodation. 

Reason: to safeguard the well being of occupants, persons visiting the premises and persons in the immediate locality.”

Property specific conditions may relate to the amenities in the property or the occupation level. Area specific conditions will include conditions around anti social behaviour and waste disposal. There may be other conditions relating to specific issues experienced over the course of licensing that need to be managed.

4. Results of the consultation period
Background

Before deciding whether to adopt a selective licensing scheme for the area, Blackpool Council carried out a consultation to gather the views of residents, landlords and others who may be affected on the proposals.

Methodology

Members of the public were invited to submit feedback on the proposal by completing a survey, by written representation (by post or email), or through verbal representations at a series of drop in sessions or by phone calls.

All home owners, residents, landlords and managing agents and business owners within the consultation area (see earlier map) were contacted by direct mail to promote the consultation. This included a copy of the survey and a free post envelope for replies. In total 5252 questionnaires were sent to residents within the area and 912 were sent to landlords and managing agents.

A copy of the survey was also available to complete online, with a link from the council’s front page promoting the consultation. On the website members of the public were also able to view a full copy of the proposal, a map of the designated and consultation areas, a list of streets included with the scheme and responses to the most frequently asked questions. Also on the website was an abbreviated version of the proposal and a copy of the proposed licence conditions.

Copies of the survey and the full proposal were available to collect at a number of Blackpool offices or were available to be posted out when requested. 

Amongst those who were consulted with and asked for their thoughts on the scheme were the local Members of Parliament, all Councillors, Registered Landlords Association, the National Landlords Association, the Fylde Coast Landlords Forum, the Blackpool Private Tenants Forum, Police and Fire Brigade representatives, Shelter, Age UK, the Citizens Advice Bureau and community groups. 

Six drop in sessions were held during the consultation period for members of the public to provide an opportunity to talk directly to council officers, to view full copies of the proposal and to make any comments on the scheme. Three of the sessions were targeted specifically for landlords and managing agents and the sessions were held at a number of venues over differing dates and times in order to maximise the opportunity for people to attend.

Officers also attended two Police and the Community Together (PACT) meetings in the Waterloo and Bloomfield wards to again give another opportunity for members of the public to discuss the proposals. The Fylde Coast Landlords Forum was also consulted with and as well as staff attending a regular meeting of the forum to discuss the proposed scheme, a series of interviews were held with its steering group members.

The consultation period which ran from 8th August until 24th October 2011 (this was extended to 12 weeks from the original 10 week scheduled period in order to allow for late submissions), was promoted to news and media groups, including The Gazette newspaper 

and local radio and was also promoted by a number of partner agencies in their contact with the public.

Responses

· 780 questionnaires were completed (of which 639 were by residents and 141 by landlords and managing agents.
· 126 people attended the drop in sessions 

· 5 formal representations were received from stakeholders and responded to

· 30 comments/questions were received electronically and approximately 50 phone queries and comments were also received.

We would like to thank everyone who took the opportunity given by the consultation process to represent their views and the comments made have been most welcome in reviewing the original scheme proposals.

In the findings section below all of the queries raised during the consultation period are answered and as a result of the representations made some changes have been made to the scheme. 

Survey findings

a) Landlords and Managing Agents responses

Of 912 surveys sent out to landlords and managing agents, 141 (15%) responded. Of the respondents 97% were landlords and 3% agents. Their responses are summarised below:

	 How many properties do you either own or manage in the South Beach area?

	Answer Options
	Response Percent
	Response Count

	1-5
	84%
	119

	5-10
	7%
	10

	11-25
	6%
	8

	26-50
	2%
	3

	51-100
	1%
	1

	101+
	0%
	0


	Do you think that Blackpool Council should intervene in areas suffering from high levels of anti social behaviour?

	Answer Options
	Response Percent
	Response Count

	Yes
	74%
	104

	No
	17%
	24

	Don't Know
	9%
	13


	Do you think that poorly maintained properties can contribute to the decline of an area?

	Answer Options
	Response Percent
	Response Count

	Yes
	79%
	112

	No
	16%
	22

	Don't Know
	5%
	7


	Do you think that badly managed properties can contribute to the decline of an area?

	Answer Options
	Response Percent
	Response Count

	Yes
	76%
	107

	No
	18%
	25

	Don't know
	6%
	9


	Do you think that landlords/agents have a responsibility to have in place satisfactory management arrangements including obtaining references for prospective tenants?

	Answer Options
	Response Percent
	Response Count

	Yes
	76%
	107

	No
	13%
	18

	Don't Know
	11%
	16


The results from these questions indicate that a large majority of landlords think that the council should intervene in areas suffering from high levels of anti social behaviour, agree that poorly maintained and managed properties can contribute to the decline of an area and have a responsibility to have satisfactory management arrangements such as the referencing of possible future tenants in place. 

The replies to the next question indicate that in response to this comment, there is already a great deal of good practice in place from landlords and agents before accepting new tenants, with only 3.5% saying that they do nothing before taking on new tenants.

	What steps do you currently take before accepting a new tenant? (Please tick all that apply)

	Answer Options
	Response Percent
	Response Count

	Application Form
	43%
	61

	References
	67%
	95

	Visit to current property
	25%
	35

	None
	3%
	5

	Other (Please state what you do)
	38%
	54


The top 5 problems that landlords experience are:

Tenants leaving without paying rent/giving notice


 
29% (39)

Tenants building up high levels of rent arrears




20% (27)

Problems obtaining references from prospective tenants


17% (22)

Problems in nearby properties affecting your tenant’s property

15% (20)

Tenants behaving anti socially 






11% (14)

The top 5 problems that landlords say are the most significant problems in the South Beach area are:

Low rent levels







23% (29)

Anti Social Behaviour






21% (27)

Poor perception of private landlords




21% (26)

Empty properties







20% (25)

Poor property condition






18% (23)

Therefore landlords are again prioritising issues around poor tenant behaviour, anti social behaviour in general and also empty properties and poor property condition.

When asked specifically if it is landlord and agent’s responsibility to tackle nuisance and anti social behaviour arising from their tenants or visitors to their property 56% say it is, whereas 37% disagree and 7% don’t know. 

When asked about selective licensing in relation to the themes above however, these are how landlords and agents responded:

	Do you think that selective licensing will help to ensure that privately rented properties are well managed?

	Answer Options
	Response Percent
	Response Count

	Yes
	19%
	27

	No
	68%
	96

	Don't know
	13%
	18


	Do you think that selective licensing will help to ensure that privately rented properties are well maintained?

	Answer Options
	Response Percent
	Response Count

	Yes
	23%
	33

	No
	65%
	91

	Don't know
	12%
	17


	Do you think that selective licensing will help to make the South Beach area more attractive to prospective tenants?

	Answer Options
	Response Percent
	Response Count

	Yes
	17%
	24

	No
	71%
	100

	Don't know
	12%
	17


	Do you support the Council's proposals to introduce selective licensing in the South Beach area?

	Answer Options
	Response Percent
	Response Count

	Yes
	19%
	26

	No
	78%
	110

	Don't know
	3%
	5


Despite the earlier answers on the importance of having well managed and maintained properties, the majority of landlords and agents however don’t consider that selective licensing can play a role in improving these factors. A full copy of individual comments on the scheme arising from the questionnaire is available on request, but a summary of all the queries raised from the questionnaires is given below.

b) Resident’s replies

Of 5252 surveys sent out to residents in the consultation area, 639 (12%) were completed. These were completed by the following groups:

	Are you a:

	Answer Options
	Response Percent
	Response Count

	Owner occupier
	47%
	303

	Private tenant
	27%
	170

	Blackpool Coastal Housing tenant
	3%
	17

	Housing Association tenant
	2%
	15

	Hotel/Guest House owner
	15%
	97

	Other Business owner
	4%
	26

	Other, please state below
	2%
	11


Their responses are as detailed below:

Thinking about your local are how much of a problem are the following? Again the top 5 are given:

Rubbish dumping







45% (276)

Neglected/run down properties





37% (224)

People not treating others with consideration



31% (189)

Use of/dealing drugs






30% (172)

Nuisance neighbours 






27% (158)

Of these responses, private tenants were consistently higher in their ratings of nuisance neighbours, loud noise, inconsiderate behaviour and not treating others with consideration. When asked how safe residents felt in their own home and the area around it, on a scale of 1-5 (with 1 being very unsafe and 5 very safe) they answered:

1 13% (84)

2 18% (113)

3 32% (202)

4 18% (116)

5 19% (119)

	Are you aware of owner occupiers moving out of this area as a result of the problems outlined in this information pack?

	Answer Options
	Response Percent
	Response Count

	Yes
	34%
	214

	No
	45%
	288

	Don't know
	21%
	137


	Have you had any problems with privately rented property in your area?

	Answer Options
	Response Percent
	Response Count

	Yes
	50%
	317

	No
	39%
	250

	Don't know
	11%
	67


	How many landlords in your area would you say are good responsible landlords?

	Answer Options
	Response Percent
	Response Count

	All landlords
	5%
	27

	Most landlords
	30%
	195

	A few landlords
	54%
	345

	No landlords
	11%
	72


	Should private rented sector landlords make sure that their properties are in good condition and well maintained?

	Answer Options
	Response Percent
	Response Count

	Yes
	96%
	613

	No
	1%
	4

	Don't know
	3%
	22


	Do you think there is a high turnover of private tenants in your area?

	Answer Options
	Response Percent
	Response Count

	Yes
	62%
	392

	No
	16%
	104

	Don't know
	22%
	143


	Do you think that all private rented sector landlords should demand references from prospective tenants?

	Answer Options
	Response Percent
	Response Count

	Yes
	85%
	545

	No
	6%
	36

	Don't know
	9%
	58


	Should private rented sector landlords be responsible for dealing with their nuisance tenants and anti social behaviour caused by their tenants or visitors to their property?

	Answer Options
	Response Percent
	Response Count

	Yes
	86%
	548

	No
	9%
	60

	Don't know
	5%
	31


It is interesting to note that a large majority of both landlords and residents agree that landlords need to have satisfactory management practices in place, although a much higher 

percentage of residents feel that it is the landlords responsibility to tackle nuisance and anti social behaviour coming from their properties than the landlords themselves do. 

	Do you think that Blackpool Council and the Police are effective in dealing with anti social behaviour?

	Answer Options
	Response Percent
	Response Count

	Yes
	25%
	162

	No
	46%
	292

	Don't know
	29%
	185


This response shows that as much as residents in general feel that landlords are not tackling the problems in the area, they also feel that the council and police need to do more and these are findings that both organisations need to reflect on.

Residents are then asked specifically about selective licensing:

	Would you like to see selective licensing of privately rented properties in your area?

	Answer Options
	Response Percent
	Response Count

	Yes
	65%
	412

	No
	15%
	102

	Don't know
	20%
	125


In contrast to landlords the majority say that they would like to see selective licensing in the area.

Again a full list of comments arising from the questionnaire is available on request.

As mentioned above, a list of queries and comments were made and these issues are detailed below with a list of responses to these in blue after the queries.

1. Against a blanket licence – not fair or appropriate to target good landlords

A large number of landlords are already maintaining properties to a good standard and are carefully vetting and managing their tenants. Many landlords also felt that their tenants were not contributing to incidents of anti social behaviour in the area. Similarly landlords and agents also felt that the criterion listed in the proposal is being met already.

There was a strong feeling that the council should specifically target poor landlords and not charge all as that would effectively mean that good landlords would be paying for the shortfalls of the bad ones.

It is true that a large number of landlords are showing good practice and as a part of the consultation exercise examples of that good practice have been noted and will be reflected in the work done with others who do not manage their tenants and properties so well in the future.

Having said that however a large number of landlords and agents are not showing this good practice and do not believe that they have a role to play in the reduction of the levels of anti social behaviour and other problems in the area which are blighting it. 

The council unfortunately cannot target “bad” landlords as not only is a lot of this labelling of landlords subjective, it would also be illegal for us to do this and we have to be fair and consistent in our approach.

2. Concerns about the cost

Most landlords raised concerns about the cost of the licence, particularly those with multiple properties in the area. The consensus was that the licence fee would deprive landlords of income that would otherwise go on improving and up keeping their properties and that they would have to pass the cost of the licence fee on to their tenants. 

Suggestions put forward were either for a straight reduction in the amount of the fee, more incentives for the good landlords who want to work positively with the council in driving up standards, or that landlords should be allowed to pay by instalments rather than having to pay the entire fee up front. 

The second common thread in this area was that the council already makes enough money from the money raised by council tax and other revenues raised from landlords and that should be sufficient to cover the work that’s needed in the area.

Landlords also said that the result of the area being designated for licensing could lead to landlords emptying their properties and creating more homelessness and empty properties which would put pressure on the area and blight it even more.

Finally here a number of people raised suspicions that the proposals are merely a cynical exercise in money making by the council to replace a hole lost in its budgets caused by recent cuts.

Concerns about the cost were by far the biggest issue raised by landlords and managing agents as well as some other residents. We are in particular sympathetic to the views of amongst others the Landlords Forum that there should be more recognition of good practice and the commitment by them and others to work with the council as well as a look at the actual amount of the fee. 

We are also sympathetic to the view that large property portfolio holders will find it hard to pay the fee in one go. 

As a result of these comments we have reduced the overall level of the fees and also increased the discounts for good practice meaning that with discounts the fee for the licence for a single unit of accommodation could be reduced to £420.
In terms of possible hardship we have considered this point and are therefore going to give landlords with a number of properties the opportunity to pay by instalments as detailed in the fee structure.
Given the financial climate this has had to be balanced with the fact that it costs the council more to administer a scheme where fees are paid by instalments, so this issue has had to be limited to this group of people only.

With regard to the need to make additional charges to fund this project, unfortunately these sources of revenue are for other activities and the council therefore needs to charge fees in order to achieve the objectives set out elsewhere in this report in order to tackle the severe levels of anti social behaviour in the area.

In response to the latter point made here, councils cannot use the fees raised by this scheme to subsidise work not being done as a result of cuts, or to make money in any way and can only be sued to pay for the running of the scheme itself.

3. Legislation is already in place to deal with the problems in the area

Another common comment was that the council already has enough powers in place to tackle the problems set out in its proposal without having to use selective licensing and that they should use these existing powers rather than impose additional burdens on landlords.

Finally some questioned whether it is the landlord’s problem to deal with anti social behaviour.

Whereas there is legislation already in place to deal with the management of property such as the Housing Health & Safety Rating System (HHSRS), there is no other legislation that can put licence conditions in place to compel landlords to manage their tenants and it is for this reason that selective licensing has been proposed.

There were a significant number of landlords who felt that they have no responsibility at all to tackle the anti social behaviour caused by their tenants and that the council, police and others should deal with this problem and should not impose a burden on landlords. Despite this the council strongly believes that everyone involved in this area has a responsibility to tackle this serious issue; including the property owners. 

We do not believe however that landlords are the only people responsible for tackling this and a positive part of our proposed scheme is to use part of the fees to provide a resource that landlords will be able to use in order to help them fulfil their obligations as we want to help and work with landlords.

At the back of this document appendix 4 details the existing legislation available, as well as showing how selective licensing will add to those powers.

4. Not clear how the fee would be used to deliver outcomes

Some respondents said that they did not feel that the council had been specific enough in its proposal about how the fee would be used and in what specific ways it would be used. 

They also said that the council needed to be clearer about what its expected outcomes were from the project and how these would be measured and monitored.
Later in this document are full details about how the fee has been calculated and what staff it will employ in order to deliver the resources to achieve its project aims. There is also information on what targets are being set for this five year project and how these will be monitored.
Part of this monitoring will be done with our partners in the Fylde Coast Landlords Forum in order to demonstrate that there will be a clear and consistent approach to monitoring the scheme’s outcomes.

5. Lack of evidence of the link between landlords and anti social behaviour

The stated aim of the proposal is to reduce the amount of anti social behaviour coming from the private rented sector and although most people recognised that there are problems of anti social behaviour and criminality in the area they felt that there was an insufficient link between the evidence around the private rented sector in the submission document and the issue.
Also some landlords and other residents raised the question as to why other landlords such as Blackpool Coastal Housing and housing associations as well as hoteliers and guest house owners for example were not included in this proposal as they saw their role as being just as important and felt that private sector landlords were being “picked on”.

In its evidence base in the proposal document the council clearly evidenced the amount of anti social behaviour and criminality that was reported to the Police from private rented sector properties as well a great deal of other contextual evidence that further showed the serious scale of this and other problems in the area. 

On the subject of why other landlords and business owners are not being targeted, the legislation on selective licensing only allows the council to apply it to private rented properties. We are however determined to stamp out anti social behaviour no matter where it occurs and are using other ways to approach anti social behaviour not coming from private rented properties. 

6. Questions about the boundary and choice of area

Questions were raised about the boundaries for the area and why they had been chosen when there were other parts of Blackpool that seem to have problems that are at least as bad if not worse than the South Beach area.

Some respondents also asked why the council couldn’t just target the offenders in the area as this would be a more effective use of resources.

A number of respondents asked how the boundaries were chosen and why South Beach was prioritised in the first place. The boundaries of the area were chosen as they coincide with other work and initiatives in the area classed as South Beach and it was to ensure a consistency of approach that the boundaries for the area were selected as they have been. 

It of course can always be argued that certain streets should be inserted or removed from an area, but the boundaries for this area were selected for the reasons given above as they form a natural boundary. 

It is right to say that there are other inner areas of Blackpool that could also be chosen for a selective licensing designation and the council has already stated its intention to propose other areas be chosen for licensing. South Beach was selected due to the fact that it links in to other work that has been done in the area previously as well as the scale of problems experienced.

Other suggested areas will be prioritised by the council using the criteria of levels of anti social behaviour and related problems. 

7. Negative impact on property market and housing provision

Fears were raised that high charges along with a perception of the area being deemed as “bad” would drive out good landlords, make it more difficult to secure mortgages, remortgages or loans to invest in properties and create more empty properties that would lead to a crash in the market in the designated area as lenders would effectively “red line” the area.

Others felt that the council’s claims that the scheme would lead to the area improving and thus drive up both property and rent levels were impossible to predict and that rather than encouraging landlords and small business owners to invest in the area it will have the opposite effect.

The council strongly believes however that by tackling the problem of anti social behaviour which has played a major role in blighting the area that this will lead to the area becoming much improved and part of this improvement will be evidenced by a stabilisation in property values and increased rental incomes as a result of the area being in greater demand due to tackling its inherent problems.

8. Issues with the legal/court system

Concerns were raised that the time taken to deal with anti social tenants is too long. They felt that the problems of trying to evict the worst tenants would not be solved by the proposal and were concerned that the council would put unfair pressure on them to resolve a problem that was either the fault of the council’s own legal people, or due to slow court times and courts unwilling to decisively act.

The council itself cannot change some of the frustrations expressed about the legal system. What we can do though is to make sure that our own Legal Services team is geared up to anticipate the increased number of cases that it will inevitably have to deal with as a result of this project and also due to our partnership working with people like the police in the area we can ensure that our partners are ready to work with us, landlords and other residents to tackle this increased workload and that all parties can influence the courts to look at the time it takes for them to get cases in to court, how it views those cases and so on.

9. Benefits/LHA payment

Many landlords were unhappy with the current payment of LHA (local housing allowance) to tenants. They felt that in the case of anti social behaviour payments should be withheld to tenants and paid direct to the landlord. 
Unfortunately we cannot alter national legislation on how Housing Benefit is paid, but the council’s Revenues Department can do all it can to work with other council sections and partners to reflect the aims of the project and be as sympathetic as possible to landlords experiencing difficulties faced due to the actions of some of their tenants.

10. Consider alternative solutions

Many who oppose the scheme felt that the desired affects could be achieved by other means such as more investment in the area, more jobs, better education and so on and that the council should try these things first before selective licensing.

Others also said that other parts of the country had used methods where the council worked positively with landlords, the community and others to reduce anti social behaviour and other related problems rather than applying draconian and costly legislation. 

Elsewhere in this document we have detailed other initiatives that have been done by the council in order to tackle problems in the South Beach area. Selective Licensing can only ever be used as a tool where other initiatives have not succeeded and we will continue to use selective licensing to complement other measures being used and will always strive to work positively with others including landlords to solve the areas problems by working together. 

A great deal of research has been carried out in to the work done in other areas such as Hull to combat problems such as anti social behaviour, but unfortunately these have failed to tackle the kind of problems evidenced in the South Beach area. 

5.  What are the benefits of having a designation?

There are a number of long and short term benefits to introducing such a scheme; so far as a result of the selective licensing consultation a number of benefits have been experienced. 

The consultation exercise led to a response rate of more than 10% of those people who were consulted. Response rates in consultations are usually around 1-3%. This level of response means that people are engaged regardless of whether this is positively or negatively, with the process and means that any subsequent actions will be easier to deliver in the future.

It has also meant that this final proposal has been able to address a number of the concerns and recommendations raised, thereby tailoring the scheme to meet those needs and suggestions, thereby showing that the Council used the consultation period to listen and learn from the issues raised.

Landlords and residents who have not contacted the council before made representations and showed that they want to see changes in the area. Officers from the council attended forums and public meetings to discuss the scheme, address concerns and encourage responses to be submitted. Officers were well received by both residents and landlords and showed that the Council is prepared to listen to and work together with local communities.
Selective Licensing provides the council with the powers to regulate the private rented sector, but for it to succeed in our goals of reducing anti social behaviour, improving the overall management and standards of property in order to make an impact on the area as a whole, it is important that we work with landlords in order to learn from their good practice and experiences and help to support them in order to achieve the best possible outcomes.

It is expected that introducing such a scheme will have a number of benefits to the community, landlords, tenants and owners, both directly and indirectly. Expected benefits include: 

· Reduced levels of anti social behaviour
· Improved management and condition of privately rented accommodation 

· Support for landlords in dealing with anti social tenants 

· Education for tenants in their responsibilities to behave in a tenant like manner 

· Promotion of the landlord accreditation and the aspiration to let property to a higher standard and to act in a professional manner with well written tenancy agreements, inventories and protected deposits
· Work with landlords to look at the possibility of developing a tenant referencing system to enable landlords to make informed decisions when letting property 

· Encouragement of landlords not to take tenants with a poor reference 

· Improvement of the image and desirability of the area 

· Encouragement in the market to increase rents and values of property in the area
· Encouraging a change to the tenure mix of the area 

6.  Enforcement and Delivery

Current relevant legislation and its use

Please see appendix 4 for details on the legislative tools currently being used by the council. These tools are used regularly in the area, but in conjunction with other initiatives that have taken place as described elsewhere in this document; they alone have been unable to deal with the growing issues around anti social behaviour and property condition.

Currently the Housing Enforcement and Neighbourhood Services Teams carry out enforcement activity and in the area in November 2011 the following is being done in relation to anti social behaviour:

· Support 1 high risk ASBRAC victim

· Support 2 medium risk ASBRAC victims

· Have taken out 2 Anti Social Behaviour Orders (ASBOs)

· Have put 3 Acceptable Behaviour Contracts (ABCs) in place
In the year 2010-11 the council has served 168 Housing Enforcement Notices in the area, 21 of which were prohibition orders. 

In November 2011, 16 (51% of all prosecutions for Blackpool) Prosecutions had also commenced in this area for failure to have a mandatory licence, breach of management regulations or non compliance with an Improvement Notice.

There is significant use of legislation in the South Beach area, but as evidenced earlier this has unfortunately not lead to a significant reduction in anti social behaviour.

The Council has been operating a mandatory licensing scheme since 2006. This ensures that all Houses in Multiple Occupation (HMOs) that are 3 storeys or more, 5 or more people sharing some amenities require a licence. There have been a number of high profile prosecutions against landlords failing to licence and one in 2010 being fined £10,000. However in Blackpool, the majority of HMOs fall outside the mandatory scheme because they have been converted to self contained flats and these will all be licensable along with all private rented properties including single occupancy homes and flats above shops under the proposed Selective Licensing scheme
By dealing with the management of the properties the council has the opportunity to build better cooperative relationships with landlords in the area. This leads to less regulation against those that are carrying out their duties and in the future with the new resource planned under a selective licensing designation, the help available will mean that we will be able to concentrate our resources on eradicating bad practice by some landlords in the area.

Selective licensing will provide the tools to deal with management issues in all privately rented properties. It will ensure that all new tenants are referenced and that there is a better match between landlords and tenants. This will help to ensure that vulnerable tenants are living in accommodation where the management is capable of dealing with their needs.

The council will also look at the best solutions for referencing in order to help landlords do this effectively and will update landlords on this soon. It will also help the council to target resources in dealing with anti social tenants and enforce against unprofessional landlords.
It is also intended that the Fylde Coast Landlord Accreditation Scheme will have a role to play in this by encouraging landlords to become accredited, gain training and develop a level playing field for landlords where poor landlords become unacceptable in the market place. The discounts offered to accredited landlords reflect the authority’s recognition of accreditation as a positive tool to work with our partners in the Fylde Coast Landlords Forum in encouraging best practice.

Delivery of the scheme

Should the scheme be agreed by the Executive of Blackpool Council on 14th December 2011, the Housing Enforcement Team will be in a position to accept early applications from January 2012. 

There will also be a publicity plan surrounding the scheme to ensure that landlords and managing agents in the area are aware of their responsibilities well in advance of the scheme becoming operative. Once the scheme becomes operative three months after the date of the designation the team are able to use their enforcement powers.

The Council do not intend to begin an intensive enforcement programme until June 2012 when the discounted fee ends, however after this date there will be full enforcement of the scheme.

It is thought that licence applications in the main will be made as an online application to assist in the efficiency of issuing licences. It is the intention to deal with all licence applications as soon as possible and within 6 months of receipt. Once a valid application has been made enforcement action relating to selective licensing is suspended until the licence has either been granted or refused. Once granted, compliance with the conditions of the licence will be checked throughout the period of the licence, which is usually five years unless specified.

Inspection Programme

The Housing Enforcement team will inspect all private rented properties within the South Beach area in three phases as attached starting in June 2012. The inspection programme will ensure full compliance with the Housing Health and Safety Rating System (HHSRS, Housing Act 2004), fire safety precautions and to check that all properties comply with Selective Licensing condition including:- measures to deal with anti social behaviour and tenant referencing, proper refuse provision, full gas safety and electrical installation certificates, energy efficiency provision to reduce fuel poverty and that the internal and external property condition is of a good standard.

Compliance action will be taken against landlords that fail to licence and those that do licence but breach licence conditions in the future. This action will be through the magistrate courts and landlords will not be deemed to be 'fit and proper' if housing offences are brought against them.
 

In addition the team will target the high risk properties that are known to be problematic. A multi agency team including Police, Fire Officers, Housing Enforcement Officers, Neighbourhood Officers and Environmental Protection Officers will work together to deal effectively with these properties. 
The following is a draft of the proposed sequence for the street inspection programme. This is subject to change but gives an idea of the approach that is being considered:

	Inspection Programme
	
	

	
	
	

	Phase 1 - Balmoral Rd to Waterloo Rd (odd)
	
	

	
	
	

	Street Name
	Total PR properties
	Proposed dates

	Balmoral Rd
	7
	Phase 1

 June 2012-    August 2012

	Simpson St
	1
	

	Promenade (449-491)
	2
	

	Montague St
	2
	

	Bond St 
	26
	

	Station Rd
	25
	

	Dean St
	11
	

	Lytham Rd (267-343 odd 332-368 even)
	18
	

	Station Terrace
	6
	

	Osborne Rd
	25
	

	Withnell Rd
	30
	

	Rawcliffe St
	10
	

	Hill St
	23
	

	Garden Terrace
	11
	

	Byron St
	7
	

	Moore St
	12
	

	Bright St
	24
	

	Gordon St
	1
	

	Bath St
	5
	

	Waterloo Rd (1-89 odd)
	1
	

	
	
	

	Totals for Phase 1
	247
	

	
	
	

	Phase 2 - Waterloo Rd (even) to Woodfield Rd (odd)
	

	
	
	

	Street Name
	Total PR properties
	Proposed dates

	Waterloo Rd (8-94 even)
	0
	Phase 2               September 2012 -      December 2012

	St Bedes Ave
	15
	

	Hilton Ave
	3
	

	Castlegate
	12
	

	Ball St
	4
	

	Duke St
	12
	

	Alexandra Rd
	15
	

	Clare St
	13
	

	Lowrey Terrace
	18
	

	Amberbanks Grove
	9
	

	Bloomfield Rd (1-7 odd)
	1
	

	Woodfield Rd (1-51 odd)
	2
	

	St Chads Rd
	4
	

	Crystal Rd
	9
	

	Austin Grove
	3
	

	Adrian St
	4
	

	Haig Rd
	37
	

	Lytham Rd (131-161 odd, 150-320 even)
	59
	

	Ruskin Ave
	9
	

	West View Ave
	1
	

	Shaw Rd
	23
	

	John Street
	2
	

	Miller St
	4
	

	Bagot St
	15
	

	Bolton St (1-69 odd 26-126 even)
	35
	

	Promenade (273-439 odd)
	4
	

	Elland Place
	3
	

	
	
	

	Totals for phase 2
	316
	

	
	
	

	Phase 3 - Woodfield Rd (even) to Chapel St 
	

	
	
	

	Street Name
	Total PR properties
	Proposed dates

	Woodfield Rd (even)
	2
	Phase 3      January 2013 - March 2013

	Bloomfield (4-18 even)
	2
	

	Woodfield Ave
	1
	

	Wellington Rd
	4
	

	Moon Ave 
	5
	

	Barham St
	0
	

	Hyde Rd
	4
	

	Clarendon Rd
	21
	

	Lonsdale Rd
	5
	

	Gadsby St
	1
	

	Barton Ave
	1
	

	Nelson Rd
	8
	

	Trafalgar Rd
	5
	

	Lytham Rd (1-127 odd 2 - 148 even)
	39
	

	Promenade (121-135 odd)
	1
	

	Kirby Rd
	1
	

	Hopton Rd
	0
	

	Tyldesley Rd
	9
	

	Rigby Rd
	0
	

	Princess St (2-36)
	10
	

	Bairstow St
	4
	

	Foxhall Square
	0
	

	Foxhall Rd
	8
	

	Caroline St
	10
	

	Yorkshire St
	25
	

	Dale St
	12
	

	Shannon St
	9
	

	Coop St
	3
	

	Bickerstaffe St
	1
	

	York St
	4
	

	Pier St
	1
	

	Cragg St
	1
	

	Chapel St (1-41 odd)
	5
	

	Singleton St
	25
	

	
	
	

	Totals for Phase 3
	227
	

	
	
	

	Total properties
	790
	


Risk assessment approach

In addition to the street by street programme there will also be a form of risk assessment. Blackpool Council intends to target the poorer landlords using a risk assessment based on existing knowledge of the property and the management arrangements. Where there is a high risk of problems, this property will be targeted out of sequence to the rest of the programme in a multi agency approach.

Resources

The operation the scheme will be funded through the revenue raised from the fees collected, which provisional estimates put at approximately £547,000 over the five years of the project. This figure is based on assumptions about the number of people who may apply early and receive discounts, or conversely may be penalised as described earlier.

It may also be the case that for various reasons that a number of rented units presently seen in the area may reduce, thus reducing the council’s projected income from these. 
It should be stressed that any income raise is ring fenced meaning that it can only be used for this project and not for any other reasons. 

The calculations of ht fee structure have been based on the following posts needed to operate the scheme:

· 4 Licensing Officers

· 4 Licensing Support Officers

· 1 Landlord Support/Anti Social Behaviour Officer

· 1 Modern Apprentice
This adds to the existing compliment of 4 Housing Enforcement Officers and a Housing Enforcement Manager. 
7. Successful schemes in other areas

Selective licensing has been successfully implemented in a number of areas across the country. At the time of writing there are 13 schemes currently operative, all at different stages of their designation. The following provides a summary of some of those schemes that have been running long enough to have carried out some evaluation of their scheme so far.

Middlesbrough

Selective Licensing in Middlesbrough was introduced in June 2007, and phased in on a ‘street by street’ basis in areas experiencing high levels of crime and anti-social behaviour.  The strategy was to challenge the private tenants and families causing anti social behaviour, encourage them to engage with support agencies, assist tenants to modify their behaviour and help them sustain their tenancy.  Support for families and/or individuals is an essential component of the intervention strategy.’  Middlesbrough update May 2010

The evaluation document indicates that there has been a considerable increase in the uptake of the  services that Middlesbrough provide for landlords in particular the tenancy referencing service  where the requests for such  references have doubled to 150 per month. Implementation of the selective licensing scheme has led to increased engagement with landlords in the area.

Salford Pathfinder

There is some evidence that property prices within the nominated area have risen and property turn over has decreased across the project area.

Void rates have shown a clear downward trend. The reporting of ASB at first showed an increase which is thought to be because more people felt able to report incidents once the issue had been raised as part of the scheme and has subsequently fallen as a result of this intervention.

Gateshead   

There has been a dramatic increase in membership of the Landlords Association.  Almost half of the new members joining since July 2007 have properties in the Licensing area when the scheme became operational.

There has been a substantial increase in the number of accredited properties in the area. Currently 118 properties have reached this status in the area, resulting in more decent homes in the private rented sector. One third of all properties accredited in Gateshead in the last year are in the Licensing area.

Of those properties where works were carried out to bring up to the accreditation standard, landlords have on average spent over £2000 per property on improvements.

Both agents and landlords have generally shown more commitment to the area, improving properties, being more proactive with difficult tenants and participating in training events held by the Team to improve management skills.

Where deficiencies in the management of tenants and properties occur, these have been highlighted in the application process and are part of ongoing actions being carried out by the Team to safeguard tenants and improve property conditions.

Feedback from residents has been positive; the scheme has complemented other works in the area particularly the block improvement schemes.
Landlords have been quicker to respond to issues relating to anti social behaviour arising from their tenants, understanding that this may affect their status as a licence holder.

Blackpool Council is fortunate that it has a positive relationship with a number of authorities that have already been through this process and can share best practice. There was also support from Local Government Regulation to guide the council through the designation. 

8. Conclusion

Before a final decision can be made on whether a selective licensing designation should be made, section 81 of the Housing Act states that the council must consider how this fits with the council’s overall Housing Strategy and how it will provide a co-ordinated approach to homelessness, empty properties and anti social behaviour. 

These elements have been discussed throughout this document in terms of the work being carried out by the Housing Enforcement and Neighbourhood Services teams and with a number of other stakeholders in a multi agency partnership.

Empty properties are being addressed through the Problematic Empty Homes Group and the council’s empty homes strategy is currently being reviewed partly.

The Council’s overall strategic aims as stated in the Blackpool Housing Statement and Fylde Coast Housing Strategy lay out the council’s overall objectives and this project links in to them. The authority’s homelessness strategy addresses homelessness through the provision of more suitable accommodation. 

Dealing with the issues in the proposed area also forms part of the corporate plan and is seen as a priority by all public sector services. Homelessness issues have also been considered and under the benefits of the scheme there will be close working with the Housing Options team and housing providers to ensure tenancies are stabilised as far as possible. 

This proposal has covered the main elements of the CLG Guidance ‘Approval steps for additional and selective licensing designations in England’ and the legislation and selective licensing is considered to be an appropriate course of action. 

Many causes of lower level anti social behaviour in the area could be dealt with by landlords. Proper waste disposal, noise, and conduct within the property can all fall within the terms of a tenancy agreement. Despite attempts to engage with landlords there is reluctance by many to get involved and take responsibility in this way.
Blackpool Council is committed to taking responsibility for enforcement against perpetrators of anti social behaviour using the powers it has available to it and will provide the support that both landlords and tenants need to tackle these problems. This support and help for landlords is seen as a vital part of the scheme and this is why a new resource is being created in order to help landlords tackle often difficult and complex anti social behaviour problems. However in order for the council to be successful, it needs the commitment from the landlords and at present many landlords have failed to evidence this. 

This is evidenced throughout the document by the experience of the council officers in engaging with landlords; the fact that landlords rarely call the council for help and that complaints are still being made about the quality of accommodation and notices still need to be served.

These are the reasons for a selective licensing scheme. The scheme will require landlords to engage with the council and its partners and work with us to reduce the anti social behaviour and poor management seen in the South Beach area. 

The council is encouraged by the level of responses received during the consultation period and the clear indication that both residents and landlords agree that there is a problem that needs to be addressed even if there is sometimes disagreement on how this should be done.
A number of consultees had issues with the selective licensing scheme in the format presented in the consultation document. This final proposal document has considered all of those representations and has addressed those to show the commitment to working positively with landlords and local communities in order to address the problems of anti social behaviour that are currently affecting the South Beach area.
Appendix 1: Draft proposal used in consultation period
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Appendix 2: South Beach designated area street names

· Adrian Street

· Alexandra Road

· Amberbanks Grove

· Austin Grove

· Bagot Street

· Bairstow Street

· Ball Street

· Balmoral Road

· Barham Street

· Barton Avenue

· Bath Street

· Bickerstaff Street

· Bloomfield Road (to a line with Seasiders Way at no’s 18 & 5/7)
· Blundell Street

· Bolton Street

· Bond Street (to junction with Balmoral Road)

· Bright Street

· Brighton Avenue

· Britannia Place

· Butler Street

· Byron Street

· Caroline Street

· Chapel Street (to junction with Seasiders way)

· Clare Street

· Clarendon Road & Back Clarendon Road

· Commercial Street

· Coop Street

· Cragg Street

· Crystal Road

· Dale Street

· Dean Street

· Duke Street

· Elland Place

· Foxhall Road

· Foxhall Square

· Frazer Grove

· Gadsby Street

· Garden Terrace

· Gordon Street

· Hampton Road

· Haig Road

· Hill Street

· Hilton Avenue

· Hopton Road

· Hyde Road

· John Street

· Kirby Road

· Lawrence Street

· Lonsdale Road

· Lowrey Avenue

· Lytham Road (from the Promenade to the junction with Hampton Road)

· Miller Street

· Montague Street

· Moon Avenue and Back Moon Avenue

· More Street

· Nelson Road

· Ormrod Place

· Osbourne Road

· Pier Street

· Price Street

· Promenade (b/w Balmoral Road and Chapel Street)

· Princess Street (to a line with Seasiders way at no’s 26 & 31)
· Rawcliffe Street

· Richardson Street

· Rigby Road (to a line with Seasiders Way at no’s 8 & 9)
· Royle Street

· Shannon Street & Back Shannon Street

· Shaw Road

· Simpson Street

· Singleton Street

· St. Bedes Avenue

· St. Chads Road

· Station Road

· Station Terrace

· Trafalgar Road

· Tyldesley Road

· Ward Street

· Waterloo Road (to a line with Seasiders Way at no’s 103 &  7 Palladium Buildings)
· Wellington Road

· West View Avenue

· Windsor Avenue

· Withnell Road

· Wolsley Road

· Woodfield Avenue

· Woodfield Road & Back Woodfield Road

· York Street

· Yorkshire Street

Appendix 3: Licence Conditions
Blackpool Council

Proposed

Selective

Housing Licensing

Conditions

(Housing Act 2004)

In these conditions ‘house’ refers to the building or part of a building, which is licensed in accordance with Part 3 of the Housing Act 2004
Housing Act 2004 SELECTIVE LICENSING CONDITIONS

	
	Mandatory Conditions schedule 4 of the Housing Act 2004



	1
	Gas

	
	If gas is supplied to the house, the licence holder must provide to Blackpool Council a Gas Safety Certificate issued within the previous 12 months at the time of the application and thereafter annually or on demand. 

Reason: Mandatory condition required by Schedule 4 of the Housing Act 2004

1.   

	2
	Electrical Appliances 

	
	The Licence Holder must keep all electrical appliances and furniture supplied in a safe condition and must provide a declaration as to their safety at the time of application and thereafter on demand.

Reason: Mandatory condition required by Schedule 4 of the Housing Act 2004



	3
	Furniture and Furnishing

	
	The Licence Holder must ensure that furniture and furnishings supplied by them are compliant with the Furniture and Furnishings (Fire) (Safety) Regulations 1988 (as amended 1989 and 1993) and must provide a declaration as to their safety at the time of application and thereafter on demand.

Reason: Mandatory condition required by Schedule 4 of the Housing Act 2004



	4
	Smoke Alarms: 

	
	The Licence Holder must ensure that smoke alarms are installed in the property and kept in proper working order and provide a declaration as to their condition and positioning to Blackpool Council on demand 

Reason: Mandatory condition required by Schedule 4 of the Housing Act 2004 & to comply with minimum fire safety standards LACORS



	5
	Tenant references

	
	The licence holder must demand references from persons who wish to occupy the house and must provide evidence of pre-let reference checks undertaken to the Council upon request.  

Reason: Mandatory condition required by Schedule 4 of the Housing Act 2004



	6
	Terms of Occupation:

	
	The Licence Holder must supply to the occupiers of the house a written statement of the terms on which they occupy the property. A copy of the terms will be provided to the Council on demand.

Reason: Mandatory condition required by Schedule 4 of the Housing Act 2004



	
	


	
	Additional Conditions of Licence imposed by Blackpool Council

The Licence Holder must ensure that the premises fully comply with the conditions set out below unless notified otherwise.




	7
	Numbers of Occupiers

	
	The Licence Holder must ensure that rooms other than bedrooms are not used for sleeping purposes.     

Reason: to ensure that the premises comply with the space and amenity standards- see Fylde Coast Amenity and Space Standards guidance



	8
	Heating and Insulation/Energy Efficiency

	
	The Licence Holder is required upon request by the authority during the period of the licence issued, to complete and return to the authority, an energy efficiency assessment questionnaire of the licensed property.  

Reason:  To safeguard the health and well being of the occupants with regards to the reduction of fuel poverty and national energy efficiency measures and to be aware of the statutory requirements for Energy Performance Certificates (EPCs).



	9
	Property Management

	
	The Licence Holder must ensure that:- 

(a) All repairs to the house or any installations, facilities or equipment within it are carried out by competent and reputable persons.
(b) All occupants of the house receive written confirmation detailing arrangements in place to deal with repairs and emergencies and report nuisance and anti social behaviour.
(c) If accommodation is provided on a furnished basis and includes electrical appliances, the Licence Holder must provide the occupier copies of user manuals or equipment provided as part of the agreement for the occupation of the house.
(d) All occupiers are made aware of the licence and conditions.
Reason: to safeguard the health, safety and well being of occupants. 

 

	10
	Fire Safety

	
	The Licence Holder will inform the local authority of any changes to the positioning of smoke alarms and if the property is a house in multiple occupation, produce a Fire detection and alarm certificate on request. 

Reason: to safeguard the health, safety and well being of occupants in the event of fire. The Fire Safety Guidance is provided by LACORS, see www.lacors.gov.uk. http://www.lacors.gov.uk/lacors/upload/19175.pdf   The Housing- Fire Safety guidance on fire safety provisions for certain types of existing housing can also be found at Blackpool Council Website www.blackpool.gov.uk under Housing- Selective Licensing.

	11
	Security

	
	The Licence Holder must ensure that:-

a) the security provisions for the access to the dwelling (including but not limited to locks, latches, deadbolts and entry systems) must be maintained in good working order at all times.  

b) where window locks are fitted, the Licence Holder will ensure that keys are provided to the relevant occupant. 

c) where a burglar alarm is fitted to the house, the Licence Holder will inform the occupant in writing the circumstances under which the code for the alarm can be changed, and provide details when required on how this can be arranged. 

d) where previous occupants have not surrendered keys, the Licence Holder will arrange for a lock change to be undertaken, prior to new occupants moving in.
e) where alley gates are installed to the rear of the licensed property, the licence holder must take responsibility for holding a key and make satisfactory arrangements for the occupiers access. 

Reason: to safeguard the health, safety and well-being of occupants in the event of fire and entry by intruders.



	12
	External areas, refuse and waste

	
	The Licence Holder must ensure that:-

a) The exterior of the property is maintained in a reasonable decorative order and state of repair; 

b) At all times any gardens, yards and other external areas within the curtilage of the house are kept in reasonably clean and tidy condition and free from rodent infestation, and 

c) Suitable and adequate provision is made for storage of refuse generated in the property and that occupants use receptacles provided by the Council for storage prior to collection. The receptacles or plastic refuse sacks where receptacles have not yet been issued must not be exposed for a period longer than 12 hours prior to collection and must not cause obstruction at any time. 
d) Access must be available at all times to adequate, external, refuse storage. 
Reason: to ensure that the domestic hygiene and condition of the licensed property is maintained 



	13
	Training

	
	The Licence Holder and/or Manager shall undertake property management training courses where required to do so by the authority.

Reason: to enable the Council to provide licence holders with the knowledge and expertise to improve the management of their properties. 



	14
	Management/ Anti-Social Behaviour

	
	The Licence Holder must take reasonable and practical steps to reduce or prevent anti-social behaviour by persons occupying or visiting the house and the use of premises for illegal purposes.  

The licence holder must:

(f) Provide a written action plan to Blackpool Council outlining procedures for dealing with anti-social behaviour at the time of application. This must be reviewed annually and submitted on request.

(g) Obtain tenant references prior to granting a tenancy as to previous tenancy conduct, including behaviour of that of the proposed occupier and household. 

(h) If a Licence holder receives a reference request for a current or former tenant for the purposes of an application to rent a property from another Licence Holder he must respond to the request in writing within a reasonable period and either i) decline the request for a reference ; or ii) when giving a reference state whether or not he is aware of any allegations of anti-social behaviour made against the tenant and if such allegations have been made give details of the same including details of whether (to his knowledge) the allegations have been admitted or have been found proven in any court or tribunal.  

(i) Cooperate with Blackpool Council, Lancashire Constabulary and other agencies in resolving complaints  of anti-social behaviour. The Licence Holder and/or their nominated managing agent are required to undertake an investigation of any complaints regarding their tenants. Written records of these will be required. 
(j) The licence holder/management agents must make regular (at least monthly) inspections of the property to ensure that the property is in a decent state of repair and that the occupiers are not in breach of tenancy terms and conditions.  
(k) Ensure that each tenant is made aware that they are responsible for their own behaviour and the behaviour of other occupiers and visitors.  Tenants must be made aware that if they, other occupiers, or their visitors: Cause nuisance or annoyance to neighbours; or use abusive or threatening language or behaviour to neighbours; or fail to store or dispose of refuse properly; or cause damage to fixtures, fittings, fire prevention or alarm equipment or installations, or to the fabric of the premises; or fail to give access to the landlord or his agent for the purpose of maintaining communal areas or, upon reasonable notice, to inspect or undertake works within their accommodation. They will be liable to enforcement action which may include possession proceedings either under the terms of the tenancy, pursuant to s.21 of the Housing Act 1988 or pursuant to Grounds 13 or 14 of Schedule 2 to the Housing Act 1988.”

Reason: to safeguard the well being of occupants, persons visiting the premises and persons in the immediate locality.
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	Notification/Consultation of Changes  

	
	The Licence Holder and managing agents must consult with Blackpool Council before making any material changes to the layout, amenity provision, fire precautions or occupation of the house and must inform Blackpool Council of:

1) 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;

2) 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;

3) 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;

4) 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;

5) 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;

6) The property becoming empty:

7) Changes to liability insurance:

8) Notification of repossession/foreclosure

9) Successful claims against the licence holder for default of tenancy deposits.
10) Change in managing agent or the instruction of a managing agent;

11) The undertaking of substantial works to the property, including conversions and modernisations or emergency problems relating to fire, flood or disaster and the tenants are made temporarily homeless.  
Reason: to safeguard the health, safety and well being of occupants in the event of changes during the period of the licence.
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	Absence 

	
	The licence holder is required to have in place suitable emergency and other management arrangements in the event of their absence. The name and contact details of the licence holder and/or manager must be supplied to each occupier and must also be on display in a prominent place. 

Reason: to safeguard the health, safety and well being of occupants in the event of temporary absence of persons in control.
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	Compliance inspections

	
	The licence holder must allow the Council to undertake compliance checks. Council Officers will give the licence holder 24 hours notice of these checks and produce valid authorisation at the time of visit. 

Reason: To ensure that the property complies with the Housing Act 2004 and licence conditions.




Appendix 4: Legislative Tools to deal with anti social behaviour and housing condition

Anti-social behaviour

	Behaviour
	Legislation
	Enforcement
	Support

	Domestic Noise
	s2 and s8(1), Noise Act 1996 (updated by s42 of the Anti Social Behaviour Act 2003)
	Acceptable Behaviour Contracts or Agreements

Fixed Penalty Notice for night noise

Injunction, Demoted Tenancy, Possession and Eviction

Injunction for public nuisance

Anti Social Behaviour Order (ASBO free-standing or on conviction.

Noise Abatement Notice, 

Prosecution for breach (Anti Social Behaviour Order on conviction)
	Mediation

Warnings and agreements

Individual Support Orders if ASBO freestanding and aged 10 to 17.

	
	s153a, B, C and D, Housing Act 1996 (as amended by part 2 of the Anti Social Behaviour Act 2003 and Police and Justice Act 2005)
	
	

	
	s222, Local Government Act 1972 (as amended by the Police and Justice Act 2006)
	
	

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	
	

	
	S9(4a) Noise Act 1996,  s83 Clean Neighbourhoods and Environment Act 2005 and s79-80 Environmental Protection Act 1990
	
	

	Rowdy or Nuisance Behaviour

Gang activities

Rowdy or Nuisance Behaviour (Continued)

Gang activities
	S30-36, Anti Social Behaviour Act 2003.
	Acceptable Behaviour Contracts or Agreements

Dispersal of Groups

Injunction for public Nuisance

Parenting Order (also provides support)

Child Safety Order (children under 10; also provides support)

Local child curfew scheme (children under 16)

Anti Social Behaviour Order (ASBO free-standing or on conviction.
	Family group counselling

Youth Diversion

Parenting Contracts

Parenting Orders

Warnings and agreements

Restorative justice

Alcohol treatment

Individual Support Orders if ASBO freestanding and aged 10 to 17.

	
	s222, Local government Act 1972 (as amended by the Police and Justice Act 2006)
	
	

	
	s8, Crime and Disorder Act 1998 (as amended by the Anti Social Behaviour Act 2003 and Police and Justice Act 2005)
	
	

	
	s11, Crime and Disorder Act 1998
	
	

	
	s14, Crime and Disorder Act 1998 
	
	

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	
	

	
	s153A, B, C and D, Housing Act 1996 (as amended by part 2 of the Anti Social Behaviour Act 2003 and Police and Justice Act 2005)
	Injunction, Demoted Tenancy, Possession and Eviction
	

	
	Part 1a, Anti Social Behaviour Act 2003 (as amended by s118, sched 20, Criminal Justice and Immigration Act 2008)
	Premises Closure Order
	

	
	Part 4, Policing and Crime Act 2009 (commencing 01st April 2010)
	Gang injunctions

(GANGBO’s)
	Prohibitive and Positive requirements

	Hoax Calls to Emergency Services
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	Anti Social Behaviour Order (ASBO free-standing or on conviction.

Acceptable Behaviour Contracts or Agreements
	Education schemes

Youth schemes run by local emergency services involving education and reparation work.

Youth Diversion

Individual Support Orders if freestanding and aged 10 to 17.

	Verbal and Physical abuse

Criminal damage

Graffiti

Fly Posting

Unauthorised distribution of literature

Violence and threat of violence

Verbal and Physical abuse

(continued)

Criminal damage

Graffiti

Fly Posting

Unauthorised distribution of literature

Violence and threat of violence


	s224, Town and Country Planning Act 1990
	Acceptable Behaviour Contracts or Agreements

Parenting Order (also provides support)

Fixed Penalty Notice

Defacement Removal Notice

Anti Social Behaviour Order (ASBO free-standing interim without notice or ASBO on conviction.

Prosecution

Anti Social Behaviour Order
	Warnings and agreements

Mediation

Parenting Contracts

Restorative Justice

	
	s8, Crime and Disorder Act 1998 (as amended by the Anti Social behaviour Act 2003 and the Police and Justice Act 2005) 
	
	

	
	s43, 48-52, Anti Social Behaviour Act 2003 and s96, Clean Neighbourhoods and Environment Act 2005
	
	Individual Support Orders if freestanding and aged 10 to 17.

	
	s1, Criminal Damage Act 1971
	
	

	
	s131(2) and s132(1), Highways Act 1980
	
	

	
	s2, Protection from Harassment Act 1997
	Prosecution (and restraining Order or ASBO on conviction)
	Individual Support Orders if freestanding and aged 10 to 17.

	
	Housing Act 1996 as amended by Part 2 of the Anti social behaviour act 2003 and Police and Justice Act 2005)
	Injunction (without notice), Demoted tenancy, possession and eviction
	

	
	s222, Local government Act 1972 (as amended by the Police and Justice Act 2006)
	Injunction for public Nuisance
	

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	Anti Social Behaviour Order (ASBO free-standing interim without notice or ASBO on conviction.
	

	Hate Crime


	s28, Crime and Disorder Act 1998
	Prosecution
	Individual Support Orders if freestanding and aged 10 to 17.

Physical and mental health needs

Drug treatment

Counselling

Compulsory drugs testing for trigger offences (s2, Drugs Act 2005)

Assessment by drugs specialist

Restrictions on bail to assess defendants drugs use

Individual Support Orders if freestanding and aged 10 to 17.

Drug Intervention Order if 18 or over

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	Anti Social Behaviour Order (ASBO free-standing interim without notice or ASBO on conviction.
	

	Drugs /

Substance Misuse


	Housing Act 1996 as amended by Part 2 of the Anti social behaviour act 2003 and Police and Justice Act 2005)
	Acceptable Behaviour Contracts or Agreements
	

	
	
	Injunction, Demoted tenancy, possession and eviction (breach of tenancy)
	

	
	s222, Local government Act 1972 (as amended by the Police and Justice Act 2006)
	Injunction for public Nuisance
	

	
	S1-11, Anti Social Behaviour Act 2003
	Closure powers for Class A drugs
	

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	Anti Social Behaviour Order (ASBO free-standing or on conviction.
	

	Drug Dealing
	S1-11, Anti Social Behaviour Act 2003
	Closure powers for Class A drugs 
	Physical and Mental Health Services

Drug Treatment

	
	s153b, Housing Act 1996 (as amended by Part 2 of the Anti Social Behaviour Act 2003)
	Anti Social Behaviour Injunction and Eviction (breach of Tenancy)
	

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 
	Anti Social Behaviour Order (ASBO free-standing or on conviction).
	Individual Support Orders if freestanding and aged 10 to 17.

Drug Intervention Order if 18 or over

	Animal Related Nuisance

Irresponsible dog ownership

Consistent Barking

Allowing dogs to intimidate individuals

Dog fouling


	
	Acceptable Behaviour Contracts or Agreements
	Warnings and Agreements

Mediation

Education

	
	s80, Environmental Protection Act 1990
	Noise Abatement notice, Prosecution for failure to comply
	

	
	s2 and s8(1), Noise Act 1996
	Penalty notice for Night Noise
	

	
	Housing Act 1996 (as amended by Part 2 of the Anti Social Behaviour Act 2003 and Police and Justice Act 2005)
	Injunction or Demoted Tenancy
	

	
	S55-59(2), Part 1, Chap 6 Clean Neighbourhoods and Environment Act 2005 and Dog Control Orders Regulations 2006
	Fixed Penalty Notice

Dog Control Orders
	Warnings and Agreements

Mediation

Education

	
	s1, Crime and Disorder Act 1998 (as updated by the Police Reform Act 2002) 

Anti Social Behaviour Order (ASBO free-standing or on conviction).
	Individual Support Orders if freestanding and aged 10 to 17.
	

	
	
	
	

	
	Animal Welfare Act 2006
	Improvement notices

Acceptable Behaviour Contracts or Agreements
	Warnings and Agreements

Mediation

Education

	
	Dangerous Dogs Act 1991 and amendment 1997, 

 Dogs Act 1871
	Acceptable Behaviour Contracts or Agreements

Anti Social Behaviour Order

Destruction Orders
	


	Licensing and Alcohol related nuisance


	Licensing Act 2003 
	Licensing

Drink Banning Orders

Injunction for public Nuisance

Premises Closure Notice

Premises Closure Order

Anti Social Behaviour Order (ASBO free-standing interim without notice or ASBO on conviction).

Right of Entry

Ban on Alcohol consumption in Public Places Order

Alcohol Disorder Zone

Illegal sales of Alcohol by or for under 18’s
	Warnings and Agreements

Family group counselling

Youth Diversion

Prosecution

Parenting Contracts

Parenting Orders

Restorative Justice

Alcohol treatment

Voluntary Alcohol dependency support courses.

Individual Support Orders if ASBO freestanding and aged 10 to 17.

Partnership agencies linked working

Partnership agencies linked working




Property conditions and management
	Legislation
	Relevant section
	What it is used for

	Housing Act 2004
	Sections 11/12
	Improvement notice to reduce or remove unacceptable hazards from the home 

	
	Sections 20/21
	Prohibition orders to prohibit the use of all or part of a premises

	
	Sections 28/29
	Hazard awareness used to draw the owners attention to a hazard in the property where a formal notice is not yet necessary.

	
	Section 40
	Emergency Remedial Action. Works area carried out by the council to reduce a significant hazards where there is an imminent risk of serious harm

	
	Section 43
	Prohibition order prohibit the use of all or part of the premises where there is imminent risk of serious harm

	
	Sections 102/103/113
	Management orders the management of the property is taken over by the local authority.

	
	Sections 133/136
	Empty Dwelling Management Orders. Used to assist in bringing empty properties back into use where the property is managed by the local authority 

	The Management of Houses in Multiple Occupation (England) Regulations 2006
	
	Used to deal with management issues in HMOs where the other legislative tools are unable to deal with the issue. No notice provision prosecution only.

	Environmental Protection Act 1990 


	section 80
	Notices can be served if the officer is of the opinion that there is a statutory nuisance at the premises. The premises must be deemed prejudicial to health or a nuisance. 

	Building Act 1984 
	section 59/60
	Used to deal with defective drainage issues in existing buildings

	Building Act 1984 
	section 64/65
	Used where sanitary conveniences are insufficient or in need of replacement and are considered prejudicial to health or a nuisance

	Building Act 1984 
	section 76
	Used where the property is so defective so as to be prejudicial to health. This notice notifies the person responsible of the local authority’s intention to remedy the problem (similar to work in default).

	Public Health Act 1936 
	section 45
	Used where there are defective sanitary conveniences due to their repair and/or cleansing ability. They must be in such a state as to be prejudicial to health or a nuisance.

	Public Health Act 1961 
	section 17
	Where any drain, private sewer, water closet, waste pipe or soil pipe has not been maintained and can be repaired for less that £250.

	Local Government (Miscellaneous Provisions) Act 1976 
	section 33
	Used where services such as the water supply are due to be, or have been, cut off to a domestic property.

	Prevention of Damage by Pests Act 1949 
	section 4
	Used where there is evidence of or harbourage of pests at a property.

	Local Government (Miscellaneous Provisions) Act 1976 
	section 16
	Used to formally request information about a premises or a person. 



	Police and Criminal Evidence Act 1984, Criminal Procedures and Investigation Act 1996, Regulation of Investigatory Powers Act 2000
	
	Used in relation to interviews under caution, prosecution and gathering evidence.


. There are other pieces of legislation used to deal with empty properties such as the Compulsory Purchase order process, Town and Country Planning Act 19XX section 215, and Enforced sales.

Appendix 5: Exemptions to selective licensing
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Appendix 6: Risk Assessment Table

	Description of Risk
	Description of Impact
	Probability of Risk
	Level of Impact
	Risk prevention, management or mitigation

	1a. Landlords do not apply or are reluctant to apply for licenses.

1b. Landlords apply for Judicial Review of the designation.
	ASB and other problems are not resolved.

Landlords operate illegally. 

LA resources are taken up with enforcement and prosecutions.

LA resources are taken up with defending an application for Judicial Review.
	Medium
	High
	Proposals prepared following all available guidance and best practice learned from other local authorities including those whose schemes have been the subject of Judicial Review applications.

Undertake a thorough consultation process with plenty of opportunities for input.

Landlords also engaged with by means of the Fylde Coast Landlords Forum and 1-2-1 engagement with members of the Forum steering group.

Wide range of detailed evidence gathered to support the scheme

Intended outcomes of the proposals promoted to landlords, including added value areas such as a stabilisation/increase in property prices and rents due to an improvement in the area.

	2. A number of landlords evict tenants and sell their properties or leave them vacant. Speculative landlords choose to invest elsewhere
	Increase in abandoned and vacant properties. 

Increase in homelessness. 

Loss of rental properties

Affect on neighbouring areas where poor landlords chose to purchase or displaced tenants move.
	Medium
	High
	This will be managed through empty homes work under the Housing Enforcement team and through the Housing Options Team to manage any resulting potential or actual homelessness through various prevention initiatives.

Buoyant rental market due to demand leading to new property owners joining the market.

Benefits of the designation and the package of added value measures promoted to landlords.

Neighbouring local authorities are being fully consulted on the proposals and their representations have been considered in terms of the scheme operation.

	3. Local Authority inadequately manages the scheme or inadequately resources the scheme
	Need to revoke the designation before the end of the 5 year period.

ASB and other problems are not resolved. 

Resources spent in the research and implementation of the scheme are wasted.

Inadequate resources in place to undertake other statutory and non statutory functions.
	Low
	High
	Full business model drafted to show resource implications for the duration of the scheme and management decisions made on the basis of this.

Fees set to cover proportionate costs of the scheme.

Additional staff employed as necessary to administer scheme, undertake property inspections and help ensure existing statutory functions are maintained and minimise impact on non statutory functions.

Competent and experienced staff employed as necessary.

Scheme is managed and resourced for the five year life of the scheme. 


Appendix 7: Formal Notice to Designate (a selective licensing scheme)

Formal Notice to Designate

 
The Blackpool Borough Council (Designation of an Area for Selective Licensing) Order 2011.

Blackpool Borough Council ("the Council") in exercise of its powers under section 80 of the Housing Act 2004 (“the Act”) and all other enabling powers hereby designates for selective licensing the area described in paragraph 4.

 

Citation, commencement and duration

1. This designation may be cited as Thanet District Council (Designation of an Area for Selective Licensing) Order 2011. 

2. This designation is made on [1 December 2011] and shall come into force on 1st March 2012. 

3. This designation shall cease to have effect on 28th February 2017 or earlier if the Council revokes the scheme under section 84 of the Act. 

Area to which the Designation applies
4.   This designation shall apply to those parts of the Waterloo and Bloomfield wards as are delineated and edged orange on the map at Annex A.

 

APPLICATION OF THE DESIGNATION

 

5.   This designation applies to any house[1] which is let or occupied under a tenancy or licence within the area described in paragraph 4 unless –
(a)   the house is a house in multiple occupation and is required to be licensed under Part 2 of the Act[2];

(b)   the tenancy or licence of the house has been granted by a registered social landlord[3];

(c)   the house is subject to an Interim or Final Management Order under Part 4 of the Act;

(d)   the house is subject to a temporary exemption under section 86 of the Act; or

(e)   the house is occupied under a tenancy or licence which is exempt under the Act[4]
or the occupation is of a building or part of a building so exempt as defined in Annex B;

 

EFFECT OF THE DESIGNATION

 

6.   Subject to sub paragraphs 5(a) to (e) every house in the area specified in paragraph 4 that is occupied under a tenancy or licence shall be required to be licensed under section 85 of the Act.[5]
7.   The Council will comply with the notification requirements contained in section 83 of the Act and shall maintain a register of all houses registered under this designation, as required under section 232 of the Act.[6]
Date and authentication by the Council.  (The date is the date the Council resolved to make the scheme)
Pursuant to paragraph 3 of the Housing Act 2004: Licensing of Houses in Multiple Occupation and Selective Licensing of Other Residential Accommodation (England) General Approval 2010, the designation has the Secretary of State's general approval for the purposes of section 82(1)(b) of the Act.

 

The Common Seal of Blackpool Borough Council

was hereunto affixed in the presence of:          

· Member 

· Solicitor 

Notes:
[1] For the definition of “house“see sections 79 and 99 of the Act

[2] Section 55 of the Act defines which Houses in Multiple Occupation are required to be licensed under the Act. See also The Licensing of Houses in Multiple Occupation (Prescribed Descriptions) (England) Order 2005 (SI 2006/371)

[3] Section 79 (3) of the Act; for the definition of a Registered Social Landlord see Part 1 of the Housing Act 1996

[4] Section 79 (4) of the Act and SI 370/2006

[5] Section 86 of the Act provides for certain temporary exemption. As to suitability see section 89. Note, if the house is not suitable to be licensed the Council must make an Interim Management Order-see section 102.

[6] Section 232 of the Act and paragraph 11 of SI 373/2006

 

Annex A - Map of Designated Area

Proposed Designation Area
 

Annex B - Exempted Tenancies or Licences[7]
 

Prohibition of occupation by law

 

1.   A tenancy or licence of a house[8] or a dwelling[9] within a house where the house or the dwelling is subject to a prohibition order made under section 20 of the Act the operation of which has not been suspended under section 23.

 

Certain tenancies which cannot be assured tenancies

 

2.   A tenancy which cannot be an assured tenancy by virtue of section 1 (2) of the Housing Act 1988 comprised in Part of Schedule 1 of the Act and which is:
(a)   a business tenancy under Part II of the Landlord and Tenant Act 1954;

(b)   a tenancy under which the dwelling-house consists of or comprises premises, which, by virtue of a premises licence under the Licensing Act 2003, may be used for the supply of alcohol (within the meaning of Section 14 of that Act) for consumption on the premises[10];

(c)   a tenancy under which agricultural land, exceeding two acres, is let together with the house[11];

(d)   a tenancy under which the house is comprised in an agricultural holding or the holding is comprised under a farm business tenancy if it is occupied (whether as tenant or as a servant 
or agent of the tenant), in the case of an agricultural holding, by the person responsible for the control of the farming of the holding, and in the case of a farm business tenancy, by the person responsible for the control of the management of the holding[12].

 

Tenancies and licences granted etc by public bodies

 

3.   A tenancy or licence of a house or dwelling within a house that is managed or controlled[13] by:
(a)   a local housing authority;

(b)   a police authority established under section 3 of the Police Act 1996 or the Metropolitan Police Authority established under section 5B of that Act;

(c)   a fire and rescue authority under the Fire and Rescue Services Act 2004;

(d)   a health service body within the meaning of section 4 of the National Health Service and Community Care Act 1990.

 

Tenancies, licences etc regulated by other enactments

 

4.   A tenancy, licence or occupation of a house which is regulated under the following enactments:
(a)   sections 87 to 87D of the Children Act 1989;

(b)   section 43 (4) of the Prison Act 1952;

(c)   section 34 of the Nationality, Immigration and Asylum Act 2002;

(d)   The Secure Training Centre Rules 1998[14];

(e)   The Prison Rules 1998[15];
(f)    The Young Offender Institute Rules 2000[16];

(g)   The Detention Centre Rules 2001[17];

(h)   The Criminal Justice and Court Service Act 200 (Approved Premises) Regulations 2001[18];

(i)    The Care Homes Regulations 2001[19];

(j)    The Children’s Homes Regulations 2001[20];

(k)   The Residential Family Centres Regulations 2002[21].

 

Certain student lettings etc

 

5.   A tenancy or licence of a house or a dwelling within a house –
(i)    which is managed or controlled by a specified educational establishment or is of a specified description of such establishments and

(ii)    the occupiers of the house or dwelling are undertaking a full time course of further or higher education at the specified establishment[22] and 

(iii)  the house or dwelling is being managed in conformity with an Approved Code of Practice for the management of excepted accommodation under section 233 of the Act[23]
 

Long leaseholders 

 

6.   A tenancy of a house or a dwelling within a house provided that –
(i)    the full term of the tenancy is for more than 21 years and

(ii)   the tenancy does not contain a provision enabling the landlord (or his successor his in title) to determine it other than by forfeiture, earlier than at the end of the term and

(iii)  the house or dwelling is occupied by a person to whom the tenancy was granted or his successor in title or by any members of either of those person’s family.

 

Certain family arrangements
 

7.   A tenancy or licence of a house or a dwelling within a house where –
(i)    the person who has granted the tenancy or licence to occupy is a member of the family of the person who has been granted the tenancy or licence and

(ii)   the person who has granted the tenancy or licence to occupy is the freeholder or long leaseholder of the house or dwelling and

(iii)  the person occupies the house or dwelling as his only or main residence (and if there are two or more persons at least one of them so occupies).

 

Holiday lets
 

8. A tenancy or licence of a house or a dwelling within a house that has been granted to the person for the purpose of a holiday.
Certain lettings etc by Resident Landlord etc
 

9. A tenancy or licence of a house or a dwelling within a house under the terms of which the person granted the tenancy or licence shares the use of any amenity with the person granting that tenancy or licence or members of that person’s family. An “amenity” includes a toilet, personal washing facilities, a kitchen or a living room
      but excludes any area used for storage, a staircase, corridor or other means of  
     access.
 

Interpretation
 

10. In this Annex:

 

(a)    a “person” includes” persons”, where the context is appropriate;

(b)    a “tenancy” or “licence” includes “a joint tenancy” or “joint licence”, where the context is appropriate;

(c)    “long leaseholder” in paragraph 7 (ii) has the meaning conferred in paragraphs 6 (i) and (ii) and in those paragraphs the reference to “tenancy” means a “long lease”;

(d)    a person is a member of the family of another person if –

(i)    he lives with that person as a couple;

(ii)   one of them is the relative of the other; or

(iii)  one of them is, or is a relative of, one member of a couple and the other is a relative the other member of the couple

         and 

(iv)  For the purpose of this paragraph –
(1)   “couple” means two persons who are married to each other or live together as husband and wife or in an equivalent arrangement in the case of persons of the same sex;

(2)   “relative” means a parent, grandparent, child, grandchild, brother, sister, uncle, aunt, nephew, niece or cousin;

(3)   a relationship of the half-blood is to be treated as a relationship of the whole blood and
(4)   a stepchild of a person is to be treated as his child.

Notes:
[7] See The Selective Licensing of Houses (Specified Exemptions) (England) Order 2006 SI 370/2006
[8] Sections 79 (2) and 99 of the Act

[9] For the definition of a dwelling – see section 99 of the Act

[10] See paragraph 5 of Schedule 1 of the 1988 Act as amended by section 198 (1) and paragraph 108 of
schedule 6 of the Licensing Act 2003

[11] For the meaning of “agricultural land” section 26 (3) (a) of the General Rate Act 1967

[12] See paragraph 7 of Schedule 1 of 1988 Act as amended by section 40 and paragraph 34 of the Schedule to the Agricultural Tenancies Act 1995

[13] For the definition of “person managing” and “person having control” see section 263 of the Act

[14]   SI 472/1998 as amended by SI 3005/2003

[15]   SI 728/1999 as amended by SI 1794/2000, SI 1149/2001, SI 2116/2002, SI 3135/2002. SI 3301/2003 and 869/2005

[16] SI 3371/2000 as amended by SI 2117/2002, SI 3135/2002 and SI 897/2005

[17] SI 238/2001. Section 66 (4) of the Nationality, Immigration and Asylum Act  2002 provides that  the reference to  a detention centre is to be construed as a reference to a removal centre as defined in Part VIII of the Immigration and Asylum Act 1999

[18] SI 850/2001

[19] SI 3965/2001 as amended by SI 865/2001. SI 534/2003, SI 1590/2003, SI 1703/2003, SI 1845/2003,
SI 664/2004, SI 696/2004, SI 1770/2004,  SI 2071/2004 SI and SI 3168/2004

[20] SI 3967/2001 as amended by SI 865/2002, SI 2469/2002, SI 664/2004 and SI 3168/2004

[22] SI 3213/2002 as amended by SI 664/2004, SI 865/2004 and SI 3168/2004

[22] See the schedule to The Houses in Multiple Occupation (Specified Educational Establishments) (England) (No 2) Regulations 2006 for the list of specified bodies

[23] The relevant codes of practice are approved under SI 646/2006 – The Housing (Approval of Codes of Management Practice) (Student Accommodation) (England) Order 2006.

Proposal to designate a Selective Licensing Scheme
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Blackpool Council – 
Proposal to Declare a Selective Licensing Designation


1. Introduction


Blackpool is a coastal resort town in the north west of 
England. It is the most popular resort in the country 
with approximately ten million visitors annually. 
Around 142,000 people live in Blackpool making it one 
of the most densely populated areas of the country. 
Ethnic minorities make up a small proportion of the 
population and there is a higher proportion of older 
people than in many other areas. Blackpool, like other 
coastal towns in England, faces specific economic 
challenges. Tourism is the key industry but has been in 
decline for many years.


There are significant and growing levels of deprivation 
in Blackpool. The local economy is highly seasonal, with 
many low-paid jobs. Almost one third of the borough 
is now amongst the most 10% deprived areas in the 
country.


This deprivation is manifested in numerous ways 
through high levels of worklessness and benefit 
dependency, with a highly transitory population 
leading to considerable inequalities in health and life 
expectancy which are significantly lower than both 
other regional and nationally comparable areas in 
terms of population size.


In Blackpool, the term transient is applied to those 
individuals, families or households who experience 
high mobility of accommodation, who move frequently 
from address to address; have an address of a very 
temporary nature; or have no permanent address at 
all. Whilst the term itself is not necessarily a negative 
attribute, the families, households and individuals who 
move frequently between addresses and often possess 
a chaotic lifestyle, which is often associated with 
negative social and economic characteristics that lead 
to an increased risk of social exclusion and other issues 
of deprivation or disadvantage.


Across Blackpool 11% of the Borough’s population 
were defined as transient and of this group 32% 
presented as homeless. Previous studies on transience 
have demonstrated a direct relationship between 
this, homelessness and benefits and this is in seen in 
certain geographic concentrations including Waterloo 
and Bloomfield. Many single person benefit dependent 
households are transient and this has led to a high 
turnover of residents. A significant number of people 
move in to the area from other parts of the country 
and some from outside of the UK, as well as a constant 
movement of the privately rented sector. This means 
that it is difficult to maintain and develop any feeling 
of community and this contributes to the area scoring 
poorly on a number of indicators of deprivation and 
other related areas. There is more information on 
transience in section 4 of this document.


There are several areas within Blackpool that could 
have been chosen as a pilot area for selective licensing, 
but for a number of reasons described below the South 
Beach area was selected. The area is defined as starting 
at Balmoral Road in the South to Chapel Street in the 
North with its other boundaries being the Promenade 
and Seasiders Way/Yeadon Way (See Map 1).


In July 2007 the Blackpool Task Force which was set up 
following the failed casino bid issued its report and one 
of its key recommendations was to establish plans for: 


“Improving the quality and mix of housing to build 
stronger communities and reduce the overhang of 
obsolete housing and guest house accommodation.” 


In its response to this report in February 2008 
the Secretary of State for Communities and Local 
Government said that the South Beach area in 
particular needed:


“Housing investment to complement the improved 
seafront environment, regenerating a run down area of 
guest houses and creating a mixed use area that includes 
a range of residential accommodation, associated leisure 
and retail development and modern hotels.”
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It also highlighted the problems of large numbers of 
poor quality badly managed private rented sector 
housing which was driving the area down and this 
mirrors the findings set out in the Fylde Coast Housing 
Strategy and the Blackpool Housing Statement.


One of the major challenges in the South Beach area 
is the built environment. Since the decline in tourism 
large properties which were traditionally hotels and 
B&B’s and the majority have been converted into poor 
quality and often badly managed houses in multiple 
occupation (HMO’s) or blocks of flats; due to their 
make up and lay out as well as the lack of a market 
there would have been little incentive for the owners 
to try to sell them or convert them back into large 
family housing. 47% of guest houses in the South Beach 
area have failed, many of which were turned into poor 
quality houses in multiple occupation (HMO’s).


These factors have encouraged benefit dependent 
people to Blackpool and the South Beach area in 
particular and as there is little in the way of alternative 
choices available to them they have moved in to these 
poor quality HMO’s. Approximately 75% in the area 
claim full Housing benefit which both exceeds the 
Blackpool, regional and national averages. A fuller 
picture of the problems and issues in the South Beach 
area is detailed later in chapter 4. 


Local authorities can decide to designate a selective 
licensing scheme either because they have areas of low 
housing demand and/or are experiencing “a significant 
and persistent” problem of anti social behaviour in 
an area. The latter applies to South Beach and set out 
below is a comprehensive picture of indicators that 
evidence this and the explanation as to why the Council 
wants to designated the area for selective licensing.


Despite a number of initiatives and actions which 
have taken place in the area, progress has been slow 
at best, or as evidenced by a number of indicators 
below the area has continued to decline. Property 
values have continued to reduce and deprivation 
levels have continued to be high. The area has many 
absentee landlords, high levels of privately rented 
accommodation, which is often poorly managed and in 
poor condition and high numbers of empty properties.


From a social perspective there are high levels of 
worklessness, poor health, high levels of crime and anti 
social behaviour and physical and social deprivation. It 
is not surprising therefore that the area is perceived to 
be rundown and contributing negatively to the overall 
reputation of Blackpool.


Due to all these issues the streets making up this 
designated area of South Beach continue to be a 
priority for Blackpool Council and the Blackpool 
Primary Care Trust. 


It is proposed that a Selective Licensing Scheme is 
introduced in the South Beach designated area as 
defined in the map below. This will compliment the 
range of activities either being undertaken or about to 
be undertaken in the area and which is supported by 
the overall strategic aims of the Council.


 It is essential that the community are engaged with 
this proposal and have the opportunity to make 
comment. This document sets out the detail behind the 
proposal and the reasons why making a designation 
will enhance the existing activity and welcomes any 
views or comments. Section 6 provides details on how 
to make representations. 


Following the 10 week consultation period, a final 
report will be submitted to Blackpool Council’s 
Executive in November 2011 for a decision on whether 
to proceed with the designation.


Blackpool Council – 
Proposal to Declare a Selective Licensing Designation
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2. The Proposal


It is proposed that Blackpool Council designate the area 
outlined in orange on Map 1 below as the selective 
licensing area, with the area in green being the wider 
consultation area. The three maps after that give more 
detail as to the proposed phases of the project, with 
the boundaries for the South Beach area set out in 
section 1 above.


After research in to the issues being experienced in this 
area it was decided to initially focus resources on the 
designated area which has been called South Beach, 
where there is a clearly evidenced link between the 
private rented sector properties in the area and anti 
social behaviour. If this designation is successful it is 
intended that further designations will be considered in 
the future.


The designation will be used to tackle anti-social 
behaviour in the area and to assist in improving 
the quality and the management of rented 
accommodation. Every privately rented flat, house or 
room (unless already licensed as a HMO under the 
existing mandatory scheme or classed as a business let 
such as tied accommodation) will require a licence to 
operate in the area and landlords will be responsible 
for making an application to the Council. 


It is proposed that the selective licensing scheme 
will be declared in November 2011 and will become 
operative in February 2012; the designation will last for 
5 years.


Initially it is expected that compliant landlords will 
apply for a licence shortly after the designation, 
however it will be necessary to introduce a 
comprehensive enforcement programme to capture 
un-licensed properties. Enforcement will be carried out 
on a phased approach starting in the streets having the 
highest levels of anti social behaviour.
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N.B. The proposed licensing area is defined by the orange boundary with the wider area to 
be consulted with shown by the green boundary 


The Proposed South Beach Area:
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3. What is a Selective Licensing Scheme?


Selective licensing is a regulatory tool provided by the 
Housing Act 2004 (the Act). Section 80 of the Act allows 
local housing authorities to designate areas suffering 
from either significant and persistent anti-social 
behaviour and/or low housing demand. A designation 
can only be in force for a maximum of 5 years.


By making the designation, all privately rented 
accommodation in the designated area will require a 
licence. Owners of rented properties will be required to 
make an application to the Council for a licence and will 
need to nominate either the manager or the owner to 
be the licence holder. 


Landlords will require a licence for any properties they 
rent out within the designated area. The licence is valid 
for up to 5 years and will contain a series of conditions 
that the licence holder will be required to comply 
with. These conditions will include items relating to 
the management of the property, fire safety and anti-
social behaviour. There will also be a requirement that 
landlords provide references for tenants that move on 
from their properties. 


The Housing Enforcement Team will be responsible 
for ensuring compliance with the designation. Where 
a breach of licence conditions is identified the licence 
holder may be prosecuted with a fine of up to £5,000 
per breach. Failing to apply for a licence could lead to 
prosecution and a fine of up to £20,000. 


The Housing Enforcement Team will be carrying out a 
programme of pro-active inspections and is expected 
to take a zero tolerance approach where un-licensed 
properties or breaches of conditions are found, 
meaning that all landlords in these circumstances 
will be prosecuted.  They will also be assessing the 
physical condition of the property and will be able to 
take enforcement action against the licence holder 
to reduce any hazards that are found and make any 
improvements that are necessary. 


The scheme intends to eradicate the anti-social 
behaviour of some tenants which is having a negative 
impact on the area and in order to tackle this will 
support landlords in dealing with anti-social tenants. 
Details of this approach are set out below. 


To meet these costs it is proposed to charge a fee of;


■■ £700 for a property occupied by one household, 


■■ £1,060 for a property with by up to five dwellings and


■■ £65 for each additional dwelling above five. 


There will also be discounts for members of the 
Landlords Accreditation Scheme (10% 0f the fee) 
and for early payment of the fee of £100 as well as 
penalties for late payment of £100 and for incomplete 
applications of £180. Finally there will be a penalty of 
£100 where landlords do not voluntarily come forward 
to pay the fee and have to be found by the council’s 
officers. If the designation is successful following 
the consultation period then full details will be 
published along with all terms and conditions and any 
amendments made following comments made in the 
consultation period.


If the designation is agreed in November 2011 the 
designation will become operative in February 2012. 
During that time the scheme will be publicised within 
the designated area to maximise awareness of it. 
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4. Why do we need a Selective Licensing 
Scheme?


Although there are many parts of Blackpool which 
match the criteria to designate an area as a selective 
licensing scheme, it would not be possible to declare 
a wider area than this due to the staff resource 
implications. The Government Guidance on setting 
a selective licensing designation; “Approval Steps 
for additional and selective licensing designations in 
England” defines the criteria as being: 


“The area is experiencing a “significant and persistent” 
problem caused by anti-social behaviour and that 
some or all private landlords in the area are not taking 
appropriate action to combat the problem that it would 
be appropriate for them to take; and that the making of 
the designation, when combined with other measures 
taken by the LHA (Local Housing Authority), or by the 
LHA in conjunction with others, will lead to a reduction 
in, or elimination of the problem.”


4.1 Anti-Social Behaviour


Anti social behaviour is a concern within the area and 
forms the major reason for the proposal. 


The area suffers from a number of fires both deliberate 
and accidental each year. The Fire Service attended a 
total of 350 deliberate fires in Blackpool during 2010, 
of which 59 (17%) were in the Bloomfield and Waterloo 
areas in which South Beach is situated. Although the 
ward boundaries are obviously a greater area than the 
designated project area they give an indicator as to the 
problems experienced in South Beach.


 Crime is a significant factor in the borough with 
Blackpool experiencing the highest recorded crime 
rates in Lancashire during 2010 with a rate per 1,000 of 
the population of 116.2 compared to Wyre of 51.2 and 
Fylde of 40.4. The wards of Bloomfield and Waterloo 
suffer high levels of crime, with Bloomfield being the 
third worst area for crime in Blackpool in 2009/10 with 
a rate per 1,000 of 290.6 compared to the Blackpool 
average of 116.2 and Waterloo is the sixth worst area 
in Blackpool with an average of 120.1. 


Further analysis shows that Bloomfield has a rate 
of serious violent crime of 4.9 compared to 1.9 for 
Blackpool and 1 for Lancashire, whilst the rate for 
Waterloo is 2.4. Drug related offences are 14.1 for 
Bloomfield and 4.7 for Waterloo compared to 5.3 for 
Blackpool and 3.4 for Lancashire. Actual numbers of 
incidents are detailed below.


Calls to the Police in 2010 in Bloomfield were an 
average per thousand of 1404.9 in Bloomfield and 
685.2 in Waterloo compared to a Blackpool average of 
619.6 and a Lancashire figure of 421.9.


These figures for crime and anti social behaviour are 
also reflected in figures produced by the Monitoring 
and Intervention in the Private Sector (MIPS) project 
on local residents’ perceptions of crime. In the period 
of 2008-9 the MIPS team were told by residents that 
of 568 incidents of ASB, noise complaints at 202, 
120 drugs incidents and 74 complaints about alcohol 
related incidents were seen to be the worst issues 
facing people with a large number of other anti social 
behaviour issues making up this total.


For the Fire Brigade there was an average of 26.7 call 
outs in Bloomfield and 15.0 in Waterloo compared 
to 15.8 in Blackpool and 13.7 in Lancashire. The 
Ambulance Service the figures were 297.0 for 
Bloomfield and 238.1 for Waterloo compared to 190.9 
Blackpool and 128.9 Lancashire. 


All of the above indicate that both council wards in 
which the designated area is located suffer from higher 
rates of crime and deprivation than Blackpool as a 
whole, its neighbours and Lancashire as a county.
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These figures help to build up a consistent picture of 
crime and emergency call outs in the designated area. 
Reports of anti social behaviour (ASB) in the Bloomfield 
and Waterloo areas help to reinforce this picture. 
The overall number of reports of ASB in Blackpool 
as an average per thousand cases during 2010 was 
127 compared to a Wyre average of 65.8 and a Fylde 
average of 49.2, compared to the overall Lancashire 
average of 88.5. 


The Blackpool average is therefore 70% higher than 
that of the county, and the figures for Bloomfield are 
much higher at 317.4 and although lower for Waterloo 
at 90.8, even this is still higher than the county average. 
Bloomfield in fact experiences a worse rate of reported 
ASB than any other council ward in Lancashire.


As indicated by the statistics above, the designated 
project area of South Beach suffers from a significant 
problem of anti social behaviour and related criminality. 
The map below shows the levels of ASB recorded by 
Lancashire Police during the year 1/4/09 – 31/3/10 
related to privately rented properties. 


The map shows that the Police recorded incidents of 
ASB, which are shown by red dots, which are closely 
related to the private rented properties in the area 
which are shown in green. When other recorded 
incidents of criminality and calls to the emergency 
services are considered with this, as detailed above 
then it illustrates that the area has a clear problem with 
crime and anti social behaviour compared to Blackpool, 
the Fylde Coast and Lancashire as a whole. 


Figures for the period from 2010/11 show that in 
Bloomfield incidents of criminality continued to 
increase from 12.0 to12.2% of total incidents in 
Blackpool and in Waterloo there was a small decrease 
from 5.5 to 5%. Incidents of anti social behaviour 
increased from 12.1 to 12.8% in Bloomfield and there 
was a slight decrease from 3.9 to 3.8% in Waterloo.


In order to qualify for a selective licensing scheme 
there must be evidence of a link between the housing 
and a “significant and persistent problem” of anti 
social behaviour in a designated area as defined by the 
Department for Communities and Local Government 
document titled “Approval Steps for Additional and 
Selective Licensing Designation in England” (2006).


The data and map clearly show that this is the case 
and as further data becomes available on how many 
incidents of crime and anti social behaviour originate 
from private rented properties then this information 
will be updated and available on the council’s website 
and through other mediums.


Blackpool Council – 
Proposal to Declare a Selective Licensing Designation
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Reports of anti social behaviour in the South Beach area during 2009/10 in relation 
to private rented sector properties
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Figures for the designated South Beach area for crime 
and anti social behaviour for 2010 show that a total 
of 1,671 incidents of anti social behaviour and 1,649 
incidents of criminality took place in that time. 


A further look at those figures recorded 1153 incidents 
of rowdy or inconsiderate behaviour and 136 incidents 
of problems directly between neighbours. Of the crime 
incidents 406 were for violent crime.


1212 incidents of anti social behaviour were directly 
related to properties in the South Beach area of which 
414 or 34% came from private rented premises. Of all 
the incidents of criminality in the area in 2010 which 
came from a residential premise, some 720 or 50% can 
be directly traced to private rented properties (Source 
Lancashire Constabulary analysts).


In comparison to the 2009 figures neighbour problems 
grew from 111 to 136 incidents and noise related anti social 
behaviour in the area increased from 36 to 86 incidents 
which means increases of 22.5% and 138.9% respectively, 
illustrating the increasing nature of anti social behaviour 
in the designated area and the need to take more action 
than current measures in order to reduce these figures.


4.2 Housing Tenure and mix


One of the main distinguishing features of this area 
and arguably at the heart of the problems experienced 
is the large supply of substandard private rented 
accommodation.


From July 2008 the Monitoring and Intervention in the 
Private Sector (MIPS) project has provided a detailed 
knowledge of tenure, ownership, management, 
condition of property, size and occupancy as well as 
information on perceptions of anti social behaviour in 
each local area. When combined with other statistical 
information available this helped to give the Council 
clear and comprehensive information on properties 
and other issues within the designated area producing 
a great deal of detail on property usage by surveying 
over 7,000 properties on a street by street basis, 
including 2,534 in the Waterloo and Bloomfield wards.


This work has provided a detailed knowledge of tenure, 
ownership, management, condition of property, size 
and occupancy as well as information on perceptions 
of anti social behaviour in each local area. As a result, 
when combined with other statistical information 
available it helped to give the Council clear and 
comprehensive information on properties and other 
issues within the designated area.


The MIPS data tell us that in the South Beach area of 
2446 properties some 751 are privately rented, of which 
225 were classed as HMO’s and in total in the area 820 
properties were used for single occupancy. The number 
of HMOs in the area was the highest in Blackpool. 


Studies have found that there is a close correlation 
between tenure and household type with housing 
benefit levels. In South Beach over 75% of households 
claim full Housing Benefit.  


It is recognised that an over concentration of HMO’s 
in one area can have a negative impact on the 
neighbourhood and local public services as well as 
having a direct correlation to anti social behaviour and 
other types of criminality. 


An analysis of property type in the area shows that 
2012 are terraced (which is 87% of the total property 
type) and reflecting the high amount of retail property 
in the area there is a 


Relatively high level of accommodation (19%) above 
shops and within commercial provision, which in itself 
creates anti social behaviour problems. Reflecting this 
housing make up 52.2% of households are made up of 
single people with 29.1% two people accommodation.


Linking in to this 54.9% of households live in privately 
rented housing and in contrast only 39% of households are 
owner occupiers against the national average of 68.7%.


All of this gives a picture of an area which has 
disproportionately high levels of single person households 
in privately rented accommodation with 26.6% of these in 
overcrowded conditions, which again is significantly above 
the national average. Also the 2007 Housing Needs Survey 
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revealed that some 12.7% of residential properties in the 
South Beach area were vacant.


Studies of the area also show that the external 
condition and physical fabric of properties in the area 
was very poor with properties lacking basic internal 
amenities such as central heating, baths and showers. 
Also average house prices (based on 2008 house prices) 
in the area reflect all of these issues, with average flat 
prices for example being around 55% lower than the 
national average and 25% lower than the North West 
average.


Blackpool as a whole has large levels of transience with 
this being even more pronounced in the South Beach 
area. Blackpool also attracts many disadvantaged 
people to the area with many claiming benefits leading 
to increased social deprivation. 


The poor quality of accommodation accompanied 
with poor management of properties (as evidenced 
by previous enforcement activity of the Council) and 
in turn the poor management of their tenants, has all 
fed into the reported numbers of anti social behaviour 
(ASB) described above. The MIPS survey found that 
some 22% of properties in the South Beach area were 
classed as having either a medium or high risk status 
meaning that they had a combination of no or poor/
failing management, high levels of anti social behaviour 
and were either in a poor state of repair or a serious 
state of disrepair.


The poor housing mix helping to exacerbate these 
problems is also evidenced in Council Tax bandings. 87.6% 
of properties are in band A for Council Tax compared to 
a national average of 25.3% and a Blackpool average of 
44.2%. Tax bands B and C are significantly lower than 
the national and regional averages and there is a barely 
negligible number in the higher bands. 


The MIPS work described above found that the South 
Beach area has the highest number of properties in 
the worst condition with the highest risk factor and the 
worst levels of management thus helping to evidence 
why it has been chosen as an area for selective licensing.


4.3 Housing Condition


In April 2008 there were 11,300 properties in Blackpool 
with category 1 HHSRS (Housing Health and Safety 
Ratings System) hazards. Between January and 
December 2010 the Council’s Housing Enforcement 
Team identified and removed 1,551 category 1 HHSRS 
hazards from private rented properties in Blackpool. 
This helps to indicate the substandard nature of the 
accommodation not meeting the basic minimum 
standards and this is an indicator based on previous 
studies that such properties will contain disrepair 
issues leading to a risk of exposure to the cold through 
inadequate heating and insulation and an increased 
risk of fire, falls and crime. 4.1 above detailed the 
statistics on fires in the designated South Beach area.


Blackpool Council is determined to take action against 
poor quality unsuitable housing and as a result a 
part of the conditions to be put into licenses in the 
designated area, will be a stipulation that at least either 
a bedroom or living room rented by someone in the 
area must be a minimum of 10.2 square metres.


The 2007 Private Sector House Condition Survey 
showed that 38.7% of private sector dwellings in 
Blackpool were classed as non decent compared to an 
average 27.1% in England. The same survey found that 
poor housing conditions in Blackpool is most associated 
with pre 1919 properties, the private rented sector, 
converted flats, occupiers on the lowest incomes and 
those in receipt of benefits. 


46.7% of private sector dwellings occupied by 
vulnerable tenants are estimated to be non decent. 
The same survey estimated that 7.7% of private sector 
dwellings are in fuel poverty compared to the English 
average of 6.1%.


In the South Beach area there are 72 empty residential 
properties (4%) and 51 commercial ones (11%) making 
a total of 123 empty properties. 


Blackpool Council – 
Proposal to Declare a Selective Licensing Designation
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4.4 Population


The population in the area is particularly transient 
with a higher than average annual ‘churn’ when 
compared with both the rest of Blackpool, the North 
West and regionally. As an indication of this, the last 
“measure of address change” (2001 Census figures) 
which measures changes of address from one recorded 
period to the next showed a change in the North West 
at a percentage rate of 9.7%, the Blackpool rate was up 
at 11.95%, that of Waterloo was higher at 12.32% and 
finally Bloomfield recorded a figure of 16.94%, which is 
57% higher than the North west average. 


The 2004 Housing Needs Survey expanded on this 
by showing that in the central areas of Blackpool 
over 8% of people had moved within the last year in 
comparison to 3.5% for all households in Blackpool. At 
the time of the survey 45.8% of people who had moved 
to Blackpool within the last 5 years had moved from 
outside Lancashire and the North West, with 14.9% 
coming from the Manchester and East Lancashire 
areas. 


In addition to this 30.4% of households said that 
they wanted to leave the Blackpool area and cited 
poor quality neighbourhoods, anti social behaviour/
neighbour problems and a fear of crime as their top 
three reasons. The authors of the study went on to say 
that the levels of people giving these as their reasons 
for wishing to leave the area were by far the biggest 
they had found in any housing need reports, including 
major urban areas. 


The authors summed up the situation as being a 
cycle of migration of low income households, 60% of 
which are originally from outside the North West and 
of which around 50 % come to live in poor quality 
accommodation in inner Blackpool areas compared to 
out migration of people mainly giving negative reasons 
for their desire to move away from Blackpool as given 
above. Finally they found that the scale of movement 
implied by their survey findings (6.5%) was well above 
the figures found elsewhere at 4.6%. 


Blackpool Council – 
Proposal to Declare a Selective Licensing Designation


Finally here, a study into people claiming incapacity 
benefit in 2009 showed that 22% of claimants had 
originated from somewhere else in the country 
compared to the highest areas


for levels of claims elsewhere in Wansbeck and Easington 
where the figure was only 10% and also when compared 
to the nearest seaside town for levels of benefit claims 
where only 17% had moved from elsewhere.


The transient nature of the residents makes it 
extremely difficult to understand the needs of the 
residents in the area and to make a lasting impact by 
tailoring services to meet those needs. 


A 2010 study titled “Profile of inequalities between 
electoral wards within NHS Blackpool” by the NHS 
gave the following snapshots of the Waterloo and 
Bloomfield areas: -


1. Waterloo


■■ Average levels of deprivation


■■ Higher than average percentages of Job Seekers 
Allowance (JSA) claimants


■■ Worse than average healthy life expectancy


■■ Average mortality rates


2. Bloomfield


■■ High levels of deprivation


■■ Higher than average percentage of percentage 
of JSA, Incapacity Benefit and Disability Living 
Allowance claimants


■■ Relatively poor health, with lower than average 
healthy life expectancy and more people rating 
themselves as “not in good health”


■■ Higher than average hospital admission rates 
for heart and liver disease, chronic obstructive 
pulmonary disease and emergencies


■■ Average likelihood of smoking and drinking 8+ 
drinks per week


■■ Average mortality rates
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Both Bloomfield and Waterloo also have high numbers 
of people in receipt of benefits as per Department of 
Work and Pension figures from May 2010. 65.1% of 
Bloomfield’s population and 71.3% of Waterloo’s are 
economically active compared to the Blackpool average 
of 71.4% and the national average of 74.0. 


12.7% of the Bloomfield ward and 8.8% of Waterloo 
are unemployed compared to 7.2% for Blackpool and 
5.7% for Britain. 42.5% of the Bloomfield area and 
25.5% of Waterloo claim at least one benefit compared 
to 24.7% Blackpool and 14.7% nationally. 


Looking at this more closely 21.3% of people in 
Bloomfield and 13.4% in Waterloo claim either 
Employment Support Allowance or Incapacity Benefit 
compared to 12.7% in Blackpool and 6.7% nationally.


Other figures that help paint a picture of the area are 
that 4.5% of people in Bloomfield and 1.6% in Waterloo 
are lone parents compared to 2.6% in Blackpool and 
1.7% nationally, whilst 2.5% in Bloomfield are carers 
and 1.6% in Waterloo compared to 1.8% in Blackpool 
and 1% nationally. 


As mentioned above there are strong links between 
housing, health and income. Residents in the designated 
area who claimed their health was not good was18.8% 
in 2001 which was double the national average. In 2008 
the area had one of the highest rates of alcohol related 
violence and hospital admissions/treatment in England. 
It also suffered from high rates of drug misuse and high 
rates of people living with mental health issues. 


All of this details a picture of an area experiencing a 
mix of poor housing with a disproportionately large 
number of HMO’s  of which a significant percentage 
are neglected by landlords and where households 
predominantly made up of single or two people 
households are benefit dependent and have social 
problems reflected by this.


These include alcohol, drug and mental health issues 
as described in the NHS study above and these 
characteristics are documented as a cause of anti social 
behaviour in communities.


4.5 Current Activity 


As well as looking at selective licensing as a tool to help 
us tackle anti social behaviour and related problems in 
the South Beach area we have also used other methods 
and are in the process of considering or implementing 
other methods in order to tackle the problems.


The Council, The Police and other agencies take a joint 
approach to tackling anti-social behaviour in Blackpool. 
The primary agency for reports of rowdy behaviour, 
neighbour disputes, vehicle nuisance or incidents of 
drug or substance misuse remains the police, while 
Blackpool Council provides a coordinated response 
to unacceptable levels of noise, animal related issues 
such as dog barking and fouling, fly tipping and the 
removal of waste, graffiti and abandoned vehicles 
by its Neighbourhood Services Teams which in the 
South Beach area is covered by the Town Centre and 
Promenade team.  


 The South Beach area also has a dedicated 
neighbourhood policing team who work closely 
with the Council and other agencies within the 
Community Safety Partnership to tackle problems. 
In 2006 ’Reassurance Plus’ was introduced in South 
Beach as well as in other areas of the town involving 
key partners of the Police, Blackpool Council, the Fire 
Service and voluntary sector. 


By listening to the community key quality of life issues 
were identified and improvements made. These have 
included new play equipment, installation of alley 
gates, improved street lighting as well as the provision 
of diversionary activities for young people. This 
partnership approach also has an excellent track record 
in reducing ASB and solving other problems affecting 
communities. 


The police have recently introduced a dedicated ASB 
car which provides an immediate response to incidents 
at certain times of the week when we predict that ASB 
will be a particular issue.
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The Partnership’s response is co-ordinated through 
fortnightly tasking and co-ordination meetings where 
information on issues is shared and action determined. 
There is a range of ways that the public can have their 
say; there are monthly Police & Communities Together 
(PACT) meetings in each ward area, as well as other 
community meetings and area forum meetings. Regular 
‘walkabouts’ held jointly by a number of agencies 
identify issues affecting the physical environment, 
and the housing enforcement team is proactive in 
identifying issues affecting residents and in particular 
the tenants of privately rented accommodation.


Blackpool Council and the police have recently 
developed a process of ensuring that those who are 
vulnerable and whose lives are seriously affected by 
ASB receive the support they need. Monthly Anti- 
Social Behaviour Risk Assessment Conferences are 
held, and professionals from a number of agencies 
share information relating to cases and agree action 
to tackle the problem. This is proving very effective in 
supporting our most vulnerable victims.


Other measures taken have included the introduction 
of a Landlords Accreditation Scheme to help incentivise 
private landlords to work with us in order to improve 
both property conditions and the way they manage 
behavioural and other problems. The Council also 
works closely with the Fylde Coast Landlords Forum 
to improve standards through a proactive partnership 
approach. A new set of space and amenity standards 
in HMO’s has recently been adopted across all three 
Fylde Coast councils and these will help to improve the 
quality of accommodation and how it is managed.


All of these measures are robust responses to tackling 
the causes and issues created by anti social behaviour, 
but even with these measures figures are either in some 
categories continuing to rise or are not falling as rapidly 
as the Council would like, illustrating the need for further 
action and Selective Licensing has been identified as 
a tool that has complimented other actions and been 
successful in other areas as described below.


Blackpool Council – 
Proposal to Declare a Selective Licensing Designation
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Blackpool Council – 
Proposal to Declare a Selective Licensing Designation


5. What are the benefits of having a 
designation?


Selective Licensing provides the council with the 
powers to regulate the private rented sector, but 
for it to succeed in our goals of reducing anti social 
behaviour, improving the overall management and 
standards of property in order to make an impact on 
the area as a whole, it is important that we work with 
landlords in order to learn fro their good practice and 
experiences and help to support them in order to 
achieve the best possible outcomes.


It is expected that introducing such a scheme will have 
a number of benefits to the community, landlords, 
tenants and owners, both directly and indirectly. 


Expected benefits include: 


■■ Reduce levels of anti social behaviour


■■ Improved management and condition of privately 
rented accommodation 


■■ Support for landlords in dealing with anti social 
tenants 


■■ Education for tenants in their responsibilities to 
behave in a tenant like manner 


■■ Education for tenants to ensure they only live in 
properties that meet a minimum standard 


■■ Promotion of the landlord accreditation and the 
aspiration to let property to a higher standard and 
to act in a professional manner with well written 
tenancy agreements, inventories and protected 
deposits 


■■ Encouragement of landlords not to take tenants 
with a poor reference 


■■ Improvement of the image and desirability of the area 


■■ Encouragement in the market to increase rents and 
values of property in the area 


■■ Encouraging a change to the tenure mix of the area 


Selective licensing has been successfully implemented 
in a number of areas across the country. 
Middlesbrough was one of the first and has reported 
positive results following the first 18 months of the 
scheme. In particular, there has been evidence that 
as a result of the intervention, anti social behaviour 
has decreased and the level of privately rented 
accommodation has also decreased. There has also 
been a slight increase in property value despite the 
current housing market being slow.


The London Borough of Newham has also introduced a 
scheme that is similar to the proposal for South Beach 
in that there is high anti social behaviour. The Newham 
scheme became operative on the 1st March 2010 and 
Newham have already started to see a clear reduction 
in anti social behaviour, in particular environmental 
crime. The scheme has received support from 
professional landlords who have commented that it has 
had a positive impact on their business. 


Blackpool Council is fortunate that it has a positive 
relationship with a number of authorities that have 
already been through this process and can share best 
practice. The Council was also selected for mentoring, 
support and guidance from Local Government 
Regulation 


It is expected that this scheme working along side 
other intervention projects in the area, will have a 
significant impact on anti social behaviour issues and 
consequently the housing tenure of the area. 
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Blackpool Council – 
Proposal to Declare a Selective Licensing Designation


6. How do I make comments on this 
proposal?


For general enquiries about this consultation please 
contact:


alan.davis@blackpool.gov.uk or 
housing.licensing@blackpool.gov.uk 
Tel: 01253 476841


To make any comments or observations about these 
proposals please send them:


■■ With a completed questionnaire in the freepost 
envelope sent to you or you can leave them at any 
council office.


■■ You can leave comments on line at: 
www.blackpool.gov.uk via the link highlighted in 
the Selective Licensing area


Consultation will be taking place using the following 
methods:


■■ Direct mail to landlords and residents


■■ Direct mail to local community groups (this 
includes a number of harder to reach groups)


■■ Press release to local media/press


■■ Posters 


■■ Articles in local press and Council publications


■■ Information on Blackpool Borough Council website 
(link from front page)


Groups to be consulted include:


Landlords, Lettings Agents/Estate Agents


Direct mail – all landlords/agents will be sent a letter 
explaining what the proposal is and how it will affect 
them as landlords. As part of the mail out, a feedback 
form will be included providing landlords with an 
opportunity to give their views on the proposal.


The letter will also advertise details of drop in sessions 
to be held during the consultation period. The drop 
in sessions will be informal so landlords can call in 
at a convenient time for them. The purpose of the 
sessions is so that landlords can find out more about 
the proposal, ask any questions and provide any 
comments/feedback. Council staff will be on hand to 
answer any questions.


The Fylde Coast Landlords Forum will be advised of the 
consultation and will be invited to comment. Officers 
will attend meeting of both the Forum and Steering 
Group taking place during the consultation period to 
promote the scheme and individual members of the 
steering group will be interviewed in order to learn 
from their best practice and suggestions.


Tenants and Residents in the designated 
South Beach area


Mail drop – all properties in the area will be mail 
dropped information about the scheme explaining what 
it is and what it will mean for tenants and residents. 
This will include a short survey/feedback form to 
give tenants, residents and business owners the 
opportunity to provide any comments on the proposal. 


The information will also advertise details of drop 
in sessions which will be held at different times and 
venues to give everyone who is interested in the 
scheme the opportunity to attend. Again these will be 
informal so tenants and residents can call in at any time 
and have the opportunity to talk to members of staff 
about the proposed scheme. 


Ward Councillors for the area/all Blackpool councillors


Ward Councillors will be contacted via letter/
email ahead of a mail out to other councillors. This 
information will provide details of the proposal as well 
as providing the full consultation plans for the area. 
They will be asked to provide any feedback/comments 
about the proposal.
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Blackpool Council – 
Proposal to Declare a Selective Licensing Designation


Stakeholders/partners/community groups in the 
South Beach area


Community groups will be contacted and advised 
of the road show dates and asked to promote the 
consultation to their members. A few copies of the 
information going out to tenants will be included 
within the information provided and they will be asked 
to give their comments/feedback.


Relevant Council Staff


An email will be sent to relevant Council staff to 
advise them of the proposal. For any teams who may 
experience a significant impact from the proposal 
a meeting will be set up to discuss the implications 
and to provide an opportunity for officers to provide 
suggestions and feedback on the proposal.


All residents in the area


A press release will be issued to local media to promote 
the consultation, including the dates and venues of the 
road show. Posters will be placed around the area and 
alternative language information will be provided where 
required. Information will be placed on the council 
website so that any people with internet access will be 
able to find out more about the proposal and given the 
opportunity to ask questions or to provide comments.
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Blackpool Council – 
Proposal to Declare a Selective Licensing Designation


Appendix 1: South Beach designated  
area street names


■■ Adrian Street


■■ Alexandra Road


■■ Amberbanks Grove


■■ Austin Grove


■■ Bagot Street


■■ Bairstow Street


■■ Ball Street


■■ Balmoral Road


■■ Barham Street


■■ Barton Avenue


■■ Bath Street


■■ Bickerstaff Street


■■ Bloomfield Road (to a line with Seasiders Way at 
no’s 18 & 5/7)


■■ Blundell Street


■■ Bolton Street


■■ Bond Street (to junction with Balmoral Road)


■■ Bright Street


■■ Brighton Avenue


■■ Britannia Place


■■ Butler Street


■■ Byron Street


■■ Caroline Street


■■ Chapel Street (to junction with Seasiders way)


■■ Clare Street


■■ Clarendon Road & Back Clarendon Road


■■ Commercial Street


■■ Coop Street


■■ Cragg Street


■■ Crystal Road


■■ Dale Street


■■ Dean Street


■■ Duke Street


■■ Elland Place


■■ Foxhall Road


■■ Foxhall Square


■■ Frazer Grove


■■ Gadsby Street


■■ Garden Terrace


■■ Gordon Street


■■ Hampton Road


■■ Haig Road


■■ Hill Street


■■ Hilton Avenue


■■ Hopton Road


■■ Hyde Road


■■ John Street


■■ Kirby Road


■■ Lawrence Street


■■ Lonsdale Road
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■■ Lowrey Avenue


■■ Lytham Road (from the Promenade to the junction 
with Hampton Road)


■■ Miller Street


■■ Montague Street


■■ Moon Avenue and Back Moon Avenue


■■ More Street


■■ Nelson Road


■■ Ormrod Place


■■ Osbourne Road


■■ Pier Street


■■ Price Street


■■ Promenade (b/w Balmoral Road and Chapel Street)


■■ Princess Street (to a line with Seasiders way at no’s 
26 & 31)


■■ Rawcliffe Street


■■ Richardson Street


■■ Rigby Road (to a line with Seasiders Way at no’s 8 & 9)


■■ Royle Street


■■ Shannon Street & Back Shannon Street


■■ Shaw Road


■■ Simpson Street


■■ Singleton Street


■■ St. Bedes Avenue


■■ St. Chads Road


■■ Station Road


■■ Station Terrace


■■ Trafalgar Road


■■ Tyldesley Road


■■ Ward Street


■■ Waterloo Road (to a line with Seasiders Way at no’s 
103 &  7 Palladium Buildings)


■■ Wellington Road


■■ West View Avenue


■■ Windsor Avenue


■■ Withnell Road


■■ Wolsley Road


■■ Woodfield Avenue


■■ Woodfield Road & Back Woodfield Road


■■ York Street


■■ Yorkshire Street
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Proposal to designate a Selective Licensing Scheme


To ensure our services are accessible to all, documents prepared by Blackpool Council are available  
in large print, Braille, on audio-cassette or computer disk upon request.


We can also provide help for British Sign Language users and provide information in other languages. 
Please ask for details or telephone 477117.






