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THEM 
 

2 - 89 

 In accordance with the scrutiny scope document, to identify barriers and look at 
ways to overcome them (recycling). 
 
Key task commenced at Panel meeting on 11th May 2022. To be completed at this 
meeting (see Waste Management Scrutiny Panel Minute 27, 11th May 2022). 
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1.0 Introduction 
 
Making it easier for people, who live, work, learn or visit cities and other dense urban 
environments to recycle is a priority for government and local delivery partners. There are 
several challenges in terms of current service provision including infrastructure, 
communications and understanding the attitudes of those that frequent cities that need to be 
overcome. 
 
Urban areas often have lower household recycling rates than the national average. Research 
indicates this is due in part to the presence of high-density housing and flats. Service quality, 
design and access to facilities can also vary and there are other issues making the use of 
services challenging such as transient populations, language and cultural barriers, varied 
property tenures, high levels of deprivation, and internal and external space limitations. 
 
As well as traditional flats and apartments, Houses in Multiple Occupation (HMO) also exist 
whereby properties may be let to several tenants who are not members of the same family, 
presenting a wider range of barriers to recycling in terms of citizen and landlord engagement 
and service provision. 
 
The following report considers the legislation affecting HMOs, their management and operation 
and the barriers to recycling that exist in such properties which are over and above the barriers 
previous research and anecdotal evidence has shown exists in purpose-built flats.  The report 
considers how the behaviours of both the managing agents/landlords of HMOs and the 
residents may impact participation in kerbside recycling services and ways that local authorities 
may be able to improve their engagement with these stakeholders in order to effectively 
encourage participation. 

 

2.0 Background 
 
HMOs are defined as properties that are rented out by at least 3 people who are not from the 
same household (for example a family) but share facilities like the bathroom and kitchen.  It 
is sometimes called a ‘house share’.[1] Whereas a short-term let (also known as a short-term 
rental) is understood to be any letting agreement that lasts less than six months, but often it 
is just a few weeks, or even one night.  The phrase ‘short-term let’ also covers temporary 
lodgers and rental agreements made via internet travel sites. [2]   
 
HMOs are widely recognised as a vital part of the housing market, often providing affordable 
rental accommodation for many social groups in towns and cities across the UK. [3] It is an 
increasing dimension of the UK housing market that has rapidly grown over the last two 
decades and continues to rise as dwellings are converted to supply housing for three or more 
unrelated people living together.  Nationally, the supply of HMOs is matched to an increasing 
demand from diverse social groups, as private rental accommodation is increasingly sought in 
light of the lack of affordability within owner-occupied housing markets and lack of availability 
of social rented housing. [4] 

 
The private rented sector, of which HMOs form part, has undergone significant growth over 
time and it is now the second largest tenure in the UK, comprising around 4.5 million 
households in England. HMOs offer accommodation that is typically cheaper than other private 
rental options and often houses vulnerable tenants. There were an estimated 497,000 HMOs 
in England and Wales at the end of March 2018.[5] 
 
3.0 Legislation and Licensing Schemes  
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The operation of HMOs is governed under the Housing Act 2004 and offences under the act 
may be pursued by local Housing Standards departments, potentially leading to prosecution 
with no maximum penalty.  
 
The Licensing and Management of Houses in Multiple Occupation and Other Houses 
(Miscellaneous Provisions) (England) Regulations 2006 required large HMOs which were 
defined as properties that are rented to 5 or more people who are from more than 1 household, 
where some or all of the tenants share a toilet, bathroom or kitchen facilities and where at 
least 2 tenants pays rent, to be registered and licensed.  Historically smaller properties rented 
to fewer people may have only required a licence depending on the area.  However, from 1 
October 2018, the Government extended the scope of mandatory HMO licensing in England 
so that it applies to HMOs with five or more occupiers living in two or more households 
regardless of the number of storeys and introduced a two-tier approach to the regulation of 
HMOs: mandatory licensing for larger ‘high risk’ properties, and additional (discretionary) 
licensing for smaller HMOs.   The new mandatory conditions were introduced to regulate the 
size and use of rooms as sleeping accommodation and to require the licence holder to comply 
with their local authority domestic refuse scheme.  Additionally, it was suggested that the 
changes would help to avoid ‘rogue’ landlords focusing their operations on smaller HMOs.[6] It 
was estimated that the changes would bring an additional 177,000 HMOs into the mandatory 
licensing regime in England.[7]  
 
Licences are valid for 5 years and renting out an unlicensed HMO carries an unlimited fine.  
Local Authorities (LAs) are required to carry out a Health and Safety Rating System (HHSRS) 
Risk Assessment on HMOs within 5 years of receiving a licence application and where 
unacceptable risks are found work must be carried out to eliminate them.[8] 
 
Although there are varying views on the effectiveness of licensing, the Government considers 
that it has helped tackle overcrowding, poor property management and the housing of illegal 
migrants. [9] 
 

4.0 Waste Collection Services from HMOs 
 

A condition of the HMO licensing scheme is compliance with the LA’s  storage and waste 
disposal scheme (if one exists).  This condition requires the licence holder to comply with 
any scheme or directions issued by the LA prescribing the number and use of receptacles for 
the storage and disposal of domestic waste generated from the HMO. It is intended to 
address the problems that can arise from inadequate waste disposal facilities at HMOs, such 
as rubbish accumulation and pest infestation. [10] 
 
The waste capacity provided to HMOs is at the discretion of the Waste Collection Authority 
(WCA).  A wider review of LA services may be required, however in many cases an HMO will 
be entitled to the same waste capacity as an ordinary domestic property irrelevant of the 
number of householders as only one amount of council tax is payable.  Additional capacity 
may be available upon request and may be chargeable through a LA commercial waste 
service or may require residents to undergo a waste analysis to ensure they are taking full 
advantage of any kerbside recycling services available to them.  Alternatively, HMO landlords 
may be required to procure additional waste collection services from a private registered 
waste carrier. 
 
5.0 Barriers to Improving Waste Management Practices in HMOs 
 
Previous research has shown there are several barriers to recycling.  A review of the evidence 
since 2008 states that approaching a quarter of all household properties in the UK can be 
described as ‘flats’ and these properties are often associated with poor recycling performance 
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whereby capture of recyclable material is low and contamination can be high.[11] The evidence 
review highlights the complex and highly interlinked array of barriers that come together to 
create these problems.  It shows that the term ‘flats’ covers a massive variation in physical 
and social settings, and a comprehensive 12-category typology is proposed to allow these 
distinctions to be made and to help develop customised solutions to the different types of 
barriers involved.  HMOs fall within this typology and the report identifies the following key 
factors to highlight the complexity involved in getting people to recycle effectively from these 
properties: 

 
• Several functionally distinct occupiers ‘households’ in the same premises, often 

sharing the kitchen, living room and bathroom, as well as sharing waste 

containers;  

• High occupancy mobility, transient / temporary overstaying occupants;  

• Most occupants are private rental sector tenants and may be students or 

fragmented families in crisis with unpredictable domestic organisation; and  

• Landlord may be absentee or located at distance.  

The following section of this report reviews the wider existing literature to expand on these 
key barriers to recycling in HMOs and helps to identify where opportunities for improved 
engagement with both landlords and residents of HMOs may exist and how they may help to 
boost performance. 
 
5.1 Multiple stakeholders 
 
Resource London’s “Guide to Improving Waste Management in the Domestic Rented Sector” 
highlights how poor waste management practices in the domestic rented sector have a 
negative impact on recycling performance and are often considered to cause Streetscene 
issues resulting in significant cost and resourcing implications for LAs.[12]  It highlights the 
range of stakeholders that are required to interact throughout the rental process and suggests 
that collaboration between LAs, tenants, landlords and agent representatives focusing on 
providing information at the right time in the right format in order for tenants and landlords 
to understand their responsibilities is necessary and should be supported by LAs being 
empowered to take appropriate action where such responsibilities are not met.[13]  Similarly 
the range of stakeholders involved in the management, operation and occupation of HMOs, 
demonstrated in figure 1, may impact the way in which waste from such properties is 
managed.  
 

 
 

Figure 1.  HMO Stakeholder interaction 
 

 

Landlords

Letting 
Agents

Local Authorities

Residents
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Each stakeholder may have competing demands and priorities which affects the overall 
recycling potential of the property.  For example, landlords have a range of legal obligations 
to ensure the property is safe and meeting these requirements may take priority over issues 
surrounding waste and recycling.  Additionally, there is a high incidence of landlord 
absenteeism whereby knowledge of local services is limited and there is little opportunity to 
engage with residents putting greater emphasis on LA communications.  Discussion with 
Islington Council suggests that local motivations can have a key influence on the willingness 
of landlords or letting agents to effectively engage with local services and ensure their 
residents have the appropriate equipment and knowledge to be able to access them.  An 
improved understanding of the nuances of the potential stakeholder interactions associated 
with HMOs is key to developing appropriate interventions to improving recycling and carrying 
out effective engagement work. 

 

5.2 Identification of HMOs/Unregistered HMOs 
 
A further key factor in effectively addressing the barriers to recycling in HMOs is associated 
with the registration and licensing process.  Whilst larger properties must be licenced there is 
no compulsory registration for properties less than 3 floors.  Whilst there may be discretionary 
registration arrangements for smaller properties these can be specific to each LA area.  In 
London alone it is thought that some boroughs have up to 15,000 HMOs and between 15 and 
20% are believed to be unregistered.[14] 

 

Additionally, a key barrier to LAs tackling waste issues created by HMOs arises from 
unregistered properties.  Often properties are let through a single person lease and 
investigations may be required to prove properties are in fact operating as an HMO and in 
order to ascertain who the responsible manager is.  Often it is not until there are issues such 
as fly-tipping or side waste that a property may be identified as an HMO.   
 
The extent to which identifying HMOs may be an issue is highlighted in a study carried out in 
Charnwood whereby an additional 1,653 HMOs were recorded compared to previous 
knowledge of HMOs in the Borough.[15]  The study carried out by Loughborough University 
provided Charnwood Borough Council with a fuller and more accurate understanding of the 
scale and magnitude of HMOs in the area and a fuller evidence-base of the geographic 
distribution of different types of HMO.  Carrying out similar studies would provide LAs with 
knowledge to inform both their waste and wider HMO policies and the report provides 
recommendations of good practice in terms of improving the identification of HMOs.   
 

5.3 Transience 
 
It is common for high levels of transience amongst HMO residents.  Within the domestic rented 
sector in London alone 32% of residents moved within 2016 and 70% lived in their home for 
less than 2 years which presents significant issues in terms of the communication and delivery 
of LA waste collection services.[16]  

 

The “Guide to Improving Waste Management in the Domestic Rented Sector” identifies several 
potential points of failure during the moving process in the current rental system.   These 
points of potential failure include the point of signing tenancy agreements, as tenants move in 
to or vacate the property and are key opportunities for ensuring there is adequate provision 
made for waste and recycling, and that it is clearly communicated to residents which are often 
missed.  The impact of failing to provide adequate waste and recycling infrastructure and 
knowledge to residents around waste management practices may be exacerbated by factors 
also common in HMOs and flats such as lack of storage space or poor access to communal 
areas.[17]  
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5.4 Storage 
 
The Recycling in Real Life report identified storage as a key barrier to recycling for residents 

living in purpose-built flats. [18] Within the study several respondents were identified as living 

in a flat operating as an HMO; issues relating to storage were also reflected in their comments 

suggesting that this remains a key barrier to recycling that needs to be addressed amongst 

such property types. 

 

“This is the shelf where we put our recycling because we don’t have a recycling bin.” 

 

“We try to store the recycling under here [sink] so that we’re not going out every day” 
 
5.5 Roles and responsibility 
 
Research shows that of the top 10 things that flat mates/house sharers fall out about, 69% 
cite not cleaning up after cooking and 64% cite flat mates not doing their share of the 
cleaning.[19]  Additionally anecdotal evidence suggests that a key barrier to recycling in HMOs 
and shared properties is the lack of, or inconsistency of, roles and responsibilities with 
regards to the storage and presentation of waste for collection.  This is supported by the 
comments from residents identified as living in HMOs in the Recycling in Real Life report. 
 

“I hope it’s not full…oh yeah it is full, I guess no one has gotten ‘round to changing it yet” 
 

“Our cleaning rota gets updated every week, and it’s just your basic cleaning tasks…I’m not 
going to pretend I’m the best…but my housemate never takes out the bins, ever” 

 
“My housemates always leave the rubbish on the balcony and I have to take it to the bins” 

 
“We don’t like cleaning and emptying the fridge…I’m responsible for cleaning the fish tank. 

No one’s really responsible for taking the bins out so that occasionally piles up” 
 
The role of household dynamics and in-home division of labour in the ‘work’ of recycling is 
also a key theme in the 2008 review of evidence into barriers to recycling and the report 
highlights that the household, not the individual, is the basic behavioural unit. [20] This 
therefore requires more to be known about the recycling behaviour of all the different people 
within the home if we are to get better at helping households make the changes that will 
result in effective recycling behaviours.  Further qualitative research to gain a better 
understanding of how behaviour change interventions could best influence the collective 
setting of people within a household and taking account of the way household chores and 
the domestic routines are divided up amongst household members would therefore be 
beneficial in breaking barriers and improving performance.  
 
5.6 Communication 
 
Several of the barriers that are specific to HMOs in terms of recycling performance affect the 

ability of effective communication between stakeholders which is reflected in the comments 

recorded during interviews with HMO residents as part of the Recycling in Real Life Report. 

 

“All of these communal things aren’t very well communicated so we just try to mind our 

own business!” 

 

“There’s always lots of information up here but I don’t really ever look at it” 
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“We get information about the residential meetings here… at the moment it’s just a 

poster about a missing cat” 

 
Research shows that different communication methods may be more or less appropriate 
depending on the tenure type and ‘The Moving in Greater Manchester’ report suggests that 
people living in rented accommodation prefer to receive information about recycling from their 
landlord or housing association. [21]  
 
5.7 Routines 
 
The routines that residents develop around the storage and disposal of their waste and 
recycling may be a key point of leverage at which to target behaviour change interventions.  
The comments below highlight that the different systems that may be in operation not only 
differ from household to household but also may differ within each room of a household 
depending on how engaged individuals are but also how engaged the collective household is.  
Again, qualitative research may help to better understand how such routines develop and 
what opportunities for change and/or standardisation may exist.  
 

“I never got round to buying a bin for my room so I just put it all in a bag by the side 

of my bed” 

 

“What I really love about this flat is that we actually have chutes right here in our 

kitchen, we just put the rubbish in there and the porters come and collect it” 

 

“This is the normal bin, where all food waste and non-recyclable things go. We also 

normally have a recycling bag next to it, we don’t have a recycling bin, we should do, 

but we don’t” 

 

“This is the bin rota. There are three couples; we just rotate who has to take the bin 

out. And a nice little recycling sign, so everyone can remember what to recycle. It’s not 

passive-aggressive or anything.” 
 

5.8 Diverse Audience 
 
The ways in which key messages regarding recycling are communicated and the methods used 
to motivate people to recycle are greatly affected by the audience.  “Moving in Greater 
Manchester” identified key differences between potential target audiences and their recycling 
behaviours based on tenure type.  Those living in private and socially rented accommodation 
were more likely to be younger groups falling within Segment 1 whereby levels of 
contamination are likely to be higher and yields of recycling lower.  This group is also more 
likely to use non-kerbside waste and recycling services more frequently.  The segment is least 
motivated to recycle and when moving into a new property and more likely to wait for recycling 
information to be provided to them rather than seeking it out for themselves. [22] 

 
The HMO market has become increasingly diverse in recent years and the Charnwood study 
discusses the changing market dynamics and the potential impact on the economic structure 
of towns.  It also provides several salient findings that will inform discussions on future HMO 
policy.  The report identifies that there are two distinct dimensions to the market; the student 
HMO market and non-student HMO market and highlights the key differences between these 
two groups.  It also suggests that the HMO market is growing and diversifying and there is an 
increasing presence of vulnerable low income, vulnerable migrant groups and a more diverse 
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group of professions in non-student HMOs. [23] All these factors are likely to have an impact 
on participation in waste and recycling schemes and the effectiveness of associated 
communications due to a wider range of cultural and language barriers. 
 
5.9 Multiple booking/letting platforms 
 
The HMO market is embracing technological developments including a growth of web-based 
platforms which accounts for the lack of niche letting agents. [24] This may impact the 
consistency of communications and service provision in HMOs.  Additionally, there is concern 
that the unregulated proliferation of Airbnb-style short lets will lead to mainstream rent rises 
for long term tenants and an increase in properties operating as HMOs without appropriate 
licensing or registration [25] which may exacerbate some of the issues and barriers to recycling 
discussed within this report. 
 
6.0 Landlord Engagement 
 
In order to understand the role of HMO landlords in encouraging participation in recycling 
services amongst their residents and how LAs can effectively engage with landlords’ questions 
were posted on ‘The HMO Group’ Facebook page, a community dedicated to sharing 
information, educating and empowering HMO landlords.  Additionally, a search of previous 
posts relating to waste and recycling was carried out to identify common themes. 
 
6.1 Containers and access to services 
 
Landlords cite access to services through their LA as being a key barrier limiting their ability 
to encourage tenants to recycle correctly. 
 

“My hands are tied by the council condition on the planning approval for waste disposal 
which can only be done by means of a single large industrial type bin which does not allow 

for segregating waste.” 
 

“I have found it a painful and laborious process to source larger bins for recycling than 
standard issue.  Required copies of passports, tenancy agreements etc. and it took forever” 

 

A consistent approach across LAs regarding the provision of waste and recycling services to 
HMOs that is clearly communicated would help to ensure that landlords are aware of their 
obligations and the processes they need to follow in order to fulfil them.   

 

6.2 Consistency in collections 
 

Levels of transience are high amongst residents of HMOs and forum comments from 
landlords suggest that the variation in collection services between LAs is perceived to be a 
source of confusion for residents and may be an additional barrier to effective participation. 
 

“Young working professionals often choose to live in HMOs because they are moving around 
with their careers.  Having very different recycling rules across different councils (even 

neighbouring councils) causes confusions about what can and can’t be recycled.  And means 
that either items aren’t recycled that could be – or that items contaminate the recycling for 

that particular council.” 
 

Although LAs have made great progress in recycling in recent years, services and 
performance still vary across England. However, WRAPs ongoing work under the Framework 
for Greater Consistency aims to help reduce confusion and achieve increased recycling both 
amongst HMO residents and the wider community. [26] 
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6.3 Lack of motivation 
 
Landlords commonly cite lack of motivation as a key factor for residents not participating in 
recycling services, and there is clearly frustration amongst those landlords that are keen to 
encourage good waste management practices in their properties when residents do not 
comply. 

 

“I’ve generally found that despite providing all the relevant bins – copies of the council’s 
instructions on the house noticeboard – and separate recycling bins in the kitchen – HMO 

tenants are generally lazy and just chuck it all in the general waste.  This is a demographic 
that you’d expect to be more concerned about being green etc. talk the talk when asked but 

don’t walk the walk.” 
 

“We must have been explained recycling practices to incoming tenants verbally at least 2000 
times during check ins.  Always frustrating to see they are rarely observed perfectly but 

mostly it does work”. 
 

“Tenants normally can’t be bothered.  When the cleaner is at houses weekly I get her to 
have a quick look in the recycling bin prior to putting them out.  I also have a list of what 

can be recycled right by the bin, but they still put food in it.” 
 

Any practical, operational or communication interventions implemented to encourage 
participation in recycling services should help to address the barriers that have been 
identified in Section 5 but also must tackle lack of motivation.  Use of WRAPs segmentation 
information can help to ensure that appropriate messaging is used in a way that is most 
likely to resonate with the categories of people we can expect to be living in HMOs. 
 

6.4 Interventions 
 
As suggested in the “Recycling in Real Life” report there are many reasons why people do 
not recycle effectively.  Many residents want to recycle but either have incorrect or 
insufficient knowledge about how to do so correctly and/or their efforts may be undermined 
because it is not sufficiently easy for them to do so. [27] Research suggests that three 
conditions must be satisfied for people to participate in recycling.  They must be motivated 
to do so, they must have the correct knowledge to do so and it must be sufficiently easy for 
them to do so.  These conditions are interdependent.  If any one or more of them is not 
met, it will undermine the other two.  The “Guide to Improving Waste Management in the 
Domestic Rented Sector” report also concludes that there are no silver bullets and a range of 
interventions designed to educate and encourage, enact and enforce are required. [28]  
 
Discussion on the HMO forum revealed that several landlords have implemented their own 
interventions to try and address the issues of poor waste management practices amongst 
their residents and to encourage more effective recycling.  There a range of proactive and 
reactive solutions but most include developing more defined roles and responsibilities and 
encouraging an improved sense of ownership by improving the surroundings and living 
environment for residents. 
 

“I find that it is usually one or two tenants that put the wrong stuff in the recycling bins.  
Only solution is to have a CCTV camera directly above the bins to see who is putting what in 

the bins.” 
 

“I have one tenant who is taking control of it.” 
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“I am just about to do a simple guide to recycling video for our tenants.  As mentioned 
above different local authorities have different rules and our housemates move around a lot 

and are just confused (and sometimes lazy).” 
 

“I am hoping now the house is reset they will take more ownership.  I think the last tenant 
to come in is a bit of a clean freak so hopefully that will help”. 

 
“The only thing that worked in the end was if they didn’t put them out that is fine, but we 
will need a company to come in and sort, but it will be charged to all tenants.  They have 

been much better since.” 
 

Further interventions suggested within the group include: 
 

• Providing internal and external recycling boxes 

• Explaining the recycling system to residents on moving in day 

• Providing details of what to do on notice boards 

• Issuing email reminders on the day before collections 

• Nagging residents using a journal kept in the kitchen 

• Sending auto texts to the tenant’s day before bin day using www.textlocal.com 

• Holding a house meeting to show them how it is done 

• Bin rota on a noticeboard 

• Assigning the responsibility to one of the tenants for a £50 reduction in rent  

Work with landlords and more focused qualitative research with HMO households to develop 
a range of evidence-based interventions may help to encourage a standardised approach 
amongst this sector of households that is proven to be effective in boosting participation. 
 
7.0 LA Case Studies 
 
LA engagement with HMO landlords and tenants and policies and procedures employed by 
LAs to tackle waste management issues within HMOs are varied.  Below are some examples 
of good practice 

 

7.1 Islington Council (Landlord Engagement) 
 

Islington Council comprises 70-80% flatted properties which are largely privately rented and 
HMOs.  The council has worked extensively with social landlords and there is now a strong 
political focus to tackle waste issues arising from privately rented properties. 
 
The council operates HMO licencing schemes in 2 areas; the first is a Mandatory licensing 
scheme and aims to ensure that larger, higher risk HMOs meet HMO standards and are 
adequately manage.  the second focuses on two specific roads where there was evidence of 
widespread poor management and disrepair within HMOs. This provides a network to 
engage with landlords and the council provides downloadable communications resources for 
landlords to use in their properties.  Work is also being undertaken to improve clauses in 
tenancy agreements. 
 
Islington Council are developing a dedicated webpage for residents in the private rented 
sector and landlords offering advice on ways that landlords can improve the information they 
provide as well as providing communication tools they can use with their residents.  The 
webpage will also include what residents in private rented accommodation can expect from 
their landlord. [29] HMOs are entitled to as much recycling capacity as required free of charge 
and residual waste collections are unrestricted and weekly. 
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Currently no enforcement activities are taking place within the Borough however work to 
include clauses in tenancy information through licensing schemes will allow for an effective 
enforcement procedure to be introduced whereby recycling and waste issues may be 
incorporated into existing inspections carried out by Housing Standards.   

 

7.2 Preston City Council (Enforcement) 
 

Each council tax paying property in Preston is entitled to one 240 litre wheeled bin for 
residual waste.  Larger households may apply for additional refuse capacity and upon 
inspection if they are found to be fully participating in available recycling schemes up to a 
maximum of two 240 litre wheeled bins may be issued.  Where HMOs still require additional 
capacity, landlords are required to take up a commercial waste contract with the authority or 
other licensed waste carrier.  The council’s experience has been that a strict policy on 
residual waste capacity is required in order to carry out any ongoing enforcement activity. 

 

The authority employs a robust enforcement procedure to tackle waste issues arising from 
HMOs.  The authority’s Council tax department annually provide details of properties 
registered as HMOs or those registered as Council tax exempt due to full time students 
occupying the property.  As a result, generic information detailing the responsibilities of HMO 
managers/landlords relating to their tenants’ waste is issued across all properties.  This 
document requires strict adherence to regulations listed in The Management of Houses in 
Multiple Occupation (England) Regulations 2007.  Where duties are not met a warning letter 
is issued explaining the breach of regulations and requiring standards to be rectified within 
the 7 days from the date of issue.  The authority has experienced 90% compliance following 
issue of the warning letter. 

 

Another enforcement route employed by the authority is through the Environment Act 1995 
Section 108, whereby WCAs have the power to request information to assist with fly-tipping 
investigations. Failure to supply the information is also an offence for which a fine may be 
given. The council serve this notice on the owner or manager of the property in order to 
obtain details of the HMO residents. 
 
Community Protection Warnings (CPW) and Notices (CPN) have been used more recently to 
tackle issues arising from HMOs.  This can be used for a variety of nuisances that have an 
impact on the local amenity such as excess waste.  The CPW lists obligations and conditions 
which may include a landlord ensuring appropriate waste receptacles and storage is provided 
or that all waste is disposed of correctly at the end of tenancy periods.  Where an ensuing 
breach of these conditions takes place a CPN is issued which gives the offender 7 days to 
comply.  CPNs carry a £100 fixed penalty fee. 
 
Focus has previously been on HMOs that are occupied by students where links with 
university accommodation services have provided a channel of communication with 
landlords.  However, Preston’s experience has been that with a rise in privately owned 
student halls of residence HMOs are more commonly occupied by a wider variety of residents 
often presenting additional barriers including overcrowding and language problems. 
 
Other pro-active activities the authority has carried out in order to tackle waste issues 
created by HMOs include clean-up activities arranged with student landlords. 
 

7.3 Southampton City Council (Planning) 
 

Within Southampton City Council’s Local Development framework an HMO Supplementary 
Planning Document (SPD) was published in March 2012 concerning proposals to convert 
properties to HMOs. [30] The SPD requires developers to provide adequate space for 
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management of waste which should be sited and designed to enable residents and collection 
workers to conveniently and safely manoeuvre refuse bins to the collection point. Bins should 
not be stored visible from a public highway or in full public view. These facilities must be set 
up and maintained as approved on the submitted plans by the Council before the HMO is 
first occupied by the tenants.   Where appropriate developers may be required to submit a 
waste management plan with planning applications in accordance with the guidance set out 
in the Residential Design Guide, Section 9 - ‘Waste management’. 

 

8.0 Conclusions 
 
In conclusion there is a complex mixture of environmental, situational and personal barriers 
to recycling in HMOs.  Addressing these barriers requires a deeper understanding of the 
interactions between them and the multiple stakeholders involved.  Further research into 
what it is like to live in, manage and service HMOs would be a valuable next step so that key 
leverage points for engendering behaviour change can be identified.  This would allow LAs to 
develop common practices in terms of service provision and communication with landlords 
and residents.  Additionally, whilst it is clear that there are several opportunities for 
implementing interventions, they must address knowledge, ease and motivation in order to 
be successful and standardised policy and process would also enhance this. 
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1

London is a city of transience and movement, with large 
amounts of private rented property: 32% of households 
in London’s private rented sector have moved in the 
last year and 70% have lived in their current home 
for less than two years.1 This presents very particular 
challenges to local authorities in communicating and 
delivering waste and recycling services.

During 2015-2016 Resource London held one-to-one 
meetings with every one of the London’s Boroughs 
as part of its programme of engagement to explore 
opportunities to improve London’s recycling rate. Poor 
waste management practices in the domestic rented 
sector were commonly identified as having a negative 
impact on recycling performance and were often 
considered to cause significant street scene issues such 
as small-scale dumping. This in turn has significant cost 
and resourcing implications for local authorities at a 
time of sustained financial pressures on budgets.

In response Resource London, together with 
the London Environment Directors Network 
(LEDNET), established a research project to identify 
opportunities for improving waste management 
practices within the capital’s domestic rental 
sector. Eunomia Research and Consulting Ltd 
was commissioned to set up a project board with 
representatives from the sector, including social 
and private landlords, managing agents and tenants 
as well as London boroughs and the core cities. 
The project board has focused on finding practical 
solutions that can be put in place in the short to 
medium term.

Interventions explored included local authority 
enforcement, licencing schemes, the role of tenancy 
agreements and better communication between councils, 
landlords and their tenants. The outputs presented here 
show however that there is no ‘silver bullet’ and what 
is needed is a range of locally relevant interventions 
delivered collaboratively by a number of stakeholders.

The project has also identified barriers to improvement 
that will require longer term work or, in some cases, 
representations to Government.

The issues the project board has identified and many 
of the interventions suggested within this guide are 
not limited to London (nor, in some cases, to the 
rented sector). We hope that local authorities and 
other stakeholders in the sector nationally will find 
these conclusions of interest and we welcome contact 
from any organisations with relevant experience or 
insight that would like to get involved in further work 
to tackle these typically urban issues.

Foreword

1 GLA Housing Report 2014.

Antony Buchan
Head of Programme – Local Authority 
Support

Sue Harris
Executive Director, the Royal Borough 
of Kensington and Chelsea

Director, London Borough of 
Hammersmith & FulhamMichael Caroe Andersen
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Project Board Statement

Improving waste management in the domestic rented sector in London and beyond requires:

• A holistic approach - councils need to work 
together, with tenant, landlord and agent 
representative groups to share insights and 
information to understand the issues and develop 
and trial solutions.

• More collaboration - locally between council 
departments and other bodies working with 
tenants, landlords and agents to identify issues 
and share information.

• Clear and consistent messaging – provided 
at the right time and in the right format to help 
tenants and landlords understand their own and 
each other’s responsibilities in dealing with the 
recycling and waste they produce in the right way.

• Action to address issues - where tenants, 
landlords and their agents are not meeting 
their responsibilities, stakeholders need to work 
collaboratively and constructively to encourage 
them to do so, recognising that in some 
circumstances this may require proportionate 
enforcement action to be taken. 

• A clear, comprehensive and consistently 
applied and enforced legislative framework - 
Where legislation restricts or constrains councils 
from taking positive and fair action on these 
issues we will make the case for change to 
Government.

EDUCATE AND ENCOURAGE ENACT AND ENFORCE
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Figure 1: Point of ContactWho is this Guide for?
This guide has been designed to examine the 
opportunities available to borough councils, working 
with tenants, landlords, House in Multiple Occupation 
(HMO) managers and their managing agents (along 
with appropriate representative bodies) to improve 
waste management practices within the domestic 
rented sector in London. It is aimed principally at 
officers within London borough councils but will be of 
interest to councils elsewhere in England and also in 
part to organisations representing domestic rented 
sector tenants, their landlords and their agents.

Information in this guide document is supplemented 
with more detailed supporting and case study 
information in the separate Appendix document.

Unless explicitly specified otherwise, the use of the 
term ‘landlord’ in this guide is intended to include HMO 
Managers (as per the definition within the Management 
of Houses in Multiple Occupation (England) Regulations 
2006 (‘HMO regulations’).

This guide has been designed to cover the three 
potential points of contact in Figure 1.

Introduction

London boroughs have identified 
waste management issues in 
the domestic rented sector as  a 
significant street scene issue, 
and barrier to improved recycling 
rates. This guide sets out a series of 
interventions to address these issues.

Introduction

Contact points

London waste 
authorities to ‘educate, 
encourage, enact 
and enforce’ greater 
landlord/managing 
agent responsibility

Landlords/Managing 
Agents to ‘educate, 

encourage, enact 
and enforce’ greater 
compliance directly 

with tenants

London waste authorities to 
‘educate, encourage, enact and 

enforce’ greater compliance 
directly with tenants

P
age 24



5
Introduction Communications AcknowledgementsCollaboration

Tenancy 
Agreements 

Waste Collection  
Service Provision  

and Policies
Licencing Enforcement

Waste Management Issues
Anecdotal evidence from 
consultation between 
Resource London 
and London borough 
waste officers has 
suggested that there 
are a number of waste 
management issues 
commonly associated 
with areas containing 
a high proportion of 
rented sector domestic 
properties - Figure 2.

Figure 2: Rented sector waste management issues

Introduction

Insufficient waste storage & separation areasBulky Misuse Fly-tipping & excess waste

Poor Recycling Rate & Contamination High bin replacement Difficulty containing waste

All images are licensed under Creative Commons (creativecommons.org/licenses/by-sa/2.0/).
Flickr usernames for attribution including on each image. Images have been cropped

AlanStanton mukluk
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Research with stakeholders representing councils, 
tenants, private and social landlords and managing 
agents for this guidance has highlighted a number of 
key ‘points of failure’ within the generic rental process 
where problems can originate - Figure 3.

Figure 3: Points of failure

Introduction

Property 
Advertised

Tenancy 
Agreement Signed

Expectations of waste 
management and 
tenant / landlord 
responsibilities are not 
clearly defined

Property Prepared 
for Rental

Bins not provided, 
bins are insufficient 
for tenants needs or 
insufficient storage 
space for bins

Tenant Moves In

Tenant does 
not understand 
responsibilities or 
waste and recycling 
system in place

Tenant Occupies 
Property

Tenant does not or 
cannot correctly use 
the waste and recycling 
system in place / issues 
with access to bins to 
fill and/or collect

Tenancy End Date 
Agreed

Expectations of waste 
management at end of 
tenancy are not clear or 
are disregarded

Tenant Vacates

Tenant does not 
correctly dispose of 
waste / waste left at 
property

Empty Property

Landlord* does not (or 
does not understand 
how to) compliantly 
deal with any waste 
generated / remaining
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These points of failure are exacerbated by a number 
of (often interrelated) contributory factors - Figure 4.

Some factors are within the control of councils (e.g. 
lack of information on service provision), others are 
within the control of landlords or agents (e.g. space 
issues, access to bin stores/areas).

The remainder are within the control of tenants 
themselves (e.g. attitudinal barriers, blocked 
communal areas), although these will be influenced 
to some degree by councils communications and 
enforcement and landlord or agent actions.

There is therefore no single ‘silver bullet’ intervention 
that can be deployed to resolve all the waste 
management problems identified in this document. 
For this reason the guide takes a multi-pronged 
approach, recommending a number of interventions 
that waste authorities can deploy in collaboration 
with the other main actors in the system to:

and

greater compliance with the various actors’ 
responsibilities.

Figure 4: Contributory factors

EDUCATE AND ENCOURAGE

ENACT AND ENFORCE

Introduction

Contributory factors:

•  Lack of communication / information on:
- Responsibilities

- Service provision / policies
- Sanctions

•  Lack of containers

•  Space - Property design and or management restrictions

•  Obstacles to presentation / collection of waste e.g.
- Blocked communal areas

- No access to bin stores (tenants or collection crews)

•  Language barrier
 

•  Attitudinal / cultural / behavioural factors
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Guide Themes and 
Recommendations
The proposed interventions are grouped under the 
two thematic areas identified above: ‘educate and 
encourage and enact and enforce’ - Figure 5 - with 
the whole system underpinned by the legislative 
framework in place - see Appendix for details of the 
relevant legislation / regulations.

Figure 5: Guide themes and recommendations

Introduction

EDUCATE AND ENCOURAGE ENACT AND ENFORCE

• Targeted at tenants / landlords
• Trigger points e.g. start of tenancy
• Material for landlords to pass to 

tenants
• How to Rent Guide update
• Engagement with Airbnb 

• Exploit opportunities for cross-
departmental working 

• Seek partners in taking action e.g. 
universities, housing associations, 
managing agents

• Using collection crews 
• Formal landlord liaison routes
• Develop co-branded communications

• Expanded clauses on waste in model 
agreements 

• Encouraging landlords to refer to 
clauses where waste issues

• Improves ability to recover costs via 
Tenancy Deposits

• HMO inspections to include waste 
management

• Access to HWRCs for licenced 
landlords

• Landlords as waste carriers
• Classification of waste from  

Airbnb lets

• Use of selective licencing conditions 
to promote good practice

• Inspections and enforcement  of 
licences on waste management

• Clearly communicate penalties  to 
tenants and landlords

• Encourage landlords  to use their 
influence on tenants 

• Use enforcement warnings / notices 
to reinforce info on services available
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Communicating with Tenants
Getting information on waste management 
responsibilities and collection services to tenants can 
be difficult where there is a high turnover or where 
multiple households live at a common postal address. 
To address this:

• Service information for new tenants should be 
provided early on in a new tenancy i.e. within the 
first month (but not necessarily on day one when 
a new tenant is more likely to lose the information 
due to the disruption of moving).

• A request for tenants to leave information 
regarding collection services for a new tenant 
when they move should be added to printed 
material.

• Where HMO or selective licencing schemes are 
in place it can be made a condition of the licence 
for landlords to ensure that such information is 
provided to tenants in a suitable format and at 
the appropriate time – see Licencing Section for 
more information.

• For non-licenced properties a change in 
council tax registration for a property can be 
used as a trigger to send information. For 
example, information on collection services and 
responsibilities and details of penalties for non-
compliance can be included within council tax 
account mailings to new council tax payers. For 
tenants closing a council tax account, information 
on excess waste services (e.g. HWRC, bulky waste 
collections) and duty of care responsibilities when 
employing waste contractors can be included with 
final statements or sent separately.

• Collection crews can be used as an alternative 
source of intelligence regarding new tenancies. 
Where suitable in-cab IT technology exists 
collection crews can either flag an address for a 
‘welcome’ letter/leaflet to be sent, or can carry 
a small supply of standard letters/leaflets or bin 
tags to leave at the property.

See Appendix for example communications in use by 
some councils.

Communications

Councils should educate tenants, 
landlords and their agents on their 
waste management responsibilities 
and how they can comply with them in 
order to encourage compliance, and as 
a basis for taking enforcement action.

Communications
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Communicating with Students
Councils with areas containing concentrations 
of student rentals should provide targeted 
communications material for these tenants at the 
start and/or end of the academic year. Consideration 
should also be given to:

• Providing additional waste collection services to 
students at the end of term to mitigate against 
the increase in side waste, waste left in front 
gardens or small-scale fly-tipping.

• Establish partnerships with universities and 
colleges to set up student-led re-use and recycling 
schemes linked to the end of term

• Providing information on collection services to 
the main student accommodation landlords 
within the authority area for inclusion in their own 
website or ‘welcome packs’

• Engaging with university community-liaison 
offices as a communications channel.

See Appendix for examples of the above schemes.

DCLG ‘How to Rent’ Guide
Any new tenants are legally obliged to be provided 
with a copy of the ‘How to Rent guide’ published by 
DCLG. Representation has been made to the DCLG 
suggesting additional wording on recycling and waste 
for inclusion when the guide is next updated. – See 
Appendix for details.

Communicating with Landlords 
and Agents
Communications material should be targeted at 
landlords focussing on:

• Providing adequate space and containers for 
recycling and residual waste;

• Confirming responsibilities for its storage, 
separation and placing for collection to their 
tenants; and

• Emphasising the legal duties on landlords and the 
potential sanctions available to the council should 
these duties not be met.

In addition Councils should consider:

• Making letters or printed guidance material 
targeted at tenants, landlords or agents available 
to download from the council website. This 
material can include separate material addressed 
to tenants, for example by including in their own 
‘welcome pack’, alongside (or even as a schedule 
to) the tenancy agreement, or by placing in the 
property (e.g. on a notice board) with a clear 
request that the landlord or agent make this 
available to existing and any new tenants. A similar 
approach is taken in some selective licencing 
schemes – see Licencing Section for examples.

• Where the council holds name and address 
details of landlords or the main managing agents 
operating in an area, or can access this information 
via other council departments (for example via a 
council accreditation or licencing scheme), then 
letters or leaflets containing the information above 
can be sent direct for their attention.

• Council housing departments may be able to 
help council waste service officers in identifying 
key landlords or agents operating within specific 
areas. In the absence of information from other 
departments in the council, online searches can 
identify the largest managing agents within an area 
with whom the council can communicate directly.

Communications
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• Alternatively boroughs may be able to liaise with 
national bodies such as the National Landlords 
Association (NLA) or ARLA Propertymark 
(representing agents) to get information passed 
through to landlords and agents via newsletters 
or local forums.

• Another means of communication open to 
councils is via landlord and/or agents forums 
which some local authorities have established. 
These are covered in more detail in the 
Collaboration Section. Councils can consider 
setting up a simple registration scheme as part of 
a forum or separately where landlord forums are 
not in place, for landlords to sign-up to receive 
information on changes to collection service 
arrangements / rules relevant to their properties.

See Appendix for examples of some of the above.

Key Messages
Communications material targeted at tenants or 
landlords and their agents should include:

Communications

     For Tenants      For Landlords / Agents

• Clear description of, and instructions on 
complying with, the collection services 
offered

• Details of how to find out collection days 
for a specific property

• Details of bulky waste collection services 
offered

• Details of how to contact the relevant 
council department where there are 
issues e.g. requests for additional/larger/
replacement bins or sacks

• A reminder not to fly-tip or leave excess 
waste around bins or in yards, gardens 
etc and the potential penalties for  
doing so

• Signpost to further information such as 
the council’s website or  
recycleforlondon.com

• An outline of landlord responsibilities 
including: 

1. To provide information for tenants on 
collection services 

2. To provide suitable space for recycling 
and residual waste bins

3. To provide recycling and residual waste 
bins to tenants in accordance with 
council policy and recommendation 
that these be included in the inventory 
associated with the tenancy agreement 

4. Duty of care obligations e.g. with 
regards to the transfer of waste 

• Confirmation on classification of different 
types of waste as household or commercial 

• Details of how to contact the relevant 
council department where there are issues 
or more information is required
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Collaboration
Waste services should collaborate 
with other council departments and 
external bodies which interact directly 
with tenants, landlords and their 
agents to get information on waste 
management responsibilities and 
services to the right place and identify 
those for whom enforcement action  
is appropriate.

Multi-departmental Working
Potential exists in many councils for increased 
collaboration between departments and external 
partners - Figure 6.

Further detail on these examples can be found in  
the Appendix.

Information Communications Technology (ICT) can 
support this e.g. in-cab ICT in waste collection vehicles 
for reporting on waste in gardens, fly tipping, excess 
side-waste, broken bins or evidence of insufficient 
containment. This information can then be used to 
trigger proactive visits by council and/or enforcement/
housing officers.

Figure 6: Collaboration examples

Collaboration

Working with Landlord groups 
or Managing Agents
Landlord forums or voluntary landlord accreditation 
schemes, where these exist, can provide a direct 
communication channel for the waste service to 
highlight landlord and agents’ responsibilities, confirm 
collection service rules and consult with landlord 
members on issues such as waste in gardens or 
contamination of recycling bins – See Appendix  
for examples.

Planning
• Notification of new HMO designation triggering bin 

provision assessment visit / provision of info to HMO mgr

Social Services
• Notification of waste mgt issues identified during home visits

Customer Contact
• Provision of info on services targeted at landlords / tenants
• Enquiries re. new council tax account triggering info on waste collections
• Notification for reasons of non-collection from waste crews

Enforcement
• Notification by collection crews of fly tipping / waste 

within property boundary or non-compliance with 
waste and recycling service policies

Revenues & Benefits 
• Notification of new CT account triggering waste 

service welcome pack information

Universities
• providing info on recycling & waste 

services at start / end of academic year
• liaison with halls of residence, landlords, 

student recycling champions etc. 
• provision of special collections services

Housing Associations
• Targeted comms on services, how to guides
• Info, education via tenant forums
• Joint enforcement action

Housing
• New licence application / inspection
• Landlord liaison forum
• Enforcement action on housing standards

Waste 
Service
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Recommendations
Waste services should look for opportunities to 
collaborate with other council departments or 
external partners to address waste management 
issues in the rented sector, by for example:

• Making connections and developing partnerships 
with other council departments to share 
information and develop joint approaches to 
targeting tenants, landlords and their agents.

• Making connections and developing partnerships 
with external organisations such as universities, 
housing associations, or lettings agents with 
strong presence / market share in area, to 
share information on key waste management 
responsibilities, collection services and  
service rules.

• Using landlord forums, where these exist,

• as a route to communicate service information 
and landlord and tenant responsibilities.

• Where one or more lettings agents have a 
significant market share in a particular area, 
the council should seek to work with them on 
communications and specific targeted services 
(such as one-off bulky waste collections).

Collaboration
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Tenancy Agreements

Tenancy agreements can play a role 
in clarifying tenant and landlord 
responsibilities in relation to waste 
management. The clauses set out here 
should be promoted for inclusion in 
model tenancy agreements.

Model Clauses
There are a number of ‘model’ Assured Shorthold 
Tenancy (AST) templates currently available for use by 
landlords and their agents. Some, but not all, contain 
clauses related to responsibilities for waste and 
recycling – See Appendix for examples.

Landlord’s Obligations: 

• The landlord shall provide tenants, from the 
start of the tenancy, with written information 
setting out their responsibilities with regards 
to the proper storage and separation of 
recycling and residual waste (including bulky 
waste) and its placement for collection in 
accordance with the policies set out by the 
local authority.

Inclusion of waste management responsibilities 
within agreements has the potential to be a useful 
lever in encouraging tenants to act responsibly both 
during and at the end of tenancies. In considering 
opportunities to expand and strengthen tenancy 
agreements from a waste management perspective, 
the following clauses are suggested for inclusion:

• The landlord shall ensure that, where 
applicable, tenants have means of access to 
any communal containers for the purpose of 
separating and storing recycling and residual 
waste and its placement for collection in 
accordance with the policies set out from time 
to time by the local authority. 

Model AST Agreement Clauses

Tenancy 
Agreements
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Tenant’s Obligations: 

• The tenant must keep the property including 
all yards, gardens, outbuildings and any 
other external areas within the curtilage of 
the property free from waste and fly tipping 
deposits. 

• The tenant must not deposit any waste or 
possessions in shared or public areas. 

• The tenant must store, separate and place 
for collection all recycling and residual waste 
(including bulky waste) in accordance with the 
written information provided to the tenant 
at the start of the tenancy and in accordance 
with the policies set out from time to time by 
the local authority. 

• Where any waste, due to its size and/
or type, is unsuitable for collection by the 
local authority, the tenant must make 
arrangements for the safe and legal removal 
and disposal of this waste in line with his Duty 
of Care under section 34 of the Environmental 
Protection Act 1990. 

• The tenant must remove all possessions 
(including any furniture, mattresses etc) 
belonging to the tenant or any member of the 
tenant’s household or visitors, and all waste 
from the property (including any exterior areas 
within the curtilage of the property) at the 
end of the tenancy. If any such possessions 
are left at the property after the tenancy has 
ended, the tenant shall be liable for meeting 
all reasonable removal and storage charges. 
The Landlord will remove and store the 
possessions for three months (other than any 
perishable items which will be disposed of 
immediately) and will take reasonable steps to 
notify the tenant. If the items are not collected 
within three months, the Landlord may 
dispose of the items and the tenant will be 
liable for the reasonable costs of disposal. The 
costs of removal, storage and disposal may be 
deducted from any proceeds of the disposal. 

Note: These clauses are provided as examples only 
– care should be taken to ensure that, where used, 
the final form of these clauses is compatible with 
the form of tenancy agreement with which they are 
to be incorporated (and associated definitions and 
obligations imposed on tenants contained therein).

These clauses will be recommended to DCLG and 
landlord/agent representative bodies for inclusion 
within model AST agreements.

See Appendix for further information related to the 
invocation of clauses in ASTs and the use of inventories.

Recommendations
• Councils should promote the model AST clauses 

set out above for inclusion within council tenancy 
clauses (where relevant);

• Councils should include recommendations on 
including these clauses within AST agreements 
in any guidance material targeted at landlords as 
well as the guidance set out above on invoking 
clauses and the use of inventories.

Tenancy 
Agreements
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Waste Collection Service 
Provision and Policies

Councils need to consider collections 
policy for HMOs and HWRC and Bulky 
Waste collection service provision 
as a way of addressing some waste 
management issues in the rented 
sector. Providing clarity on the 
classification of waste and charging for 
collections in certain circumstances 
affecting renters can also have a 
positive impact.

Introduction
Rented sector properties are, in the main, not treated 
differently from owner-occupied properties when it 
comes to the provision of collections services and 
related service rules. Specific policies and services 
can be considered however for: HMOs, HWRCs and 
bulky waste. There is also the question of how 
classification of waste produced from short-term 
lets and charging for the collection of waste in 
certain circumstances can affect rented sector tenants 
and landlords.

Recommendations

HMOs

• Proactive advice should be provided for 
HMO Managers on legal obligations related 
to waste management, standard collection 
service provision (including details of container 
provision), specification requirements for any 
containers provided by HMO Managers etc. This 
can be via a HMO planning permission application 
or new HMO inspections (either by planning or 
housing officers or via a separate visit by waste 
service officers).

• The waste service should work with the housing 
department to ensure that any inspections of 
new HMOs includes consideration of waste 
management provision including, where relevant 
to the collection policy in force, an assessment of 
the container requirements such that adequate 
containers and separation and storage facilities 
can be provided to tenants.

• Consideration should be given to the provision  
of re-usable bags for the separation and transport 
of recycling from individual dwelling units within 
HMOs to the communal collection containers 
provided.

HWRCs

• HWRC services should be promoted to tenants 
and landlords as an outlet for the deposit of 
waste and recycling generated from the process 
of moving in and out of rented properties.

• The circumstances under which landlords are 
able to access HWRCs and the policies in force 
regarding the acceptance of waste generated 
from ‘DIY’ works should be communicated as 
part of any waste service information material 
targeted at landlords.

Waste Collection  
Service Provision  

and Policies
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• Where selective licensing schemes are in place, 
consideration should be given to allow access to 
HWRCs for the deposit of household waste by 
non-resident landlords on production of their 
licence (as a positive incentive for licencing).

• Any information on the disposal of waste by 
landlords should include a clear statement 
regarding their duty of care obligations. This 
should include the requirement, in certain 
circumstances where they are transporting waste 
themselves, to be registered as a waste carrier.

Bulky Waste

• Consideration should be given to advertising 
additional services targeted at rented sector 
service users e.g. working with managing agents 
with a large portfolio in areas with persistent 
bulky waste issues to advertise and offer one-off 
free collections, targeted advertising of furniture 
re-use schemes to landlords and agents for 
providing to their tenants.

Classification of waste and charging for 
collections

• Councils should ensure that tenants, their 
landlords and agents are provided with clear 
unambiguous information regarding the 
classification of waste produced in the different 
circumstances relevant to rented properties 
and what this classification means in terms of 
responsibilities and charges for collection.

• Where a council incurs additional cost in collecting 
waste set out in contravention of a notice issued 
pursuant to s.46 (1A) of the Environmental 
Protection Act 1990 - requiring waste to be 
placed for collection in specified receptacles – 
the Authority can issue a charge to the occupier 
under the Controlled Waste (England and Wales) 
Regulations 2010. The charge should be used to 
recover additional collection costs only and not as 
a means of enforcement.

• Councils should consider providing information 
on the classification of waste generated from 
short-term lets such as those advertised via 
Airbnb and similar platforms and the implication 
of this for whether a charge for collection can  
be applied.

See Appendix for further information and examples on 
the above.

Waste Collection  
Service Provision  

and Policies
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Licencing

Where licencing schemes are in place, 
obligations on landlords related to 
waste management should be included 
within the licence conditions.

Model Licencing Conditions
The Housing Act 2004 (‘2004 Act’) makes provision 
for selective licensing to be used as a discretionary 
tool for local housing authorities to improve the 
management of privately rented properties which 
accommodate single households. HMOs can be 
subject to additional licencing schemes. – See 
Appendix for further details.

1.  The licence holder must provide written 
information to all tenants, at the start of the 
tenancy to ensure that tenants are advised and 
reminded of their responsibilities for the proper 
storage and disposal of household waste. 

     This information must be provided in a clear 
and easy to understand format which tenants 
can refer to throughout the period of the 
tenancy. 

     This information should include the following 
details: 

Model Licencing Conditions

Councils considering introducing new additional or 
selective licencing schemes or renewing existing 
schemes should incorporate the ‘model’ conditions 
set out below:

• How household recycling and residual waste 
should be separated, stored and placed out for 
collection in the correct containers [as per the 
guidance issued by the council]. 1 

• How to dispose of bulky household waste [as 
per the guidance issued by the council]. 1 

• If applicable, the licence holder must inform 
tenants of the arrangements for accessing 
communal waste and recycling containers that 
are placed in secure areas and ensure that 
tenants are able to access these.

Licencing
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2.  The licence holder must ensure that all tenants 
have access to waste and recycling containers 
sufficient for the number of occupants, and that 
these containers provide adequate means of 
separation of waste and recycling by type [as 
per the guidance issued by the council]. 1 

3.  Any such waste and recycling containers 
provided must be included within the inventory 
associated with the tenancy agreement (where 
such agreement exists). 

4.  Clear signage regarding the separation of waste 
and recycling by type must be provided and 
maintained on or near waste and recycling 
containers. 

5.  The licence holder must ensure that all yards, 
gardens, outbuildings and any other external 
areas within the curtilage of the property are 
kept free from waste and fly tipping deposits at 
all times. Whether clearing such waste himself, 
or employing a third party to do so, the licence 
holder must fulfil his duty of care in respect of 
the lawful transfer and deposit of such waste. 2 

6.  The licence holder must carry out regular 
checks throughout the duration of the tenancy 
to ensure that all tenants are complying with 
their responsibilities with regards to the 
storage and recycling of waste (including bulky 

waste) within the property and any exterior 
areas within the curtilage and its placement for 
collection in accordance with the policies set out 
by the council. 2 

7.  The Licence holder must ensure that where 
necessary for the emptying of waste and 
recycling containers from secure areas the 
council has the required access key / code or 
that arrangements are made to make these 
containers accessible for collection on the days 
and times specified by the council.

Notes: 
1.  The council should add references to its own specific 

policies regarding provision of numbers and types 
of containers according to property type and/or 
occupancy levels and provide links to guidance 
material on service arrangements and policies for 
landlords to provide to their tenants to enable them 
to comply with these conditions. 

2.  These conditions should be met with due regard 
to the conditions of common law and the tenancy 
agreement in place related to the tenants right to 
quiet enjoyment of the property.

It is noted that under proposals being consulted 
on the Government is looking at extending the 
coverage of mandatory licencing schemes for HMOs 
and introducing a condition that the licence holder 
provides:

‘adequate receptacles for the storage and disposal of 
normal household waste emanated from the property. 
The facilities must be suitable for the number of persons 
or households permitted to occupy under the licence 
and will need to be stored in a suitable accessible place 
within the curtilage of the property. The licence holder 
will also have to comply with all directions given by 
the local waste authority in relation to the storage and 
disposal of waste.’

To have an impact (over and above simply drawing 
landlord’s attention to the part they can play in 
preventing or addressing waste management issues) 
requires those responsible for carrying out the 
monitoring role, funded presumably by the licence fee 
income, to address waste management issues with 
licence holders on a similar basis as housing standard 
issues and other anti-social behaviour.

Licencing
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Enforcement
There are a number of interventions 
set out here that councils can consider 
when tenants and landlords fail to 
comply with their waste management 
obligations. More joint working 
between councils including sharing 
approaches, policies, documentation 
etc. can make developing new 
approaches less time consuming costly 
and avoid sending mixed messages to 
tenants and landlords.

Introduction
Councils have different approaches to enforcing 
against breaches of obligations and duties. Generally 
speaking, enforcement action is usually considered 
as a measure of ‘last resort’. However, early stage 
enforcement action is also an opportunity to continue 
with the communications, engagement and education 
activity outlined in preceding sections. 

As Keep Britain Tidy has noted in its Fly Tipping 
Action Plan, the inconsistency in enforcement 
approach between councils risks sending mixed 
messages to tenants, landlords and their agents. 
More joint working, starting with the formal sharing 
of approaches, policies, documentation etc., between 
boroughs could play a strong role in encouraging 
more consistency in approaches and a streamlining 
of the research and development of new mechanisms 
and materials.

Recommendations
Councils should:

• Provide clear information to residents, landlords 
and their agents on the penalties that will be 
levied by the local authority for failure to comply 
with legal obligations and waste collection policies 
and service rules and obligate landlords or agents 
to pass this information on to their tenants 
(e.g. through licencing or accreditation scheme 
conditions).

Enforcement

• Work to identify landlords and/or agents of 
properties for which waste management issues 
are a persistent problem and write to them to 
encourage them to use their influence (including 
via tenancy agreement conditions) to address 
tenant behaviour.

• Where there is separation between waste and 
enforcement departments, enact two-way training 
and effective joint working to ensure the effective 
implementation of joined up enforcement action 
and communication of key messages to residents, 
landlords and their agents.

• Consider the use of Community Protection 
Warnings/Notices for enforcing against 
appropriate offences / issues.

• Where issuing notices and warnings, include clear 
information or signposting on collection services 
to encourage recipients to engage with the 
services provided.

• Collaborate with enforcement colleagues 
in neighbouring / other boroughs through 
formal forums or informal networks to share 
approaches, processes, written policies and 
notices etc. with the aim of increasing consistency 
of approach across London.

See Appendix for further detail supporting these 
recommendations.
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Proportion of Private Rented Sector 
Properties by Borough

The Private Rented  
Sector in London
Within London, approximately 26% (860,000) of all 
households are in the private rented sector; this is 7% 
higher than the rest of England and Wales.1  Of these, 
‘Homes in Multiple Occupation’ (HMOs) comprise 
c.7% (or c.195,000 HMOs).2  Importantly the number 
of households in this category has doubled in the 
past 10 years and it is predicted that this trend will 
continue. These households are highly mobile, with 
76% of private renters having lived in their current 
home for less than five years and an average tenure 
of 4 years, compared with 11 years for the social 
rented sector and 17.5 years for owner-occupiers.3  

Introduction
This section provides some 
additional background information 
on the rented sector in London.

Introduction

Proportion of Social Rented Sector 
Properties by Borough

Social Rented Sector 
Approximately 24% of all households in London are in 
the social housing sector. This number has fallen from 
35% in 1981, due in part to high levels of new supply 
of other tenures and in part to Right-to-Buy sales. 
Social housing is the most spatially concentrated of 
the tenures, comprising a high proportion of housing 
in many Inner London neighbourhoods. These 
households move less frequently than in the private 
sector with 7% moving in the last year.
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Communications Media
When looking to communicate targeted messages to 
tenants, landlords and/or their agents a mix of media 
is recommended including:

• Website information

• Information available via telephone i.e. contact 
centre service

• Written information sent by post or email

• Information available at contact points such as 
council offices, libraries and also managing agents 
offices

• Social media

Communications can be targeted according to 
audience age or other demographics; Younger 
renters for example - including students - are 
known to respond more favourably to social media 
messaging than more traditional channels like 
printed media. The latter may be more appropriate 
for communicating with landlords. More information 
and guidance on targeting communications based on 
demographic segmentation is available from WRAP.4

Written information should be available in different 
languages and/or communicated in a clear graphical 
format to ensure that tenants and landlords without 
good English skills are able to understand the 
information provided.

Communications

This section provides examples of council 
communications on waste management 
issues for the rented sector.

Communications
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Communicating with Tenants
Some council waste teams have arranged to receive 
notification from the council tax department of any 
changes to the council tax register. In the London 
Borough of Bexley a welcome leaflet tailored to the 
appropriate collection service (depending on property 
type) is sent within a few weeks of notification of 

Communications

a change to the council tax register. The welcome 
leaflet (pictured) asks new residents to ensure they 
have the correct containers. The council reports that 
since the introduction of the welcome leaflet calls 
requesting replacement bins or boxes have increased.
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Students
Sheffield City Council provides additional sack 
collections at the end of the academic year. These 
are issued to student properties for use once the 
existing containers have been filled and are collected 
alongside the normal residual waste collection.

Communications

Bristol City Council partnered with the University of 
Bristol and the University of the West of England to 
set up the ‘Bristol Big Give’ Scheme. At the end of the 
summer 2016 academic year 72 tonnes of donated 
items from students were collected with a value of up 
to £125,000, raising funds for over a dozen local and 
national charities including British Heart Foundation.
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Liverpool City Council has developed a 
comprehensive information programme for students 
focussed on the start of the new academic year. LSH 
hosts information on recycling and waste collections 
for student tenants on its website.

It includes: posters on what can and can’t be 
recycled, ‘welcome letters’ for students with 
frequently asked questions on waste and 
recycling, social media material including a video 
clip, online banners, presence on social media 
platforms, stalls at fresher’s fayres and in halls of 
residence. In addition, the Council sends a letter 
to all registered student landlords requesting 
that an enclosed recycling information poster 
be displayed in the property and reminding the 
landlord of their responsibilities to ensure there 
is sufficient space and containers provided.

Communications
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DCLG ‘How to Rent’ Guide
DCLG How to Rent guide - Suggested  
text additions:

‘When you’ve found a place’ Section: 
• Make sure you understand and comply with 

the local council’s recycling and waste collection 
service, including making sure you have the 
right bins or sacks and that you place the right 
materials in each bin/sack for collection. 

‘Living in your rented home’ – ‘The tenant  
must…’ Section: 
• Keep the property clear of waste including 

gardens, yards, outbuildings and common areas

• Separate household recycling and waste and 
put it out for collection on the right day and in 
the correct containers as per your local council’s 
collection service requirements 

‘At the end of the fixed period’ – ‘If you or the 
landlord want to end the tenancy’ Section: 
• [Clear up. Remove all your possessions] and 

dispose of any waste or unwanted furniture via 
your local council collection service, your local 
Household Waste and Recycling Centre or private 
contractor, [clean the house. .….]
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Communicating with  
Landlords and Agents
Brighton & Hove City Council has developed a five 
page downloadable guide on collection services for 
landlords that includes specific responsibilities to 
provide space for containers, inform tenants about 

Communications

the collection service and ensure that the service 
is used correctly. The full guide is available on the 
Council’s website.
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Worcester City Council has a dedicated webpage 
that provides landlords with comprehensive 
information on the waste and recycling collection 
services provided by the council to residents. 
All materials are available in printable format so 
that landlords can provide information directly 
to tenants. The page also provides details of 
landlord and tenant responsibilities, what bins a 
property should have and the arrangements for 
communal properties.

Communications

Bedford Borough Council has produced a 
guidance document, available on its website, 
which explains what responsibilities landlords, 
their agents and tenants have in safely storing 
and disposing of waste from rental properties. It 
provides details of how to comply with the duty 
of care and the enforcement action the council 
can take for duty of care offenses. 

Note: The 
document referred 
to above contains 
references to the 
circumstances 
dictating the 
classification of 
waste from rental 
properties. See the 
Service Provision 
and Policies 
Section of the 
guide for further 
consideration of 
this issue.

Gedling Borough Council has identified the letting 
agencies responsible for the majority of privately 
rented properties in its area. The Council issues 
letters setting out information on the collection 
service and how to contact the council that these 
agents issue to any new tenants. The Council reports 
mixed results with this approach, suggesting that 
some agents claim that waste management problems 
are unrelated to the tenants they deal with, however 
there is more engagement with the registered social 
landlord organisations operating in its area.
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Collaboration
This section includes examples of 
collaboration initiatives from local 
authorities referred to in the main 
guide document.

Working with Landlord groups 
or Managing Agents
Council departments such as Revenues and 
Benefits, Housing or Social Services can, providing 
the necessary systems and processes are in 
place (including compliance with data protection 
obligations), provide useful information to the waste 
team such as:

• New tenants, HMOs etc. to be provided with 
information on collection services; and

• Incidences of excess waste or other evidence of 
insufficient containment.

Collaboration

Waste teams can in turn provide other council 
departments with information such as:

• Informing the housing or licencing department 
where collection crews suspect a property is being 
let as an unlicensed HMO; and

• Liaising with enforcement team where action 
is needed on a property / in an area based on 
repeated contravention of collection service rules 
or other legal obligations. 

Landlord Liaison Example

Bristol City Council has a dedicated ‘Landlord Liaison 
Service’ that works with private landlords and letting 
agents to provide advice, guidance, information and 
updates on waste collection services. The Council 
partners with surrounding authorities to offer a 
‘Private Housing Information’ service that includes 
a number of information resources for landlords 
and managing agents including a Landlord Manual 
containing a section on waste and recycling and 
an annual Landlords Expo event. Members of the 

partner council waste teams attend the Expo to 
promote recycling and residual waste collection 
services to landlords and agents. 

Bristol City Council also has a dedicated Landlord 
Liaison Officer providing an information service that 
includes occasional newsletters on relevant legislation 
changes and good practice. The newsletter has 
covered waste management previously, particularly 
relating to students when they leave at the end of 
summer term.
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Accreditation and  
Training Schemes

The main guide document refers to voluntary landlord 
accreditation. In London the London Rental Standard 
(LRS) was launched under the previous Mayoral 
administration as a single accreditation scheme for 
London (delivered via several approved accreditation 
scheme providers). However, announcements by the 
new Mayor suggest that the LRS is under review and 
is unlikely to continue to be supported by the new 
administration in its current form.5

Some schemes include brief references to waste 
management obligations – see example below:

The Cheshire Landlord Accreditation Scheme 
includes provisions within its Property Standards 
requiring landlords to ensure that: 

‘Adequate refuse disposal and recycling facilities are 
provided, in a suitable location’ 

The scheme’s Management Standards includes a 
requirement that: 

‘Tenants are advised about waste and recycling 
services and relevant collection dates’.

Collaboration
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Tenancy Agreements

This section provides more detail 
on waste references in model 
tenancy agreements and how waste 
management clauses can be used.

Example Clauses
‘Model’ tenancy agreement templates currently 
available for use by landlords and their agents include 
Assured Shorthold Tenancy (AST) agreement templates 
published by, amongst others: DCLG, The National 
Landlords Association (NLA), the Residential Landlords 
Association (RLA), the ARLA Propertymark and various 

landlord advisory services and websites. Where councils 
have in-house or arms’ length-managed housing 
provision then standard tenancy agreements will be in 
place with tenants. Some, but not all, of these template 
agreements contain clauses related to responsibilities 
for waste and recycling – see below for examples:

Tenancy 
Agreements

     Source      AST Waste Management Clauses

DCLG6 4.1 The Tenant must take reasonable care of the Property, any items listed in 
the inventory and the Common Parts (if any). This includes (but is not limited 
to): 
[…..]
(c)  disposing of all rubbish in an appropriate manner and at the appropriate 

time.

8.2 The Tenant must remove all possessions (including any furniture) 
belonging to the Tenant or any Member of the Tenant’s Household or visitor 
and all rubbish from the Property at the end of the Tenancy. If any such 
possessions are left at the Property after the Tenancy has ended, the Tenant 
will be responsible for meeting all reasonable removal and storage charges. 
The Landlord will remove and store the possessions for one month (other 
than any perishable items which will be disposed of immediately) and will 
take reasonable steps to notify the Tenant. If the items are not collected 
within one month, the Landlord may dispose of the items and the Tenant will 
be liable for the reasonable costs of disposal. The costs of removal, storage 
and disposal may be deducted from any sale proceeds.
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Tenancy 
Agreements

NLA Tenant’s Obligations
1.36  To  keep  the  exterior  free from  rubbish  and  place  all  refuse  
containers  etc. in  the  allocated  space  for  collection  on the  day for 
collection.

1.37  To undertake disposal  of  refuse  by  placing  refuse  in  the  receptacles  
provided  and  in  particular  comply with  any  local  authority recycling  
policy  by  using the  correct  containers  provided  for  that  purpose.  ln  the  
case  of  any dustbins  to  ensure that all  general rubbish  that cannot  be  
recycled  is  placed  and  kept  inside  a plastic  bin  liner  before  placing  in  
such  dustbin.

1.46 Any  goods  or personal  effects  belonging  to  the  Tenant  or  members  
of the  Tenant’s household  which shall  not have been removed  from  the  
property  within  28  days  after the  expiry  or  sooner  termination  of 
the  tenancy  shall  be deemed  to  have been abandoned.  Provided  the  
Landlord  has  given  written notice  to  the  Tenant,  or where the  Tenant  
cannot be  found  after reasonable  steps  have been taken  to  trace  
the  Tenant,  the  Landlord  can  dispose  of  such  goods  as  they  think  
appropriate.
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Tenancy 
Agreements

LB 
Hammersmith 
& Fulham 
(general 
tenancy 
agreement)

General Safety
[…..]
b  You must not store or leave any rubbish or items that could cause a 

nuisance or danger in your home, on your balcony, in your garden, shared 
areas or in any shed or garage you have been allowed to use. If you do, 
we will ask you to remove any items causing an obstruction. If you do not 
do this within a reasonable period of time, we will remove them without 
further notice and you will have to pay our reasonable costs for doing this.

c   You must keep all shared areas free from obstructions. So you must not 
keep any items that will block someone’s access, or cause a health and 
safety risk, in corridors, landings, walkways, stairwells or any shared area. 
If you do, we will remove them and you will have to pay our reasonable 
costs for doing this.

d  You  must  be  considerate  when  you  remove  household  recyclable  and  
non-recyclable  waste and any items you no longer need. If we have to 
remove any of  your  household  waste,  personal  belongings  (including  
old  furniture, mattresses,  etc.) or rubbish you have left in a shared or 
public area, you will have  to  pay  our  costs  which  will  be  charged  in  
line  with  the  Council’s Recharges Policy

Part H Responsibilities for gardens and shared areas

If  you  have  a  garden  that  only  you  and  your  household  can  use,  you  
must keep it in a tidy and safe condition and free of rubbish and pests, so 
it does not become  a  health  and  safety  risk  or  nuisance.  If  you  fail  to  
do  this,  we  may carry out the necessary work and you will have to pay our 
costs
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Tenancy 
Agreements

3. General nuisance and behaviour

You and anyone who lives in or visits your home must not do the following:
[…..]
Burn rubbish on balconies, in private gardens or in any shared areas
[…..]
Dumping of household waste, personal belongings (including old furniture, 
mattresses, etc.) or rubbish you have left in a shared or public area

Part K   Parking

[…..]
d  If  you  have  a  driveway  or  carport  you  must  not  use  it  to  store  

dilapidated vehicle or other rubbish which may be a nuisance.

Part M Ending your Tenancy

[….]
1 f  When you move out you must take all your belongings and rubbish with 

you, leaving your home in a clean and tidy condition.  If you leave rubbish 
and belongings in your home, we will remove them and you will have to 
pay our costs.
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Invoking Clauses
Although it is acknowledged that the presence 
of such clauses does not guarantee compliance, 
including them allows landlords and agents to 
legitimately address issues with tenants regarding 
waste management behaviour when they are aware 
of them, or where such issues are drawn to their 
attention, for example, by the council.

Consultation with organisations representing 
landlords and agents has confirmed that failure to 
comply with waste management responsibilities 
referenced in AST agreements on their own are 
unlikely to be used to instigate measures such as 
possession or eviction via Section 21 or Section 8 
notices under the Housing Act 1988. More likely is the 
withholding of a part of the tenancy deposit to cover 
costs related to the clearance and disposal of waste 
left by tenants at the end of tenancies. In order for 
this to be a legitimate option for landlords or agents 
however, the AST agreement itself must include 
clear and unambiguous requirements in relation to 
the waste management responsibilities of tenants. 
There is also precedent in a past decision by Tenancy 
Deposit Scheme adjudication that a tenant can only 
be expected to return a property to its pre-tenancy 
condition; if for example a landlord requires tenants 
to ensure all end of tenancy waste is removed or 

collected - including leaving waste bins empty – then 
the property and the bins provided should have been 
in this condition prior to the tenancy starting.7

Inventories
Inventories should also be used as a means of 
establishing that the correct recycling and residual 
waste containers are in place at the start of the 
tenancy and that these are maintained and left at 
the property when the tenancy ends. The inventory 
can also specify that such containers are to be left in 
the same condition that they were at the start of the 
tenancy, including being empty.

Tenancy 
Agreements
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Waste Collection Service 
Provision and Policies

This section provides some examples 
of service provision and policies 
discussed in the main guide together 
with more detail regarding the 
question of the classification of 
waste and charging for collections.

Service Provision and  
Policies Covered
As noted in the main guide document some councils 
set out specific policies regarding the provision of 
containers and the collection service offered to 
HMOs; examples are provided below.

For landlords using HWRCs for the deposit of waste 
from untenanted properties, the policy needs to be 
clearly set out. For bulky waste there are examples 
of councils offering additional bulky waste collections 
to renters (sometimes via letting agents), often 
targeted at areas with high student populations to 
deal with additional waste generated at the end of the 
academic year (see Communications Section). Again 
these are discussed in this section.

Another issue affecting collection policies and services 
in place is the classification of waste generated 
from rental properties, including for the increasingly 
prevalent short-term lets via Airbnb and similar 
platforms.

Also discussed within this section is the issue of 
charging for the collection of waste from properties 
as means to recover additional collection costs where 
tenants consistently fail to comply with collection 
service policies (e.g. the set-out of side (excess) 

waste, contamination of dry recycling containers with 
residual or food waste, or deposit of material targeted 
for recycling collections in residual waste containers).

HMOs
Guidance material should be provided for HMO 
Managers setting out the legal obligations on them 
established by The Management of Houses in 
Multiple Occupation (England) Regulations 2006 
(‘2006 Regulations’). This should include specifying the 
responsibility of HMO Managers to provide adequate 
storage facilities for waste and provision for disposal 
of that waste ‘with regard to’ the service offered by 
the council as per Section 9 of the 2006 regulations.

Some councils have a policy that HMOs shall receive 
the same containment and frequency of collection 
as a house under single occupancy. In so doing, 
the authority requires HMO managers to arrange 
for provision of any additional containment and 
collection service as may be necessary to adequately 
deal with the waste generated from the property – 

See example below from Preston City Council.

Waste Collection  
Service Provision  

and Policies
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Waste Collection  
Service Provision  

and Policies

Preston City Council has a standard letter (a copy is 
available on WRAP’s website) for all HMO Managers 
setting out their obligations regarding provision of 
facilities for the storage and disposal of waste. 

The Council’s policy is to provide HMOs with ‘the same 
service that would be supplied to a house which is 
occupied by an average family group.’ 

The letter makes is clear that: 

‘Any arrangements that need to be made for the 
extra storage of / removal of the excess waste is the 
responsibility of the manager of the HMO’ 

The letter also clarifies that HMO Managers must 
not delegate their obligations to their tenants (for 
example by ‘encouraging [his] tenants to apply for 
extra Council bins’). 

The Council also warns that HMOs ‘may be subjected 
to inspection to ensure that adequate storage has 
been provided to cope with the level of waste that is 
generated by [their] tenants’. The letter goes on to 
state that the ‘presence of loose bags of waste next 
to full bins will be used as evidence that insufficient 
storage has been provided.’
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Waste Collection  
Service Provision  

and Policies

Where councils do not offer any additional containers 
or collections to HMOs over and above that provided 
to single dwellings it is recommended that they 
should as a minimum clearly set out any approved 
container specifications to facilitate collection.

For HMOs covered by mandatory or additional 
licencing, the licencing process itself provides a good 
opportunity for the council to communicate with 
and educate HMO managers on their obligations 
and to clarify the service provision in place (as per 
the Preston City Council example above). Licencing 
inspection visits also provide an opportunity to visit 
the property and assess the likely requirements in 
terms of collection containers and storage space 
available. This allows an assessment of likely 
container requirements and any storage restrictions 
so that advice can be provided on waste management 
issues to minimise the risk of problems with excess 
waste and recycling container contamination. Where 
inspections are made for new HMOs, training and the 
supply of written information notices can be provided 
to housing officers such that the cost of providing this 
proactive advice is minimised.

The space constraints for storing recycling and 
residual waste containers in HMOs can in some 
circumstances contribute to problems of recycling 
container contamination and also of targeted 
recycling materials being deposited in residual waste 
containers. This can be exacerbated by issues related 

to a lack of ‘ownership’ and compliance with regards 
to the proper use of recycling and residual waste 
segregation in these properties with transient, ‘high-
churn’ tenancies amongst other contributory factors. 
The provision of reusable bags for the storage of 
recycling material within individual HMO units could 
be considered as a means to encourage proper 

A number of councils provide reusable bags to 
residents in purpose built flats to encourage 
occupiers to segregate recycling from residual 
waste and use communal recycling bins correctly. 
This sort of initiative could easily be extended 
to HMO properties with HMO managers or 
tenants being able to request a supply of re-
usable bags. This request process would allow 
the council to check that the HMO is licenced and 
possibly instigate follow-up visits to ensure that 
appropriate containment is in place. The example 
opposite is from below is from Liverpool City 
Council and below from Bexley Council.

segregation of recycling and residual waste in HMO 
properties as well as purpose-built flats. This request 
process would allow the council to check that the 
HMO is licenced and possibly instigate follow-up visits 
to ensure that appropriate containment is in place – 
See examples below:
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HWRC service 
The Communications Section of the main guide 
recommends that HWRC services should be promoted 
to tenants and landlords as an outlet for the deposit 
of waste and recycling generated from the process of 
moving in and out of rented properties. For tenants, 
use of HWRCs is no different to any other resident of 
the relevant local authority area. For landlords, use 
of HWRCs will depend on the entry policies in place. 
A landlord may be denied entry if he is unable to 
provide proof of residency within the local authority 
area. Where selective licensing schemes are in place, 
local authorities could consider allowing access to 
HWRCs for the deposit of household waste by non-
resident landlords on production of their licence. 
Such a policy could be promoted as a positive benefit 
of being licenced. 

Other grounds for denying or charging for entry 
includes where the waste being deposited is 
deemed to be construction and demolition waste. 
Classification of this waste will come down to local 
policies and the consideration of site staff. At the 
time of writing however, charging for the deposit 
of ‘DIY waste’ by some authorities is under some 
scrutiny  Again, the circumstances under which 
landlords are able to access HWRCs and the policies 
in force regarding the acceptance of waste generated 
from ‘DIY’ works should be communicated as part of 
any waste service information material targeted at 

landlords. Further guidance and case study examples 
of access and charging policies for HWRCs can be 
found in WRAP’s HWRC guide.9

It is recommended that any information on the 
disposal of waste by landlords includes a clear 
statement regarding their duty of care obligations. 
This should include the requirement, in certain 
circumstances where they are transporting waste 
themselves, to be registered as a waste carrier - 
under the Waste (England and Wales) Regulations 
2011 (the 2011 Regulations) a landlord should register 
as a waste carrier if he intends to transport waste 
from a rental property “normally and regularly” as 
part of his business i.e. it is part of the landlord’s 
usual business practice. An exception to this might 
be if the landlord would normally employ a waste 
contractor to take away waste but is let down on 
one occasion and takes the waste away on that one 
occasion.  In these circumstances it would not be 
part of the landlord’s normal business practice so he 
would not “normally and regularly” transport waste. If 
a landlord is transporting construction or demolition 
waste the ‘normally and regularly’ test will not 
apply. If a landlord is completing renovations on his 
property and decides to transport the arising waste 
(e.g. rubble, old sinks or baths or wood offcuts) to a 
disposal site he would need to register as an upper 
tier waste carrier.

Bulky Waste Service
As highlighted in the Communications Section of 
the main guide, some councils offer additional bulky 
waste collections for students at the end of the 
academic year. Where charging is in place for bulky 
waste collections, some authorities offer discounts 
for tenants in receipt of housing benefit. The same 
applies to some charged garden waste collection 
services acting as an incentive to tenants on low 
incomes to use these services rather than use 
unregistered waste contractors or dump waste in 
gardens, yards or public areas. 

Some councils have also offered the following related 
services targeted at rented sector service users:

• Providing an occasional additional free scheduled 
collection for bulky waste to specific streets/areas 
where excess waste in gardens is a persistent 
problem. (noting that the risk with this is that it 
can encourage hording of bulky waste or abuse 
by traders or unregistered waste contractors until 
the service is offered again);

• Working with managing agents with a large 
portfolio in areas with persistent bulky waste 
issues to advertise and offer one-off free 
collections; and
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• Targeted advertising of furniture re-use schemes 
provided by the council or council-contracted 
third parties to landlords and agents for providing 
to their tenants.

Classification of Waste and 
Charging for Collections
Whether waste is classified as household or 
commercial waste will determine the council’s duties 
in terms of collection, as well as the ability of the 
council to charge for that collection. Councils should 
ensure that tenants, their landlords and agents 
are provided with clear unambiguous information 
regarding the classification of waste produced 
in the different circumstances relevant to rented 
properties and what this classification means in 
terms of responsibilities and charges for collection. 
The classification of waste under several scenarios 
relevant to the rented sector is discussed below:

• Waste generated by tenants disposed of via 
household collection service (including bulky 
waste service) or HWRC - classified as domestic 
waste (Environmental Protection Act 1990 (‘1990 
Act’) (S75(5)) (except where it falls under the 
definition of construction or demolition waste). 

• Waste from an untenanted property set out 
by a landlord - no specific provision under the 
legislation. In this circumstance a case could 
be made for treating this as commercial waste 
for which collection is chargeable on the basis 
that the property is in these circumstances not 
being used “wholly for the purposes of living 
accommodation”, but is instead “premises used 
wholly or mainly for the purposes of a trade or 
business” i.e. the landlord’s business of letting 
the property. However, the fact that the property 
remains a domestic property for council tax 
purposes may make it difficult to argue that 
waste left by a tenant at the end of a tenancy 
stops being household waste and becomes 
commercial waste at the point the tenant leaves. 
The legislation as drafted does not address these 
specific circumstances. In respect of landlords 
using HWRCs it may be possible to refuse to 
accept this waste if (a) the landlord cannot 
produce proof of residency in the area or (b) it is 
not the landlord’s waste. 

• Waste generated from short-term rentals 
such as Airbnb - Can be classified as commercial 
waste in certain circumstances: Point 11 in the 
table included in Schedule 1(2) of the Controlled 
Waste (England and Wales) Regulations 2012 

(2012 Regulations) states that waste created 
in a “domestic property used in the course of 
a business for the provision of self-catering 
accommodation” is to be classified as commercial 
waste. This suggests that a waste collection 
authority can determine that waste generated 
from an Airbnb property that is let wholly as a 
short term let is commercial waste. Where only 
a part of a domestic property is being let then 
point 19 in the Schedule 1 Table of the 2012 
Regulations - that waste generated from ‘any 
part of composite hereditament used for the 
purposes of a trade or business’ be classified as 
commercial waste - would apply. Of course in 
the latter scenario where only part of a domestic 
property is being let, from a practical perspective 
it would be difficult to apply a commercial waste 
classification to only part of the waste set out 
from the property.  
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• Where a whole property is let via Airbnb, it is for 
the waste collection authority to notify the owner 
or person responsible for the letting that the waste 
generated is classified as commercial waste under 
the terms of the 1990 Act and 2012 Regulations 
and that its collection is chargeable. In making such 
a determination authorities are advised to take 
note of any determinations as to the status of the 
property made by the Planning Authority and the 
Valuation Office Agency pursuant to the Town and 
Country Planning (Use Clauses) Order 1987 and the 
Local Government Act 1992 respectively. Although 
these determinations are not made pursuant to 
the 1990 Act and are not (with one exception noted 
below) binding on a waste collection authority 
when considering whether a property constitutes 
‘domestic premises’ from the perspective of the 
1990 Act, it is advisable that the authority takes 
note of these – by giving weight to a determination 
of such a body (and very strong weight if the 
decision was reached or confirmed by a judicial 
or quasi-judicial determination) - to minimise the 
prospects of a challenge. One way of doing so is 
for the authority to take note of any change of use 
planning permission for a residential property to be 
used as temporary sleeping accommodation where 
the property is being let for more than 90 nights 
in any year under the Section 44 exception with 
the Deregulation Act 2015  This could be achieved 
through establishing a trigger process between the 

planning service and the waste service whereby 
these change of use permissions are notified to 
the waste service with the latter then notifying the 
owner of the resultant change of classification of 
the waste generated from the property.

Note: The exceptional situation in which the  decision  of  
another  body  would  be  binding  for  the  purposes  of  
the CWR concerns some  small  businesses  and  former  
‘Schedule  2’  properties that qualify for  an  exemption  
from liability  to  pay  for  the  disposal  of  waste under  
sub-paragraphs  4(5)-4(7)  of  Schedule  1  to  the  2012 
Regulations. Further  details  of this  are  set  out  in  
Paras  7.5  and  11  of  the  Explanatory  Memorandum  
to the  2012 regulations.  In  these  cases,  the  council  
would  be  bound by  the determination  of  its  status  
for  rating  purposes. The exception relates to disposal 
costs, not collections costs.

• Alternatively, where waste management or 
other anti-social behaviour issues (e.g. excessive 
noise or nuisance affecting neighbours) are 
notified to the council and investigations verify 
that the property is being let in whole via 
Airbnb, the property details can be checked 
against the relevant planning permissions 
and where a change of use for temporary 
sleeping accommodation has been granted or 
is subsequently granted the waste collection 
authority can determine that waste generated 

will be classified as commercial waste with its 
collection subject to a charge.  

• Airbnb has to introduced (with effect from 1st 
January 2017) an automatic block on the letting 
of any whole property in Greater London for 
more than 90 nights a year to reflect the planning 
restrictions in place in London (which require 
any short-term rentals of over 90 nights to apply 
for planning permission as change of use).11  
The sponsors of this guide will consider making 
representations to Airbnb to expand its advice 
related to the planning status of entire homes let 
via the site to include information on the potential 
implication to the classification of waste produced 
from such properties as commercial waste and 
associated obligations.  

Charging for Waste set out in 
Contravention of a S.46 Notice
Where a tenant sets out waste in contravention of 
a notice under s.46(1A) of the 1990 Act - specifying 
the requirements for household waste to be 
placed in separate receptacles or compartments of 
receptacles - the council is not obliged to collect this 
waste (s.46(11)). Schedule 1, Paragraph 4 of the 2012 
Regulations allows for the authority to levy a charge 
for the collection (but not the disposal) of this waste. 
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These provisions therefore give a waste collection 
authority a discretionary legal power to charge for 
collection of household waste set out in contravention 
of a s.46 notice. Such discretion must be exercised 
reasonably and not for any extraneous purpose; for 
example, a charge should not be levied as a means 
of penalty or enforcement - the legislated route for 
enforcement being via Sections 46A-D of the 1990 
Act. If challenged, the authority would need to be able 
to demonstrate that in imposing a charge in these 
circumstances, the purpose was not simply revenue 
generation or to levy a charge for the collection of 
ordinary household waste. It would therefore have 
to have been reasonable to impose a charge in the 
circumstances and the charge would have to have 
been at a reasonable level.

More detail on this is set out below:

• Section 46(1) of the 1990 Act allows a waste 
collection authority to require householders 
to use a particular type of container and also 
to serve a notice specifying the requirements 
for their use. Under s.45A of the 1990 Act an 
authority can also make arrangements for 
the separate collection of at least two type of 
recyclable waste. Taken together, these provisions 
enable an authority to require households to 
segregate different types of waste into separate 
receptacles, or into separate compartments of 

a receptacle. In particular, householders can be 
required to separate waste which is to be recycled 
from residual waste. In order to impose such 
requirements, an authority must serve a notice on 
the occupier of the household requiring, inter alia:

“the substances or articles which may or may not 
be put into the receptacles or compartments of 
receptacles of any description and the precautions 
to be taken where particular substances or articles 
are put into them” (s. 46(4)(d)).

• Under s.46(11) a waste collection authority is 
not obliged to collect household waste that is 
placed for collection in contravention of a s.46 
requirement. Where a householder has placed 
waste for collection which contravenes specified 
requirements, the authority has two options for 
enforcement:

• the collectors can refuse to collect bins which 
contravene the specified requirements; and/
or

• the authority can initiate the penalty charge 
procedures, beginning with the issue of a 
written warning and proceeding in the event 
of a repeat or continuing contravention to the 
imposition of a civil penalty charge.

• The power to charge for the collection of waste 
under the Controlled Waste (England and Wales) 
Regulations 2012 is separate and distinct from the 
penalty charge system under Sections 46A to 46D 
of the Environmental Protection Act 1990. The 
two systems operate in parallel and for different 
purposes. Where a waste collection authority 
incurs additional cost as a result of collecting 
waste which contravenes specified requirements 
(such as the requirement to separate and 
present waste for collection as specified in a s. 
46 notice), it is entirely proper for the authority 
to recover that cost by making an appropriate 
charge pursuant to the Regulations. A charge can 
be made (in line with s. 45(3) at the request of 
the person who controls the waste) regardless 
of whether or not the enforcement powers are 
used as well. Of course other options exist for 
the removal of this waste at the discretion of the 
person controlling the waste including removal 
of any contaminants and collection via the next 
scheduled round, use of an HWRC or collection by 
a private registered waste carrier.

• Examples of additional costs incurred may 
be related to a separate additional collection 
being made necessary (for example where 
contamination of dry recycling with residual 
or food waste requires an additional (residual) 
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collection to be arranged); this may include 
by reference to the cumulative effect of non-
compliance, rather than a single case in isolation.

• Waste of a type specified by the waste collection 
authority as dry recycling that is set out within a 
residual receptacle is unlikely to incur additional 
collection cost (since it can be collected as 
residual waste) and as such it would be difficult 
for the authority to levy a charge for the 
collection of this waste.

• In cases where no additional cost was incurred, it 
would not be appropriate for a waste collection 
authority to charge for household waste left 
in contravention of specified requirements. 
Imposing a charge for collection in those 
circumstances would amount to a penalty. If the 
sole purpose of the charge is simply to punish 
or deter the householder, the enforcement 
procedures described above should be used. The 
power to charge in these circumstances is limited 
to the cost of collection, not the cost of disposal.

• In any event, an authority planning to charge 
a resident for the collection of waste set out in 
contravention of a s.46 notice should have a clear 
policy on how additional collection costs have 
been identified such that it can defend any claim 
that such a charge is unreasonable.

Waste Collection  
Service Provision  
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Note: Councils considering charging for collections in the 
circumstances outlined within this section are advised 
to ensure that they are clear as to the basis on which 
charges for collections are to be made and to seek their 
own legal advice where appropriate.
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Licencing

This section supplements the main 
guide document on how conditions 
related to waste management can 
be included within licencing schemes 
to strengthen the landlord’s role in 
ensuring that they and their tenants 
comply with their waste management 
responsibilities.

Introduction
The introduction of specific conditions on licencees 
under additional and selective licencing schemes 
has the potential to clarify and emphasise key 
waste management responsibilities for landlords. 
Part 2 of the Housing Act 2004 (‘2004 Act’) allows 
a local housing authority to apply to the Secretary 
of State for approval to introduce ‘additional 
licensing’ schemes which can extend the provisions 
of mandatory licencing - for HMOs comprising self-
contained accommodation of three or more storeys 
occupied by five or more people, who do not form a 
single household - to include additional HMO housing 
within a defined local authority area. In October 2016 
the Government published a consultation document, 
Houses in Multiple Occupation and residential 
property licensing reforms on its proposals to change 
the Houses in Multiple Occupation (HMO) licensing 
regime.12 The proposals include:

• Extending mandatory licensing of houses in 
multiple occupation to include licensing to all 
houses (regardless of the number of floors) with 5 
or more people from 2 or more households;

• Extending mandatory licensing to flats above and 
below business premises; and

• Set a minimum room size in line with the existing 
overcrowding standard (Housing Act 1985).

Licencing

In addition the Government is also proposing to 
make criminal record checks for proposed HMO 
Managers mandatory for licencing applications; and 
introduce a mandatory licencing condition that the 
licence holder provides:

‘adequate receptacles for the storage and disposal of 
normal household waste emanated from the property. 
The facilities must be suitable for the number of persons 
or households permitted to occupy under the licence 
and will need to be stored in a suitable accessible place 
within the curtilage of the property. The licence holder 
will also have to comply with all directions given by 
the local waste authority in relation to the storage and 
disposal of waste.’

At the time of writing the above proposals are 
still at consultation stage. It is not clear from the 
consultation document whether these proposals 
would apply to additional licencing schemes (where 
in place), although the proposals suggest that some 
property types that are currently covered by some 
additional licencing schemes would be brought under 
the provisions of a revised mandatory scheme.

Part 2 of the 2004 Act also makes provision for 
selective licensing to be used as a discretionary 
tool for local housing authorities to improve the 
management of privately rented properties which 
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accommodate single households. Under section 80 
of the 2004 Act, local housing authorities have the 
power to designate either the whole or part of their 
district area as subject to selective licensing, subject 
to prerequisites regarding consultation with persons 
likely to be affected, and that the area satisfies one 
or more of a number of conditions set out in sections 
80(3) and (6) of the 2004 Act.

The conditions for selective licensing has been 
extended with the introduction of the Selective 
Licensing of Housing (Additional Conditions) (England) 
Order (2015/977) that permits licensing where the 
area contains a high proportion of properties in the 
private rented sector, and one or more specified 
further conditions also apply related to housing 
condition, migration, deprivation and crime levels.

The Secretary of State has the power to give general 
approvals for selective licensing designations, which 
effectively means that any licensing scheme that 
is compliant with the statutory tests set out above 
would come into force, subject only to compliance 
with any further conditions specified in the approval.13

In April 2015 an amended approval was issued and 
consent of the Secretary of State is now required 
for implementation of any selective licensing which 
covers more than 20% of the private rented sector 

homes in a district area.14 Ministerial guidance has 
been issued to explain the implementation of these 
provisions in the form of the Selective Licensing in the 
Private Rented Sector: A Guide for Local Authorities.15

The reforms means it is likely that:

1.  Any introduction of licensing above the 20/20 
threshold will need to demonstrate a clear 
correlation between housing related problems 
in that area and the mismanagement of private 
rented sector properties;

2.  The new conditions appear to be aimed at 
licensing on a more localised basis with the 
general approval likely to encourage the use of 
licensing powers in a more targeted manner;

3.  The new conditions may impact on an authority’s 
overall licensing scheme – now an authority may 
examine links to a much wider range of housing 
related problems (previously a link had to be 
demonstrated to either anti-social behaviour or 
low housing demand); and as such an authority 
could implement different designations across 
the borough in order to tackle different housing 
related issues in different parts (this is subject 
to the caveat that any designations which 
cumulatively cover more than 20% of the area, 
will require approval);

4.  An authority is still required to comply with 
section 81 of the 2004 Act and the requirement 
to coordinate licensing schemes with their overall 
housing strategy and to consider whether other 
options might have achieved the same result; and

5.  Lastly, authorities will need to be mindful that 
designating only part of an area could result 
in problem landlords simply moving to an 
unlicensed section of the borough.16

Licencing Conditions and 
Waste Management
At the time of writing there are seven London 
Boroughs with selective licencing schemes in place: 
Harrow, Brent, Waltham Forest, Haringey, Newham, 
Barking & Dagenham, Southwark and Croydon.

Outside London, of the twenty-one selective licencing 
schemes reviewed (where a copy of conditions was 
publically available), thirteen schemes contain specific 
references to waste management within the licencing 
conditions – see below for example from Doncaster 
Council. Of the seven London schemes, six have one 
or more waste management-related conditions.
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As far as waste management issues are concerned, 
licencing schemes (additional and selective) have 
three main benefits:

1.  The identification of landlords renting properties 
within the area covered by any licencing scheme 
(providing they apply for a licence) such that 
there is a means of communicating with them 
regarding waste management issues related to 
their properties;

2.  A means by which officers can identify new 
rented properties and where appropriate 
carry out an inspection that can include an 
assessment of waste management arrangements 
(e.g. containment provision, storage space for 
containment, information provided for tenants 
etc); and

3.  The opportunity to set out specific conditions 
within the licencing scheme related to waste 
management practices (their own and their 
tenants). 

The Communications Section considers what sort of 
messaging can be sent to landlords for whom contact 
details are known through a licencing scheme. This 
section considers how licencing conditions could be 
used to encourage landlords to consider good waste 

management practice and encourage the same 
with their tenants. Conditions can be used for both 
selective licencing and additional licencing schemes 
introduced within authority areas under Part 2 of 
the 2004 for HMOs – See the Legislative Provisions 
Section for more details.

Licencing Conditions and 
Waste Management
There is little evidence of much proactive work 
specifically targeting waste management issues being 
undertaken with licence holders where additional 
or selective licencing schemes are in place. Where 
licencing conditions contain references to waste 
management there is considerable variation in the 
level of detail in these conditions, reflecting the fact 
that there are no national standards. In the main such 
conditions simply require landlords to ensure that 
there is sufficient space and receptacles available 
within and outside the property to store waste for 
collection and/or landlords notify tenants of the waste 
collection service arrangements provided by the 
council – See Doncaster Council example below.

Several councils consulted commented that the 
priority thus far has been on addressing on high risk 
housing conditions that are prejudicial to the health 
of tenants, rather than waste management, although 
it was recognised that there was often a correlation 
between the former and latter issues.

Selective Licencing Schemes in London
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Licencing conditions related to waste management

Doncaster Metropolitan Borough Council has the 
most comprehensive conditions related to waste 
management of the selective licencing schemes 
reviewed. These require licence holders to: 

• Provide information to tenants regarding ‘proper 
refuse management’, 

• Provide adequate bins at the start of the tenancy, 

• Ensure that land is kept free of refuse and 
providing adequate garden ‘boundaries’ to act as 
a deterrent to fly-tipping, 

• Ensure that tenants have access through alley-
gates where bins are to be placed in alley-ways  
for collection. 

The Council also requires licence holders to 
issue a leaflet outlining their waste management 
responsibilities to tenants requiring that they sign the 
leaflet and a copy is displayed at the property (see 
opposite)
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‘Light-touch Licencing’ 
Alternative
One of the criticisms of the existing selective licencing 
scheme from landlord representatives is that it fails 
to address the worst ‘rogue landlords’ since these 
would be least likely to apply for a licence in the first 
place and that therefore due to the cost of the licence 
the scheme penalises decent landlords. From a waste 
management perspective a ‘lighter tough’ licence that, 
as a minimum, allows for a council to have a register 
of the rented properties and landlords in the licenced 
area would at least provide a means by which the 
waste service could communicate directly with 
landlords as well as tenants to address issues.

In 2008 a Government-commissioned independent 
review of the private rented sector – (the ‘Rugg’ 
Review) outlined a key recommendation based on the 
concept of ‘light-touch licensing’:17

‘Light-touch licensing and effective redress can encourage 
local authorities to target the very worst landlords, by 
ensuring that effective sanctions are in place. A permit 
or licence would be required by all landlords, but would 
be available without any hurdle criteria on payment 
of a small fee. Nationally administered, the licence 
would be revoked if the landlord did not meet statutory 
requirements on housing management and quality. The 
licence fee income would finance the establishment of an 
augmented system of housing redress’.

Such a scheme would in theory allow local authorities 
to focus on the ‘worst first’ in carrying out their 
enforcement activity. Landlords would be required to 
register and receive a licence number which would 
then be a pre-requisite for any kind of activity in the 
private rental market.

While there does not appear to an absolute bar on 
implementing a simple ‘no hurdle’ licensing system 
for all landlords under current legislation, there would 
be challenges:

• A proposal for a selective licensing scheme must 
show that the area is suffering problems that 
are attributable to one of the criteria for making 
the designation and what it is expected that the 
designation will achieve.

• It may be difficult to justify a scheme that applies 
to a whole authority, especially as the impact of 
a no hurdle scheme may be difficult to quantify, 
even in combination with other measures.

• Secretary of State approval would be needed if 
the scheme were to apply to more than 20% of 
the authority’s rented sector homes.

However, the recommendations of the Rugg Review 
have not been implemented and have effectively 
been abandoned by successive governments. A 
nationally-administered scheme has recently been 
implemented in Wales. The mandatory licencing 
scheme ‘Rent Smart’ has however suffered from a low 
initial take-up with only 65% of the estimated 200,000 
rented properties in Wales having registered by the 
launch date of 23rd November.18

In England the current review proposing to extend 
licensing in respect of HMOs and the introduction 
of legislation allowing for additional conditions for 
selective licensing designations to be considered, 
appears to indicate that the current licensing regime 
is unlikely to be departed from or significantly 
amended in the near future.
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Enforcement
This section includes examples of 
interventions that councils have 
used where tenants, landlords or 
their agents fail to comply with their 
waste management obligations and/
or fail to engage appropriately with 
the collection service provided. It 
also includes some further detail on 
the points covered in the main guide 
related to enforcement issues.

Collaboration
Where enforcement teams are separate to the 
waste and recycling department within councils, 
extra work and attention is needed to ensure that 
the two departments work effectively together. This 
should include:

• Ensuring the two-way flow of information to 
identify properties, occupiers or owners that 
could be subject to enforcement action (e.g. via 
collection crews);

• or instances where enforcement action has been 
triggered for reasons unrelated to waste issues, 
but for which the occupier or owner is also 
observed to be mismanaging waste or recycling 
(See the Collaboration Section for more); and

• Joint two-way training between departments on 
enforcement processes and policies and waste 
collection polices, services and service rules. This 
can extend to the training of collection crews to 
enable them to identify issues and report these 
back to waste and/or enforcement teams (where 
the requisite in-cab technology is in place) and 
potentially act as an initial point of engagement 
to notify occupiers of the enforcement risk of not 
complying with service rules.

Enforcement

Community Protection Notices
One common issue reported by councils during 
the research and consultation for the guide and 
this appendix has been the impact of section 58 
of the Deregulation Act 2015 (the 2015 Act) on the 
decriminalisation of offences relating to household 
waste receptacles (previously available pursuant to 
Section 46 of the Environmental Protection Act (the 
‘1990 Act’)) and the amendment to the enforcement 
process pursuant to Section 46 including the issuing 
of Fixed Penalty Notices (FPNs). Under the terms 
of Section 58 of the 2015 Act and the amendment 
to the enforcement process an offence is now only 
committed if:

a.  there has been a failure to comply with 
requirements made by a local authority; and

b.  the failure has caused, or is or was likely to cause, 
a nuisance; or has been, or is or was likely to be, 
detrimental to any amenities of the locality.

In addition, it is no longer possible to prosecute 
individuals and a FPN may not be issued in respect of 
a first offence. The process now involves the issuing 
of a written warning, a notice of Intent and a final 
notice. An appeal procedure is also available. The 
previous level of FPN (£100) has been reduced to a 
scale of between £60 and £80.
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The lengthening of the FPN process under the 
amended s.46 of the 1990 Act means that councils 
are now less inclined to use this enforcement option. 
Anecdotal evidence gathered during the research for 
the main guide and this appendix appears to confirm 
that this is the case in practice.

One alternative route for the issuing of penalties (or 
related warnings) for some waste offenses relevant to 
the rental sector is the use of Community Protection 
Notices (CPNs) under the Anti-Social Behaviour Crime 
and Policing Act 2012 (the 2012 ASB Act) – section 
43(1). These may be issued on reasonable grounds 
where:

a.  the conduct of the individual or body is having a 
detrimental effect, of a persistent or continuing 
nature, on the quality of life of those in the 
locality, and

b. the conduct is unreasonable.

Councils in London are increasingly using Community 
Protection Warnings (CPWs) or CPNs in place of FPNs 
for issues such as waste accumulating in gardens. 
Councils using this approach for waste in gardens 
have reported anecdotally that this is proving to be 
an effective approach, primarily as a deterrent, with 
often a warning notice being sufficient to ensure 
clearance of waste. Robust figures on the use of these 
warnings or notices specifically for waste offenses 
are not easily available. However Blackpool Council 
recently announced that of the 700 CPWs issued in 
the last two years, 76% of these led to the anti-social 
behaviour stopping without recourse to CPNs.19 
One London borough that has used this approach is 
Newham Council. Between October 2014 and October 
2015 Newham Council issued over 8,700 CPWs and 
over 13,000 CPNs for waste in front gardens. FPNs are 
used by the Council where there is failure to comply 
with the CPN. 30 FPNs were issued over the same 
period – See Newham example below.

Enforcement
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Between October 2014 and October 2015 Newham 
Council issued 8,700 CPWs and 1,300 CPNs for waste 
in front gardens. FPNs are used where there is 
failure to comply with the CPN. 30 FPNs were issued 
over the same period. Between the same months 
in 2015 and 2016 the figures were 6021 CPWs, 773 
CPNs and 21 FPNs. 

The CPW/N requires the recipient to: 

• Clear the land of litter, waste and any other refuse 
so that it is predominantly free of litter and refuse 
within (seven days in warning / 14 days in CPN). 

• Ensure land is kept clear by placing litter or other 
waste on the land within suitable receptacles. 

• Carry out a daily inspection of land and any litter 
or refuse removed to prevent the land becoming 
defaced again. 

Bulk pre-printed draft warnings and notices are used 
by enforcement officers whilst out on patrol. Officers 
therefore only have to complete the recipient’s name 
and address details in order to issue. 

Newham’s enforcement officers visit every road 
in each ward at least once per week and these 
inspections are supplemented by notifications from 
collection crews via in-cab devices. 

Further detail on Newham’s approach to CPNs 
for waste in gardens can be found on the London 
Councils website. Information for residents on waste 
in gardens is also specifically addressed on the 
Newham Council’s website.

Community Protection Notices in Newham

Haringey Council, which has also used 
CPNs to act on waste in gardens, includes 
information on its bulky waste collection 
service within its CPN warning notice 
to encourage use of this service where 
appropriate for clearing waste.

Enforcement
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Other Notices
Councils consulted in the development of this 
guidance reported using the following notices for 
other instances of waste mismanagement:

• Section 59 Notice (1990 Act) – illegal deposits to 
land – for the clearance of excess waste;

• Abatement Notice under Sections 79 and 80 (1990 
Act) – statutory nuisances from accumulations of 
waste;

• FPNs under Section 33 (1990 Act) - small fly-tips 
on public land; and

• FPNs under S34A (1990 Act) - duty of care 
offences.

Islington Council has issued S34 notices to Airbnb 
‘hosts’ and similar short-term letting owners for duty 
of care offenses related to the depositing of waste 
from Airbnb properties on the street. Enforcement 
action against Airbnb owners for these and similar 
offenses is a growing area of interest for London 
boroughs given the growth in the numbers of these 
properties. See the Service Provision and Policies 
Section for more information regarding the question 
of classification of waste from Airbnb properties.

Although decriminalisation of the penalties for 
contravention of S46 of the 1990 Act has had the 
effect (as reported anecdotally) of reducing the use 
of FPNs for waste receptacle offences, including 
persistent contamination of recycling containers, 
the process can still be used as a deterrent measure 
through the issuing of written warnings. Waste 
not collected pursuant to S46(11) of the 1990 Act, 
where that waste has been set out in contravention 
of a S46 notice, could (where passing the relevant 
tests regarding behaviour constituting anti-social 
behaviour) be said to be grounds for the issuing 
of a CPW or CPN. Alternatively enforcement action 
pursuant to S33 prohibition on unauthorised deposit 
of waste could be used. There are however no 
examples of this approach to combining S46 (1990 
Act) and CPW/Ns or S33 to enforce against waste 
receptacle offenses that were identified during 
research for this guidance.

HMOs
Enforcement on waste management issues 
occurring in HMOs is relatively clear cut, at least 
where a case can be made that these relate to a 
failure on the part of the HMO manager to comply 
with his obligations to:

• Ensure that sufficient waste receptacles are 
provided; and

• to make arrangements for the disposal of refuse 
and litter.

Enforcement where these obligations are not met 
can be undertaken via the HMO Regulations and 
Housing Act 2004. The lack of prosecutions reported 
by councils consulted for the main guide and this 
appendix could suggest however, that the level of the 
prospective fine can be said to act as a deterrent in 
itself – See Preston City Council example below.

Enforcement
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As highlighted in the Service Provision and Policies 
section of the main guide document, Preston City 
Council has a standard letter (a copy is available on 
WRAP’s website) for all HMO Managers setting out 
their obligations regarding provision of facilities for 
the storage and disposal of waste. 

In addition to detailing the responsibilities of 
HMO managers with regards to waste storage and 
disposal the letter contains a section entitled ‘Legal 
Responsibilities’ warning that ‘legal action will be 
taken against any manager who fails to comply with 
any of the regulations’. 

The letter concludes with a reminder of the relevant 
obligations under the regulations and confirmation 
that failure to comply constitutes an offence and is 
subject to a maximum fine of £5,000. 

Preston City Council’s ‘Enforcement Protocol’ for 
addressing waste management issues in HMOs 
includes a 3-stage process: 

Level 1 – notification of HMO Manager responsibilities 

Level 2 –  ‘Yellow Card Warning’ giving 7 days to 
remedy 

Level 3 –  ‘Red Card Final Warning’ giving 48 hours to 
remedy otherwise legal action to be taken.

HMO Managers and non-compliance warning

Enforcement
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Engaging with Landlords  
and Agents
Where selective licencing or voluntary accreditation 
schemes are in place, councils can use this 
information to identify the landlord and/or 
managing agent of a property for which waste 
management offenses have been recorded. 
Alternatively where enforcement action is being 
taken against the occupier of the property and 
the occupier divulges information regarding the 
owner or agent of the property then this can 
be used to engage with the latter regarding the 
issues identified. Alternatively section 16 of the 
Local Government (Miscellaneous Provisions) 
Act could be used to obtain such information.

Once identified, authorities can engage proactively 
with individual landlords or agents responsible 
for a property where there are persistent waste 
management issues related to tenants behaviour. By 
way of an example, a standard letter could be issued 
that includes:

• Details of the nature of the issue(s) at their 
property and any enforcement action taken 
against the tenants thus far;

• A request to the landlord/agent to write to the 
tenant(s) to remind them of their duty of care 
responsibilities and including (where relevant) a 
reference to any relevant clauses within the tenancy 
agreement (see Tenancy Agreements Section);

• Details of (or where/how to access further 
information on) collection services; and

• A reminder of the sanctions available to the council 
and the landlord should the tenant continue to fail 
to comply with his obligations.

In this way, additional pressure can be brought to bear 
on tenants found to be committing waste management 
offenses and landlords can be encouraged to play their 
part in influencing tenant behaviour and taking action 
against poor waste management practices.

Enforcement
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Legislative Provisions
Waste management for the rented sector in England 
is covered by a range of environmental and housing 
legislation, regulations and Government guidance. 
Below is a summary of the main acts and other 

Legislative Provisions

This section identifies the main Acts 
of Parliament and related provisions 
in England that govern waste 
management duties and obligations 
and set out the legal framework within 
which sanctions can be applied. The 
aim in summarising these various 
statutory provisions is to highlight the 
key legislation that councils and the 
other stakeholders should be aware 
of when formulating approaches to 
address the issues identified within the 
main guide and this appendix.

instruments concerned (in alphabetical order), 
together with the relevant sanctions available to local 
authorities when dealing with waste management and 
recycling issues related to the scope of this toolkit.

     Statutory Provision      Key Aspects

Anti-Social Behaviour 
Crime and Policing Act
2012 - S 43(1)

A Community Protection Notice (CPN) may be served in respect of 
conduct having a detrimental effect of a persistent or continuing 
nature on the quality of life in the locality. The conduct must be 
unreasonable in nature. A warning letter must be issued prior to 
the notice and a 21 day appeal period must be observed. CPNs 
may be utilised to deal with public nuisance-type activities such 
as litter or rubbish on private land open to the air20 e.g. waste 
deposited in gardens. CPN’s can be issued in respect of conduct 
on or affecting a premises to a person who owns or controls, 
operates or maintains the premises, providing that the person can 
reasonably be expected to control or affect the conduct at issue. 
CPNs can be posted on the premises in place of being served on 
an individual where the authorised person has made reasonable 
steps to identify the name or proper address of the occupier but 
without success. In this circumstance the CPN is treated as having 
been issued to the occupier or owner of the property at the time 
the notice is posted. 

Failure to comply with a CPN constitutes an offence leading on 
summary conviction to a fine (not exceeding level 4 on the standard 
scale). Alternatively a Fixed Penalty Notice (FPN) can be issued.
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Clean Neighbourhood and Environment 
Act 2005 – S 20 (amending the 
Environment Protection Act 1990)

A litter clearing notice may be issued where a person throws down, drops or otherwise deposits any litter in 
any place and leaves it. Before serving a notice the litter authority must be satisfied that the land is defaced 
by litter or refuse so as to be detrimental to the amenity of the locality. A notice can be served on all types of 
land, including private, and must be served on the occupier or owner. A 21 day appeal period applies.

Control of Pollution Act 1974 – S 22(3) Provides a power for councils, with consent, to clean and charge costs to the owner/occupier in respect of 
private but publically accessible land in the open air which requires cleaning. The cleaning of the land may 
only take place with ‘the consent of any person who has an interest in or is the occupier of the relevant land’.

Controlled Waste (England and Wales)
Regulations 2012

The classification of waste (household, industrial and commercial) is set out in these Regulations. They 
further specify (under section 45 (3) of the Environmental Protection Act 1990) the types of household 
waste for which a collection charge may be made.

Deregulation Act 2015 - S 44-45 This section of the Act extends an exclusion to S25 of the Greater London Council (General Powers) 
Act 1973 such that permission for a change of use for a property being let as temporary sleeping 
accommodation is not required where the number of nights it is used as such in a calendar year does not 
exceed ninety.

Deregulation Act 2015 - S 58 This Act decriminalised offences relating to household waste receptacles (previously available pursuant to 
S46 of the Environmental Protection Act 1990 – see below for amended provision).
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Environmental Protection Act 1990 – S 
33ZA (as inserted by The Unauthorised 
Deposit of Waste (Fixed Penalties)
Regulations 2016)

Where a waste deposit offence (commonly known as fly tipping) is believed to have been committed 
under section 33 (deposit of controlled or extractive waste in or on any land without a permit, or in 
breach of a permit) a fixed penalty notice may be issued. This notice offers a person the opportunity to 
discharge their liability to conviction for the offence by the payment of a fixed penalty. The fixed penalty 
payable in pursuance of such a notice is an amount not less than £150 and not more than £400. No 
proceedings may be instituted for the offence before the end of the period of 14 days following the date 
of the notice and a person may not be convicted if the fixed penalty is paid before the end of that period. 
If £120 is paid before the end of 10 days following the notice, it may be treated as having been paid.

Environmental Protection Act 1990 – S 34 Householders have a limited duty of care to check that those who take away and dispose of their 
domestic waste are authorised to do so. They are not required to supply documentation (such as a waste 
transfer note). A fine may be imposed if they fail to take ‘reasonable measures’ to ensure that the waste 
is handled by an authorised waste carrier. It is for the courts to determine whether or not ‘reasonable 
measures’ were taken in a particular case. 

Defra has produced a Code of Practice that sets out guidance for how duty of care obligations should be met.21
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Environmental Protection Act 1990 – S 46 This provision regulates waste receptacle offences and permits authorities to issue fixed penalty 
notices (FPNs) to tackle household failure to comply with regulations regarding the use of certain waste 
receptacles. The Deregulation Act 2015 (S 58) altered the enforcement process for offences relating 
to household waste. An offence is now only committed if: (a) there has been a failure to comply with 
requirements made by a local authority; and (b) the failure has caused, or is or was likely to cause, a 
nuisance; or has been, or is or was likely to be, detrimental to any amenities of the locality. 

In addition, it is no longer possible to prosecute individuals and a FPN may not be issued in respect of 
a first offence. The process now involves the issuing of a written warning, a notice of Intent and a final 
notice. An appeal procedure is also available. The previous level of FPN (£100) has been reduced to a 
scale of between £60 and £80.

Environmental Protection Act 1990 –  
S 46(3)

This provision provides that requirements regarding receptacles for household waste may be made by 
a waste collection authority. In making requirements, the authority may, as respects the provision of the 
receptacles – 
(a) determine that they be provided free of charge; 
(b)  propose that they be provided, if the occupier agrees, by the authority on payment by him of such a 

single payment or such periodical payments as he agrees with the authority; 
(c)  require the occupier to provide them if he does not enter into an agreement under paragraph (b) 

above within a specified period; or 
(d) require the occupier to provide them.
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Environmental Protection Act 1990 –  
S46 (4)

This provision concerns the ability of the authority to specify a number or requirements in relation to 
the collection containers, what is placed in them and how they are set-out: An authority may make the 
following requirements in relation to receptacles and may by notice, make provision with respect to - 
(a) the size, construction and maintenance of the receptacles; 
(b)  the placing of the receptacles for the purpose of facilitating the emptying of them, and access to the 

receptacles for that purpose; 
(c)  the placing of the receptacles for that purpose on highways or, in Scotland, roads; 
(d)  the substances or articles which may or may not be put in to the receptacles of any description and 

the precautions to be taken where particular substances or articles are put intothem; and 
(e)  the steps to be taken by occupiers of premises to facilitate the collection of waste from the 

receptacles.

Environmental Protection Act 1990 –  
S 46 (11)

This provision, introduced by the Climate Change Act 2008, permits an authority to not collect household 
waste that is set out in contravention of a requirement under S46. The authority, having invoked this 
provision may be entitled to take enforcement action under section 46(6).

Environmental Protection Act 1990 –  
S 51 (b)

This provision provides that waste disposal authorities have a duty to arrange for HWRCs to be accessible 
for residents in an area to deposit their household waste. It stipulates that: The arrangements made by a 
waste disposal authority under this subsection shall be such as to secure that: 
(a)  each place is situated either within the area of the authority or so as to be reasonably accessible to 

persons resident in its area; 
(b)  each place is available for the deposit of waste at all reasonable times; and 
(c)  each place is available for the deposit of waste free of charge by persons resident in the area; but the 

arrangements may restrict the availability of specified places to specified descriptions of waste. 
Not all wastes have to be accepted at all sites i.e. asbestos may be excluded at a particular site.
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Environmental Protection Act 1990 – S 59 A local authority or the Environment Agency (or NRW in Wales) can issue a notice on an occupier or 
landowner to clear controlled waste that has been illegally deposited within a time period of not less than 
21 days. An authority can also enter land and clear it and recover reasonable costs. An appeal procedure 
is available.

Environmental Protection Act 1990 – S 79 This section sets out matters that may be said to constitute ‘statutory nuisances’. Under Section 79 (e) 
‘any accumulation or deposit which is prejudicial to health or a nuisance’ constitutes such a nuisance. A 
local authority is under a duty to inspect its area to detect any such nuisances. Where satisfied that such 
a nuisance exists, or is likely to occur or recur, it may serve an ‘abatement notice’ requiring the abatement 
of the nuisance or prohibiting or restricting its occurrence or recurrence and the taking of such steps as 
may be necessary.22 A 21 day appeal period applies.

Highways Act 1980 – S 149 Where anything is deposited on a highway (including a verge) which constitutes a nuisance, the highway 
authority can serve a notice on the person responsible for the deposit requiring its removal. If the deposit 
constitutes a danger, the authority may remove it or apply to the Magistrates Court for a disposal order. 
Reasonable expenses may be recovered from the person who deposited the material or the person 
claiming to be entitled to it.

Housing Act 2004 – Part 1 Part 1 of the Act refers to the application and enforcement of the Housing Health and Safety System 
(HHSRS), the purpose of which is to establish whether conditions in a property are such that they pose a 
hazard to the occupiers. There are 29 hazards in total and depending on the outcome of any assessment, 
the hazard will be classified as either Category 1 or Category 2. Category 1 hazards are considered the 
most serious. The proper storage and disposal of waste is classed as a Category 2 hazard. Improvement, 
prohibition or emergency notices may be served in respect of such hazards. An appeal process is 
available for those who are served with such notices.
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Housing Act 2004 – Part 2 Part 2 of the Housing Act 2004 introduced a requirement that certain types of houses in multiple 
occupation (HMOs) are required to be licensed by the local housing authority Mandatory licensing applies 
to HMOs comprising self-contained accommodation of three or more storeys occupied by five or more 
people, who do not form a single household. In addition, the Act provides that the Secretary of State may 
approve local licensing schemes which can apply to any other type or all other HMOs in a local authority 
area (additional licensing schemes)24.

Housing Act 2004 – Part 3 The regime applicable to selective licensing regime is laid out in this legislation. A local housing authority 
may designate an area as subject to a license if prescribed conditions are met. One such condition is that 
an area suffers from a significant and persistent problem with anti-social behaviour (environmental crime 
may be sufficient). A strict consultation process must be followed in addition to the above grounds. Once 
granted, a license may include such conditions as the authority consider appropriate for regulating the 
management, use or occupation of the premises concerned.

Housing Act 1988 - S 21 (as amended by  
S 33 of the Deregulation Act 2015)

A landlord may recover possession of a property by issuing a section 21 notice. In light of the amendment 
introduced by the Deregulation Act 2015 on retaliatory evictions, such a notice may not be issued where a 
tenant has made a complaint regarding the condition of the property including any common parts of the 
building (the structure and exterior of the building and common facilities provided whether or not in  
the building).

Housing and Regeneration Act 2008 –  
Part 2

The provision of social housing is regulated by this Act. It lays down regulatory standards that must be 
complied with and provides for the establishment of a register of providers including local authority 
providers, profitmaking and non-profit organisations involved in the provision of social housing.
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Housing and Planning Act 2016 – Part 2 This Act makes provision for the establishment of a database of rogue landlords and letting agents 
(where banning orders have been imposed). Notice must be given of the intention to include a person 
and this must also summarise the person’s appeal rights. An authority may require a person to provide 
specified information for the purpose of enabling the authority to decide whether to make an entry 
in the database. Failure to comply with this requirement may result in the imposition of a fine. Local 
housing authorities will be able to apply for a banning order of at least 12 months against a residential 
landlord or property agent who has been convicted of a ‘banning offence’ (these offences to be defined in 
further regulations) and will be used to prevent a person from (1) letting housing in England; (2) engaging 
in English letting agency work and (3) engaging in English property management work. In addition, a 
‘banned’ person will not be permitted to hold a house in multiple occupation licence (HMO). 

A local authority may also make a management order on the basis that the property is being let in breach 
of a banning order. 

Schedule 3 makes changes to provisions in the Housing Act 2004 to allow interim and final management 
orders to be made in cases where a banning order has been made. The amendments made by this 
Schedule provide an additional circumstance in which a management order can be made i.e. when a 
property is being let in breach of a banning order. 

The local authority will receive any rent paid by the tenants instead of the landlord. The Secretary of State 
may make provision about how local authorities are to deal with any surplus in cases where an interim or 
final management order was made.

Local Government (Miscellaneous 
Provisions) Act 1976 – S 16

This provides local authorities with the power to obtain particulars of persons interested in land in the 
form of a ‘Requisition for Information Notice’. This may be served on the occupier, owner or a person who 
is authorised to manage the land or arrange for the letting of it. A fine can be imposed if a person fails to 
comply or provides materially false information.
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Management of Houses in Multiple 
Occupation (England) (Regulations) 2006 
– S 9

These Regulations impose duties on managers of HMOs in connection to their obligations to maintain the 
amenities and utilities of the premises. The manager must - 
(a)  ensure that sufficient bins or other suitable receptacles are provided that are adequate for the 

requirements of each household occupying the HMO for the storage of refuse and litter pending their 
disposal; and 

(b)  make such further arrangements for the disposal of refuse and litter from the HMO as may be 
necessary, having regard to any service for such disposal provided by the local authority. A person 
who fails to comply with these Regulations commits an offence under section 234(4) of the Housing 
Act 2004, a fine may be imposed in respect of such a breach.

Prevention of Damage by Pests Act 1949 – 
S 4
 

A notice for the destruction of rats and mice on land may be served on the occupier or owner requiring 
steps to be taken. The notice may also specify structural or other works for keeping the land free from 
mice or rats (such as the clearance of rubbish). The notice given must be reasonable.

Public Health Act 1936 – S 78 In respect of any court, yard or passage which is used in common by the occupants of two or more 
buildings (which is not a highway maintainable at public expense) which is not regularly swept and 
kept clean and free from rubbish or other accumulations and must be to the satisfaction of the local 
authority, a local authority may cause it to be swept and cleansed. Reasonable expenses incurred may 
be recovered from occupiers of buildings which front or abut on the court or yard, or to which the 
passage affords access.
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Public Health Act 1961 – S 34 An authority may issue a notice on an owner or occupier requiring the removal of rubbish from any land 
in the open air which is seriously detrimental to the amenities of the neighbourhood. The notice may 
state the steps the authority will take to remove the rubbish (organic or inorganic matter). The owner or 
occupier may serve a counter notice and an appeal procedure is also available. No power to recover costs 
is available. For the purposes of section 34, ‘rubbish’ does not include material accumulated in relation to 
a business.

Refuse (Disposal) Amenity Act 1978 – S 6 Provides a power to an authority to remove articles (other than motor vehicles) abandoned without lawful 
authority on any land in the open air. If it appears that there is an occupier of the land, the authority is 
required to serve reasonable notice of its intention on the occupier. The cost of removal and disposal 
from a person who put the ‘thing’ where it has been abandoned may be recovered. An appeal procedure 
is available.

The Council Tax (Exempt Dwellings) Order 
1992

A dwelling is classed as an exempt dwelling for council tax purposes if it is a dwelling comprising a hall 
of residence provided predominantly for the accommodation of students or is a dwelling occupied by 
one or more residents all of whom are students or occupied by one or more students as term time 
accommodation.

The Council Tax (Prescribed Classes of
Dwellings) (England) (Amendment)
Regulations 2012

These Regulations increase the discretion of billing authorities in relation to council tax discounts for 
empty properties. ‘Unoccupied and substantially unfurnished’ properties may receive a discount of 
between 0% and 100% of their council tax. An ‘empty homes premium’ may also be set for long term 
empty properties.
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Town & Country Planning Act 1990 – S 21 
(as amended)

A 28 day notice may be served requiring a condition affecting the amenity of land to be remedied if it’s 
‘condition adversely affects the amenity of the area’ Both general and specific grounds may be specified. 
An appeal to the Magistrates and County court is available under this provision. In addition, the owner or 
occupier can recover the costs of complying with the notice from anyone who caused or permitted the 
land to be in the condition that caused the notice to be served.

Town and Country Planning Act (General
Permitted Development)Order 1995

This Act allows local planning authorities to remove permissions for change of use from C3 (family house) 
to C4 (small HMO) to fall within the General Permitted Development Order, thereby requiring planning 
consent for change of use to be granted. (‘Article 4 Direction’) It is used by some planning authorities to 
limit the number of HMOs in a designated area (for example council ward)P
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