
Report to: Communities Committee, 30th October 2019

Report of: Corporate Director, Homes and Communities

Subject: EVALUATION OF THE WORCESTER CITY ADDITIONAL HMO LICENSING 
SCHEME 2015 -2020

1. Recommendation

1.1 To note the contents of the Evaluation Report including its 
recommendations;

1.2 To approve the undertaking of a 12 week public consultation exercise that 
seeks views on a proposal to re-declare an Additional HMO Licensing 
Scheme for Worcester City; and

1.3 That Committee delegates authority to the Corporate Director for Homes & 
Communities in consultation with Chair & Vice Chair of Communities 
Committee to take a final decision on whether to re-declare an Additional 
HMO Licensing Scheme for Worcester City subject to review of consultation 
feedback.

2. Background

2.1 The Housing Act 2004 and subsequent Regulations legislatively defines a House in 
Multiple Occupation (HMO) as:

Three or more people where two or more households share a basic amenity such as 
a toilet, bathroom or kitchen facilities. 

The Housing Act 2004 also legislatively defines:

A building or part of a building which has been converted into, and consist of self 
contained flats. Where building work undertaken in connection with the conversion 
does not comply with 1991 Building Regulations and less than two thirds of the self-
contained flats are owner occupied.

As a Section 257 HMO.

2.2 Property standards in HMOs can often be lower than other rented properties due to 
poor conversions of older properties, more than one household living independently 
of each other, regular turn over of occupiers and in some cases poor management by 
the landlord. However they are a popular form of affordable accommodation 
particularly in urban centres and University Cities. The aim of licensing is to ensure 
the highest risk properties in the private rented market meet the legal standards and 
are properly managed to provide greater protection to the health, safety and welfare 
of the occupants of these properties. 



2.3 Part 2 of the Housing Act 2004 introduced the Mandatory Licensing of HMOs which 
stipulated that any private rented property consisting of three or more storeys and 
occupied by 5 or more persons, living as two or more households and sharing a basic 
amenity such as a toilet, washing facility or kitchen would require a Mandatory 
Licence.

2.4 More recently on 1st October 2018 the definition of a licensable HMO for Mandatory 
Licensing purposes was amended to remove the requirement of 3 or more storeys 
from the description as well as introducing a national minimum standard for bedroom 
sizes and regulations relating to the storage and disposal of household waste.

2.5 While Mandatory Licensing captures a proportion of HMO’s it does not capture those 
HMO’s with less than 5 tenants and Section 257 HMO’s. It is therefore unable to deal 
with all the problems identified by local residents in the private-rented sector. There 
are associated issues such as refuse, untidy gardens and anti-social behaviour which 
can occur due to poor management of the property.

2.6 Under the Housing Act 2004, additional powers are available to local authorities to 
extend the licensing regime over and above Mandatory Licensing, namely-

 Additional Licensing – Enables the licensing of HMOs to be extended to all or 
certain types of HMOs within a city or designated area of a city, and

 Selective Licensing – Enables licensing to be extended to other types of 
properties other than just HMOs where there may be issues relating to low 
housing demand or anti-social behaviour with in a selected/defined area. In 
Worcester City there is no evidence to suggest these issues are present across 
all types of private housing and therefore the City Council has not considered 
using this power.  

2.7 In March 2015 Worcester City Council’s Cabinet approved an Additional HMO 
Licensing scheme for the whole City, which came into effect on 1st September 2015. 
Previous to its commencement a range of other initiatives such as the accreditation 
of HMOs had previously been in place in partnership with the University of Worcester 
to improve private sector standards and safety but due to the voluntary nature of 
this scheme, it was not taken up by the majority of landlords, especially those 
outside of student lettings. Worcester has many good landlords who proactively work 
with us but there was no formal mechanism to address the minority of poor landlords 
and improve the conditions within their properties. It was considered necessary that 
extra powers available through the introduction of an Additional Licensing Scheme 
would provide better and more effective solutions.

2.8 The Worcester City Additional Licensing Scheme runs for five years, at the end of 
which the Council is required to review the scheme with a view to re-designation or 
discontinuation. In considering this it is prudent to undertake an evaluation of the 
impact the scheme has had. An evaluation of the Worcester City Council Additional 
HMO Licensing Scheme (2015 – 2020) is included at Appendix 1.

2.9 Summary of Evaluation Findings

The Conclusions section of the evaluation report begins:



“The Scheme has been successful in capturing an additional 586 properties which 
would not otherwise have been licensed or inspected.

A range of improvements have been undertaken to properties through licence 
conditions and enforcement.”

The evaluation report at Appendix 1 provides more detailed information on how 
many properties under each type of Licence have been improved since 2015. In 
summary 520 properties required works to become HMO compliant such as installing 
fire alarm systems, fire doors, heating, hand rails on staircases, having adequate 
cooking and bathing facilities. This shows that the scheme has had a direct impact 
on property condition. During the 5 years of the licence, properties can deteriorate 
and by not renewing a licence and re-inspecting a property, the opportunity of 
maintaining improvements to this type of property will be lost. 

The scheme has created a more professional environment where landlords are 
approaching the Council for pre-application advice to ensure that works to the 
property are correct before occupation as well as seeking Planning advice and 
applying for Article 4. Not only do these landlords improve their HMO’s but also their 
non-HMO portfolio as well as to properties outside of Worcester City.

During the period which the scheme has been running there has been a downward 
trend in the number of housing complaints which the University of Worcester 
Students Union have received. 

The Private Sector Housing Team has also been receptive to customer feedback on 
the process and has made improvements where necessary to support the customer.

In summary the evaluation report concludes that the Additional Licensing scheme 
has delivered against the aims which were set.

2.10 HMO Numbers

The number of properties licenced per year is detailed below:

2015/16 2016/17 2017/18 2018/19
Mandatory 
HMO’s

61 82 54 118

Additional 
HMO’s

231 170 45 32

The Mandatory Licensing figures will include new and renewals whereas the 
Additional will be new licences only. The Additional licences issued during the last 
two years of the scheme are a combination of property sales (licences can not be 
transferred) and those existing HMO’s which have been licenced following proactive 
Council intervention. There are licenced HMO’s in all wards with in Worcester City 
apart from currently St Peters. 

During the period there has been increased formal enforcement active resulting in 
two prosecutions and two Civil Penalties for operating unlicensed HMOs. As well as 2 
licences being refused for landlords failing to meet the prescribed ‘fit and proper’ 
persons test stipulated in the Housing Act 2004.  



The licence fee is only able to cover the actual costs of the scheme it can not 
generate a surplus. The fees set for inclusion in Fees & Charges are assessed 
regularly to ensure this. The majority of Additional Licences are due to renew 
September 2020.

3. Preferred Option 

3.1 The preferred option is to undertake a public consultation on the proposal to re-
declare an Additional HMO Licensing Scheme for Worcester City. Subject to approval 
of this report consultation responses will be collated, reviewed and presented to 
Corporate Director of Homes & Communities in consultation with the Chair and Vice-
Chair of Communities Committee with a view to re-declaring, amending or 
discontinuing with the scheme.

4. Alternative Options Considered

4.1 Before designating an area for Additional Licensing the Council must take reasonable 
steps to consult persons who are likely to be affected by the designation. Failure to 
carry out a public consultation could lead to a legal challenge and therefore there is 
no alternative option to consider. 

4.2 The alternative option of moving to a Selective Licensing scheme has been 
discounted on the basis that there is no available evidence to support its need and it 
would require a wholesale review of the Council’s enforcement approach, applying as 
it would to a much wider portfolio of private sector housing than just HMOs. 

4.3 Therefore, the alternatives to renewing the current Additional Licensing scheme on 
an “as is” basis, are:

(i) Remove the Additional Licensing scheme entirely;
(ii) Amend or restrict the Additional Licensing scheme to apply to specific areas 

of the City or to apply to properties with 4 or more tenants, not 3.

4.4 The implications of not renewing the Additional Licensing scheme at all, is set out in 
the “Risk implications” section below. The key implication is that improvements to 
properties which have been achieved through the current scheme, will not be 
sustained and cannot be so readily enforced.

4.5 The implications of moving to an Additional Licensing scheme which is targeted at 
specific wards would be that City-wide improvements to private housing would not 
be sustained but that instead a targeted approach could be taken to problem areas. 
However this might displace the HMO prevalence into other wards in the City, 
meaning that the Council’s Licensing scheme would need to keep pace with these 
changes. Similarly, and subject to the outcome of the consultation exercise, there 
would appear to be no obvious benefits to moving to a scheme where properties with 
only 3 tenants are not subject to HMO Additional Licensing, but 4-tenanted 
properties are.

4.6 The implications of these alternative options will be further considered once the 
public consultation has been completed. 



5. Implications

5.1 Financial and Budgetary Implications

The licence fee is only able to cover the actual costs of administrating the license and 
is not set to achieve a surplus. 

Subject to approval of this report and if a subsequent decision is taken to re-declare 
the scheme, the funding for the service is projected to be £299,200 (based on 320 
Additionally Licenced properties and 2019/20 licensing fees) over the next 5 years. 

The table below outlines the number of renewals of Additional Licences per financial 
year. To note the funding is accounted for over the 5 year licence period

2020/21 
(6 

months 
as from 
1st Sept 

20)

2021/
22

2022/
23

2023/
24

2024/25 2025/
26
(*)

2026/
27
(*)

27/
28 
(*)

Estimate 
number 

of 
licences 
granted

269 
(including 
from 31st 
Aug 20)

19 10 18 0 0 0 0

Funding 
based 

on 
2019/20 
fees and 
charges 
(spread 
over 5 
year 

licence 
period)

         
29,343 

         
53,856 

         
59,092 

         
59,840 

        
59,840 

         
30,497 

        
 5,984 

            
748 

(*) – Remaining income from accounting process.

The removal of the Additional Licensing scheme will not remove HMO regulations and 
property standards for landlords.  It will become a direct cost to the Council because 
a charge will not be applied for the officer resource required to ensure HMO 
properties are complying with the law.

5.2 Legal and Governance Implications

Before designating an area for Additional Licensing the Authority must take 
reasonable steps to consult persons who are likely to be affected by the designation. 
Failure to carry out a public consultation could lead to a legal challenge. 



5.3 Risk Implications

Steps must be undertaken to consult with persons affected prior to any decision 
about designation. There is a risk of legal challenge of the decision if this process is 
not followed.

Failure to re-declare the scheme could lead to a deterioration in property conditions 
and the management standards that have been required during the Additional 
Licencing scheme. If Additional Licensing is discontinued the properties are still 
legislatively classed as HMO’s and therefore landlords will still be legally required to 
produce an annual gas certificate and to have an electrical condition report. They will 
also need to continue to have suitable HMO building insurance and to have a suitable 
mortgage in which their lenders have consented to the properties being HMOs. 

From the perspective of the Council’s enforcement powers, three and four occupant 
HMO’s would not be inspected to ascertain if they meet the required fire safety 
provisions or amenity standards. There would be no required interaction with these 
landlords and the opportunity to keep them informed of changes to national 
legislation.

Without Additional Licencing landlords could operate smaller HMO properties, but 
then squeeze in more occupants. This potentially creates overcrowding, increased 
risk from fire, spread of illness and reduced quality of life. Policing whether a 
property is a licensable 5 occupant HMO, or non licensable 4 occupant HMO, would 
be very problematic and there are less enforcement tools available to officers for non 
licensable properties. Partner agencies such as the University of Worcester, Hereford 
and Worcester Fire Service, West Mercia Police and CAB Worcester may also be 
affected with increased complaints.

However the department would attempt to maintain relationships with landlords of 
HMO’s no longer required to licence their properties and would continue to 
investigate and attempt to prosecute any non-compliant landlords operating in 
Worcester. 

5.4 Corporate/Policy Implications

Additional Licensing contributes to Theme 1 in the City Plan (2016 - 2021) – 
stronger and connected communities. It supports the City Plan by reducing the 
number of substandard rental properties in Worcester City. Additional Licensing also 
supports delivery of priorities within the Worcestershire Strategic Housing 
Partnership Plan, the Strategic Direction for Homelessness and the Private Sector 
Housing Strategy. These strategies and plans are outlined in more detail in section 
1.3 of Appendix 1. 

5.5 Equality Implications

If the recommendations as set out in this report are approved they would have no 
implication on equality. An equality impact assessment will be undertaken alongside 
the consultation process so that any implications can be considered as part of the 
final decision.



5.6 Human Resources Implications

If the recommendations as set out in this report are approved there would be no 
human resource implications. The Private Sector Housing Team has not increased in 
size as a result of Additional Licencing, these posts were in place prior to this and 
HMO licensing is only a part of their roles. Additional staffing resource was provided 
in 2018 from the City Plan for proactive enforcement of all Private Sector Housing 
aspects. The removal of the Additional Licensing scheme will not remove HMO 
regulations and property standards for landlords.  It will become a direct cost to the 
Council because a charge will not be applied for the officer resource required to 
ensure HMO properties are complying with the law. 

5.7 Health and Safety Implications

There are no health and safety implications that have been identified in respect of 
this report.  The HMO Licensing powers are designed to ensure that good standards 
of health and safety are applied to a significant part of the private rented housing 
stock in the City.

5.8 Social, Environmental and Economic Implications

The private rented sector plays an important role in meeting the diverse housing 
needs that exist in the City. It is therefore important than the accommodation is 
regulated effectively to ensure good property standards are maintained. As a 
University City with a student population there is a large demand for affordable HMO 
accommodation which needs to continue to meet the current standards. A well 
managed and well presented HMO can also have a positive impact on the look and 
feel of the area. 

Ward(s): All 
Contact Officer: Ismene Broad, Private Sector Team Manager

Tel: 01905 722525, 
Email: Ismene.broad@worcester.gov.uk

Background Papers: Appendix 1 – Evaluation of Additional Licencing
 


