


1. Executive Summary
The purpose of this report is to share information on the 
licensing requirements set by Local Authorities (LA) and the 
impacts on the Build to Rent (BTR) Sector.

We understand that the primary purpose of licencing 
schemes is to improve the quality of private rental properties 
and reduce antisocial behaviour. The BTR sector deliver 
a high standard of accommodation to our customers in 
compliance with all legal and health & safety requirements. 
�Ƽ�ĘŅĬÚĜĹč�±�ŞųŅŞåųƋƼ�ĬĜÏåĹÏåØ�ƋĘåųå�ĜŸ�ĹŅ�ÆåĹåĀÏĜ±Ĭ�ĜĵŞ±ÏƋ�
ŅĹ�ƋĘå�ŧƚ±ĬĜƋƼ�Ņü�ŞųŅÚƚÏƋ�ŅýåųåÚ�ƋŅ�ųåŸĜÚåĹƋŸØ�ĹŅų�Ï±Ĺ�Ƶå�
identify how this would reduce ASB cases that may be 
caused by our residents.

Further reasons cited for implementing selective licensing 
include to address high levels of crime and deprivation, 
supporting regeneration, stimulate investment and boost 
job opportunities. By their nature, BTR schemes are already 
contributing to these objectives and have been integral 
to countless regeneration schemes across the country 
– therefore the application of selective licensing to BTR 
schemes, and subsequent impact on BTR supply, runs 
counterintuitive to these objectives.

Our members are subject to numerous licensing schemes 
±ÏųŅŸŸ�ÚĜýåųåĹƋ�ÆŅųŅƚčĘŸØ�ÆƚƋ�ĜĹ�ƋĘåĜų�åƻŞåųĜåĹÏå�ƴåųƼ�üåƵ�
local authorities have attended properties to complete 
inspections and check documentation. In most situations 



1. Executive Summary (contd.)

�Ęå�ÏŅŸƋ�Ņü�ĬĜÏåĹÏĜĹč�ĜŸ�ĹŅƋ�ĜĹŸĜčĹĜĀÏ±ĹƋ�±ĹÚØ�ƵĜƋĘ�±ÚÚĜƋĜŅĹ±Ĭ�
ŞųåŸŸƚųåŸ�ŅĹ�ÏŅĹŸƋųƚÏƋĜŅĹ�ÏŅŸƋŸ�±ĹÚ�ĀĹ±ĹÏå�ų±ƋåŸØ�Ę±Ÿ�ƋĘå�
likely potential to have a major impact on project viability 
±ĹÚ�ĘŅƚŸĜĹč�ÚåĬĜƴåųƼţ��ĘĜŸ�ƵĜĬĬ�ĬĜĩåĬƼ�Ĭå±Ú�ƋŅ�±�ŸĜčĹĜĀÏ±ĹƋ�
ĜĹÏųå±Ÿå�ĜĹ�ƴĜ±ÆĜĬĜƋƼ�ÏĘ±ĬĬåĹčå�ƋŅ�ŸŎǈƅ�±ĹÚ�±ýŅųÚ±ÆĬå�ĘŅƚŸĜĹč�
contributions, as well as forcing many landlords to increase 
the rents charged to their customers. This is through the 
recently approved planning permission at 100 Broad Street, 
Birmingham (application no 2023/04261/PA). In this case, 
the City Council accepted that the total Selective Licensing 
ÏŅŸƋ�Ņü�ƊŎØŎƀĂØǈǈǈ�ŠåŧƚĜƴ±ĬåĹƋ�ĬŅŸŸ�Ņü�Ŏí�±ýŅųÚ±ÆĬå�ĘŅƚŸĜĹč�
units, page 3), together with CIL and public realm works, were 
±�ŸƚþÏĜåĹƋ�ÏĘ±ĬĬåĹčå�ƋŅ�ƴĜ±ÆĜĬĜƋƼ�ƋŅ�ųåÚƚÏå�ƋĘå�±ýŅųÚ±ÆĬå�
housing contribution to just 3.10% at a 30% discount – 
considerably below the 35% contribution which the Council 
seek to achieve.

�Ƽ�Ƶ±Ƽ�Ņü�åƻ±ĵŞĬåØ�ƚĹÚåų�±�ƋĘåŅųåƋĜÏ±Ĭ�ŸÏĘåĵå�ƵĜƋĘ�±Ĺ�Ɗíǈǈ�
per unit charge, and on an average scheme of 400 units, 
(assuming unit sized of 700 

sqft and local rents at £22.50psf), selective licensing would 
Ę±ƴå�ƋĘå�åýåÏƋ�Ņü�ųåÚƚÏĜĹč�ƋĘå�ĹåƋ�ĜĹÏŅĵå�ÆƼ�ƊƅĉØíǈǈ�Şåų�
annum, increasing the gross to net by 103bps and reducing 
the investment value by £1.56m. Such an impact would 
ÏĬå±ųĬƼ�±ýåÏƋ�ÚåƴåĬŅŞĵåĹƋ�ƴĜ±ÆĜĬĜƋƼ�±ĹÚ�ƵŅƚĬÚ�Ĭå±Ú�ƋŅ�
increased challenges to s.106 contributions and/or increased 
rents for tenants.

2. What is BTR?
Build to Rent is the term given to purpose built rental homes 
which are professionally managed and institutionally invested 
ĜĹţ��Ęå�c±ƋĜŅĹ±Ĭ�{Ĭ±ĹĹĜĹč�{ŅĬĜÏƼ�8ų±ĵåƵŅųĩ�Šc{{8š�ÚåĀĹåŸ�
BTR as ‘Purpose built housing that is typically 100% rented 
out. It can form part of a wider multi-tenure development 
ÏŅĵŞųĜŸĜĹč�åĜƋĘåų�ā±ƋŸ�Ņų�ĘŅƚŸåŸØ�ÆƚƋ�ŸĘŅƚĬÚ�Æå�ŅĹ�ƋĘå�Ÿ±ĵå�



3. Licence Overview
3.1 What is a Selective, Additional and HMO license?  
Under the Housing Act 2004, local authorities can introduce 
Additional and Selective Licensing Schemes. Under selective 
licensing, the landlord would need to apply for a license for 
each individual property they wish to let. The purpose of 
the Selective Licence scheme is to aid the quality of private 
rental properties and to reduce antisocial behaviour.

eÚÚĜƋĜŅĹ±Ĭ�XĜÏåĹŸĜĹč�åƻƋåĹÚŸ�ƋĘå�ųåŧƚĜųåĵåĹƋ�üŅų�Bak�
licenses and means that licenses are required when 3 
people from 2 or more households are occupying a property 
– regardless of whether they hold the property on a single 
tenancy or multiple individual agreements.

All properties in England or Wales that are rented out by 5 or 
more people forming more than 1 household, must have a 
House in Multiple occupation (HMO) licence.

That said, there are a number of landlords who are already 
åƻåĵŞƋåÚ�üųŅĵ�Bak�Ņų�ŸåĬåÏƋĜƴå�ĬĜÏåĹŸĜĹč�ŅÆĬĜč±ƋĜŅĹŸţ�
These include Registered Social Landlords, Educational 
åŸƋ±ÆĬĜŸĘĵåĹƋŸØ��ŅƚĹÏĜĬŸ�±ĹÚ�ĀųåØ�ŞŅĬĜÏå�Ņų�Ęå±ĬƋĘ�ŸåųƴĜÏåŸţŅü�
selective licensing schemes.

3.2 Cost of licences 
The cost of the licence can vary and is set by the issuing local 
±ƚƋĘŅųĜƋƼţ��Ņĵå�±ƚƋĘŅųĜƋĜåŸ�ĵ±Ƽ�Ņýåų�ÚĜŸÏŅƚĹƋŸØ�ƋĘĜŸ�ÏŅƚĬÚ�
be if the property is a new build or multiple licences are 
required.

FĹ�ƋĘå�åƻŞåųĜåĹÏå�Ņü�Ņƚų�ĵåĵÆåųŸØ��åĬåÏƋĜƴå�XĜÏåĹŸåŸ�ų±Ĺčå�
in cost from around £450 - £1,000 per home, whilst HMO 
licenses can cost up to £1,250 per home.

Depending on the requirement an individual property can 
have two licences e.g. A Selective and Additional or HMO 
licence. Once the licence has been granted it will be valid or 
a period of 5 years, or until there is a change in circumstances 
wherein a new license may need to be applied for and the 
ŞųåƴĜŅƚŸ�ĬĜÏåĹŸå�üŅųüåĜƋåÚ�ƵĜƋĘŅƚƋ�ĀĹ±ĹÏĜ±Ĭ�ųåüƚĹÚţ

3.3 The requirements 
When applying for the licence, the Council will advise of the 
required documentation that needs to be provided. Evidence 
of the following may need to be provided for the application 
or during an inspection visit.

Î��Written Statement of Terms of Occupancy 
Î��:±Ÿ��±üåƋƼ��åųƋĜĀÏ±Ƌå 
Î���8Ĝųå�¼��k�eĬ±ųĵ�x�)ĵåųčåĹÏƼ�XĜčĘƋĜĹč��åŸƋ��åųƋĜĀÏ±Ƌå�

(including battery powered alarms)
Î��Electrical Installation Condition Report (EICR)
Î��)ĬåÏƋųĜÏ±Ĭ�±ŞŞĬĜ±ĹÏå�ƋåŸƋ�ÏåųƋĜĀÏ±Ƌå
Î��Property Inspection Records
Î��Tenancy Deposit Scheme Paperwork 
Î��Copies of References for Occupants

Î��8ĬŅŅų�ŞĬ±ĹŸ�Ņų�ŸŞåÏĜĀÏ�ųŅŅĵ�ĵå±ŸƚųåĵåĹƋŸţ 
Î���FÚåĹƋĜĀÏ±ƋĜŅĹ�Ņü�ƋĘå�Ĭ±ĹÚĬŅųÚ�x�Ĺ±ĵåÚ�ųåŸŞŅĹŸĜÆĬå�ŞåųŸŅĹţ

�±ŸåÚ�ŅĹ�Ņƚų�ĵåĵÆåųűŸ�åƻŞåųĜåĹÏå�Ņü�ÏŅĵŞĬƼĜĹč�ƵĜƋĘ�
åƻĜŸƋĜĹč�ŸåĬåÏƋĜƴå�±ĹÚ�Bak�ĬĜÏåĹŸĜĹč�ŸÏĘåĵåŸØ�Ƶå�åŸƋĜĵ±Ƌå�
ƋĘ±Ƌ�å±ÏĘ�ĬĜÏåĹŸå�ƵŅƚĬÚ�Ƌ±ĩå�±ŞŞųŅƻĜĵ±ƋåĬƼ�Ɛǈ�ĵĜĹƚƋåŸ�
ƋŅ�ÏŅĵŞĬåƋåţ��ĘĜŸ�ĜŸ�±Ĺ�±ƴåų±čå�Āčƚųå�ƵĜƋĘ�ĜĹüŅųĵ±ƋĜŅĹ�
gathered, initial licenses may take considerably longer due to 
information gathering processes.

4. Cost of Property Licencing
4.1 Direct Cost 
Whilst London borough councils were initial adopters and 
advocates of the licencing schemes, we have now seen 
councils across the country adopting licensing schemes.

FĹ�ƋĘå�åƻŞåųĜåĹÏå�Ņü�Ņƚų�ĵåĵÆåųŸØ��åĬåÏƋĜƴå�XĜÏåĹŸåŸ�ų±Ĺčå�
in cost from around £450 - £1,000 per home, whilst HMO 
licenses can cost up to £1,250 per home. However, a small 
number of councils have put in place discounts for multiple 
property applications or otherwise. 

�ĘĜĬŸƋ�ĜƋ�ĜŸ�ÏĬå±ų�ƋĘ±Ƌ�ƋĘå�ÏŅŸƋ�Ņü�ĬĜÏåĹŸĜĹč�ĜŸ�ŸĜčĹĜĀÏ±ĹƋØ�
there appears to be very little consistency in the approach 
taken to setting licensing fees by local authorities. Whilst 
we understand the need for councils to ensure the scheme 
is self-funding, we are not aware of a viability report having 
been obtained by any council when considering licensing 
schemes - as would be required when setting all other 
ÚåƴåĬŅŞĵåĹƋ�ŞŅĬĜÏĜåŸ�±ĹÚ�ĬåƴĜåŸ�ŸƚÏĘ�±Ÿ�±ýŅųÚ±ÆĬå�ĘŅƚŸĜĹč�
or CIL rates.

Should these reviews have been undertaken they would 
clearly show the impact that the scheme would have on 
development viability and therefore the ability to deliver new 
ĘŅĵåŸ�±ĹÚ�ĵ±ĩå�±ýŅųÚ±ÆĬå�ĘŅƚŸĜĹč�ÏŅĹƋųĜÆƚƋĜŅĹŸţ

4.2 Indirect Cost 
In addition to the direct cost of licenses discussed above, 
there is a considerable indirect cost borne from the 
administration of licencing. The internal management time 
taken to obtain all relevant information and process licenses 
üŅų�å±ÏĘ�ŞųŅŞåųƋƼ�ĘåĬÚ�ĜĹ�±�ÆĬŅÏĩ�ĜŸ�ŸĜčĹĜĀÏ±ĹƋţ

:ĜƴåĹ�Ņƚų�ĵåĵÆåųűŸ�åƻƋåĹŸĜƴå�åƻŞåųĜåĹÏå�ĜĹ�ŅŞåų±ƋĜĹč�
buildings under licensing schemes, we estimate that a 
ĬĜÏåĹŸå�Ƌ±ĩåŸ�±ŞŞųŅƻĜĵ±ƋåĬƼ�Ɛǈ�ĵĜĹƚƋåŸ�ƋŅ�ÏŅĵŞĬåƋåØ�
with additional resource required to gather the required 
information. With many of our members having large 
portfolios, the administrative costs have the potential to 
run into tens of thousands of pounds. One member has 
åƻŞåųĜåĹÏåÚ�±�ŞųŅÏåŸŸ�ƵĘåųåÆƼ�Ɩǈǈ�±ŞŞĬĜÏ±ƋĜŅĹŸ�ƋŅŅĩ�ÏţŎǈ�
full working days to complete. 



4 .  C o s t  o f  P r o p e r t y  L i c e n c i n g  ( c o n t d . )

4 . 2  I n d i r e c t  C o s t  ( c o n t d . )  
D u e  t o  t h e  d i s t i n c t  B T R  b u s i n e s s  m o d e l ,  t h e  t i m e  t a k e n  t o  p r o c e s s  l i c e n s e  a p p l i c a t i o n s  h a s  a  f u r t h e r  i m p a c t  o n s c n h e m e  v i a b i l i t y .  A s  p r o p e r t i e s  a r e  u n a b l e  t o  b e  l e t  u n t i l  a  l i c e n s e  a p p l i c a t i o n  h a s  b e e n  c o m p l e t e d ,  n o  p r e - l e t t i n g  i s  a l l o w e d ,  ± Ĺ Ú � ± Ĭ Ĭ � Ĭ å Ƌ Ÿ � ± ų å � Ú å Ĭ ± Ƽ å Ú ţ � � Ę Ĝ Ÿ � ĵ å ± Ĺ Ÿ � ± � Ú å Ĭ ± Ƽ å Ú � Ĝ Ĺ Ï Ņ ĵ å � Ş ų Ņ Ā Ĭ å � m u s t  b e  i n c l u d e d  i n  t h e  i n v e s t m e n t  u n d e r w r i t i n g  p r o c e s s ,  Ƶ Ę Ĝ Ï Ę � Ĝ Ĺ Ï ų å ± Ÿ å Ÿ � Ƌ Ę å � Ï Ņ Ÿ Ƌ � Ņ ü � Ā Ĺ ± Ĺ Ï Ĝ Ĺ č � Ş ų Ņ ģ å Ï Ƌ Ÿ � ± Ĺ Ú � ü ƚ ų Ƌ Ę å ų � i m p a c t s  v i a b i l i t y . 4 . 3  I n v e s t m e n t  I m p a c t  
P r i v a t e  r e n t e d  d e v e l o p m e n t s  a r e  t y p i c a l l y  a p p r a i s e d  o n  



5.0 Policy Alternatives
We remain supportive of the principle of licensing schemes 
to improve standards in the Private Rented Sector. However, 
any such scheme should be brought forward with a fee 
ŸƋųƚÏƋƚųå�ƵĘĜÏĘ�ĜŸ�ųåāåÏƋĜƴå�Ņü�ÆŅƋĘ�ƋĘå�ĘĜčĘ�ŸƋ±ĹÚ±ųÚŸ�±ĹÚ�
reduced enforcement cost associated with the BTR sector.

5.1 BTR Accreditation exemption / discount 

It is clear that property licensing is not suitable for the BTR 
sector and will only stymie future investment into and 
development of new high-quality rental homes across the 
UK.

This is particularly true for the BTR sector, which is 
åƻŞŅĹåĹƋĜ±ĬĬƼ�čųŅƵĜĹč�±ĹÚ�ÚųĜƴĜĹč�±�ŸĜčĹĜĀÏ±ĹƋ�ĜĵŞųŅƴåĵåĹƋ�
in rental standards across the board, whilst also contributing 
to the increasing supply of UK homes.

As a result of the high standards, there is very little need for 
council enforcement of licensing schemes in BTR homes and 
±Ÿ�ŸƚÏĘØ�ƋĘå�±ÚĵĜĹĜŸƋų±ƋĜƴå�ÏŅŸƋ�ƋŅ�ƋĘå�ÏŅƚĹÏĜĬ�ĜŸ�ŸĜčĹĜĀÏ±ĹƋĬƼ�
reduced.

�Ņ�ųåāåÏƋ�ƋĘĜŸØ�ĬŅÏ±Ĭ�±ƚƋĘŅųĜƋĜåŸ�ŸĘŅƚĬÚ�ÏŅĹŸĜÚåų�ųåÏŅčĹĜŸĜĹč�
a scheme of accreditation for responsible landlords who 
provide high-quality rental homes, which would allow 
ÏŅƚĹÏĜĬŸ�ƋŅ�čų±ĹƋ�±Ĺ�åƻåĵŞƋĜŅĹ�ƋŅ�����Ĭ±ĹÚĬŅųÚŸØ�ųåāåÏƋĜĹč�
ƋĘåĜų�åƻĜŸƋĜĹč�ÏŅĹƋųĜÆƚƋĜŅĹ�ƋŅ�ƋĘå�ŞŅĬĜÏƼ�ŅÆģåÏƋĜƴåŸ�Ņü�ĬĜÏåĹŸĜĹč�
schemes. This would be the most appropriate option to 
åĹŸƚųå�üƚƋƚųå�ÚåƴåĬŅŞĵåĹƋ�Ņü�����ĘŅĵåŸ�ĜŸ�ĹŅƋ�±ýåÏƋåÚţ

5.1 Block License 

It is clAn alternative policy option would be to provide a 
block license option for larger residential blocks which are 
held under a single ownership. This would allow councils 
ƋŅ�ĜĵŞĬåĵåĹƋ�±�ÏĘ±ųčĜĹč�ŸƋųƚÏƋƚųå�ƵĘĜÏĘ�ĜŸ�ųåāåÏƋĜƴå�Ņü�
the reduced administrative burden associated with these 
properties, whilst also reducing the administrative burden on 
large landlords in processing licenses.

We are aware of at least one local authority, Nottingham City 
�ŅƚĹÏĜĬØ�ƵĘŅ�Ņýåų�±�ÆĬŅÏĩ�ĬĜÏåĹŸå�ŅŞƋĜŅĹţ��Ęå�üåå�ŸƋųƚÏƋƚųå�
Ęåųå�ĜŸ�åƻŞĬ±ĜĹåÚ�ÆåĬŅƵØ�±Ÿ�ĜƋ�ƵŅƚĬÚ�±ŞŞĬƼ�üŅų�±�ĹŅĹě
accredited but standards-compliant landlord:

For landlords accredited with DASH, Unipol or ANUK, there 
are also reduced fees available. This would bring the cost 
down to £1,771 per block + £512 per home. 

Whilst this does reduce the administrative burden on large 
Ĭ±ĹÚĬŅųÚŸ�±ĹÚ�ŅýåųŸ�±�ųåÚƚÏåÚ�üååØ�Ƶå�ÚŅ�ĹŅƋ�ÆåĬĜåƴå�ĜƋ�
ŸƚþÏĜåĹƋĬƼ�±ÚÚųåŸŸåŸ�ƋĘå�±ÚĵĜĹ�ÏŅŸƋěŸ±ƴĜĹč�ƋŅ�ƋĘå�ÏŅƚĹÏĜĬ�
ĹŅų�ƋĘå�ŸĜčĹĜĀÏ±ĹƋĬƼ�ĜĹÏųå±ŸåÚ�ŸƋ±ĹÚ±ųÚŸ�Ņü����Ø�±ĹÚ�ƵĜĬĬ�
continue to discourage residential investment into the city. 
This is due to the still-onerous license cost which remains 
ŸĜčĹĜĀÏ±ĹƋĬƼ�±ÆŅƴå�ƋĘå�±ÚĵĜĹĜŸƋų±ƋĜƴå�ÏŅŸƋ�ƋŅ�ƋĘå�ÏŅƚĹÏĜĬØ�ƋĘå�
ÚĜþÏƚĬƋƼ�ĜĹ�ĵ±ĩĜĹč�Ĭ±ųčå�Ş±ƼĵåĹƋŸ�ƚĹÚåų�ƋĘå�ÏƚųųåĹƋ�ŸƼŸƋåĵØ�
and the inability to also proceed additional HMO licenses on 
a block basis (these are needed for larger units).

We encourage policymakers to engage with industry, and 
in particular the BTR sector, to agree a way forward which is 
ÆŅƋĘ�Ņü�ÆåĹåĀƋ�ƋŅ�ƋåĹ±ĹƋŸ�±ĹÚ�ŸƚŞŞŅųƋŸ�ƋĘå�üƚƋƚųå�ÚåĬĜƴåųƼ�Ņü�
high-quality rental homes.
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