
 
 

Report to: Communities Committee, 15th March 2023 
 

Report of: Corporate Director - Operations, Homes and Communities 
 

 
Subject: PROPOSAL TO DESIGNATE AN ADDITIONAL HOUSES OF MULTIPLE 

OCCUPATION (HMO) LICENSING SCHEME  
 
1. Recommendation 

 
That the Committee: 

 
1.1 Notes the contents of the report and in particular the findings of the recent 

Additional HMO Licensing Scheme consultation exercise at Appendix 1, and 
the supporting designation report at Appendix 2; and 

 

1.2 Approves designation of a 2 Year Additional HMO Licensing Scheme 
covering the 10 Council Wards as specified at Section 6 of this report, that 

will take effect from 1st September 2023. 
 

2. Background 

 
2.1 Worcester City Council’s current Additional HMO Licensing Scheme covers the Wards 

of Arboretum, Bedwardine, Cathedral, St Johns and St Clements. This scheme came 
into force on 1st September 2020 and was designated for 5 years.  

2.2 Previous to this in 2015 the Council had designated an Additional HMO Licensing 

Scheme covering all Wards within the City, covering the period 2015 – August 2020. 

2.3 At Full Council on 29th November 2022 the Council Motion to have a City wide 

additional Licensing scheme was approved. The Motion stated - 

‘In May 2020, Worcester City Council adopted rules to require additional licensing for the 

creation of new HMOs in five wards of the city: St John, St Clement, Bedwardine, Cathedral 

and Arboretum. 

In the context of a recession and a cost of living crisis, where housing and living standards 

are likely to decline, these rules are a necessary protection against exploitation. 

All wards in the city would benefit from being covered by these rules. 

Therefore, Council resolves to revoke the exemptions currently in place, and instead require 

additional licensing for HMOs across the whole of the city, regardless of the ward they happen 

to be in.’ 

2.4 This report sets out the work that has been undertaken to progress the approved 

Motion and presents the findings of a consultation exercise (Appendix 1) and a 
supporting designation report (Appendix 2) that underpins a recommendation to 

this Committee to approve an Additional HMO Licensing Scheme for the 10 Wards 
that are not covered by the current scheme. 



Additional Houses in Multiple Occupation (HMO) Licensing Scheme 

2.5 The Housing Act 2004 and subsequent Regulations legislatively define 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 Section 257 HMO as: 

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. 

2.6 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 turnover of occupiers and in some cases poor management by 
the landlord.  

2.7 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 for the health, safety and welfare of the 
occupants.  

2.8 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. 

2.9 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. 

2.10 Whilst 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. Mandatory Licensing is 
therefore unable to deal with the wide range of issues identified by local residents in 
the private-rented sector. There are associated issues such as refuse, untidy 

gardens, poor safety conditions and anti-social behaviour which can occur due to 
poor management of the property. 

2.11 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.   

 
Previous and Existing Additional HMO Licensing Scheme(s) 

2.12 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.  

 
2.13 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. This scheme ran for 5 years. 
 

2.14 As part of the designation process the previous/current scheme needs to be 
reviewed. The 2015 Additional Licensing Scheme was reviewed in 2019/20 and a 
report presented to Communities Committee in March 2020 recommending the 

continuation of a Citywide Additional licensing scheme.  
 

2.15 The decision taken by Communities Committee was to designate a 5 year scheme 
covering the wards of Arboretum, Bedwardine, Cathedral, St Johns and St Clements 
to commence on 1st September 2020. This resulted in 27 additionally licenced HMOs 

no longer requiring a licence.   
 

Implementation of an Additional HMO Licensing Scheme 
 

2.16 Before a scheme is designated a there must be a public consultation for all who may 

be affected. As well as an evidence review undertaken to show that a proposed 
additional licencing scheme in that area demonstrates that: 

 
• There is a significant proportion of HMOs which are being managed sufficiently 

ineffectively as to give rise, or likely to give rise, to one or more particular problems 

either for those occupying the HMO or for members of the public.  

 

• The use of an additional licensing scheme is consistent with our housing strategy and co-

ordinated with the authorities approach on homelessness, empty properties and anti-

social behaviour. 

 

2.17  If these conditions were not met the Council is unable to designate an additional 

licensing scheme.  
 

2.18 When it is considered that additional licensing is the most appropriate option a 
designation is signed. Following this there is the requirement for Public Notices in the 
local newspaper and on the Councils website as well as a mandatory 3-month period 

before it can come into effect. 
 

Summary of Public Consultation and Evidence Base  
 



2.19 As already stated the findings of the consultation exercise are included at Appendix 
1, and the supporting designation report at Appendix 2. The findings have been 

summarised below: 
 
2.20 Data Review 

 
 The EPC data shows that there are F and G EPC rated properties throughout the City. 

 Crime data shows that there have been incidents reported in previously Additionally 
Licenced HMOs.  

 There are 5 cases of Planning Enforcement investigations in non-additionally licenced 

wards. 

 Worcestershire Regulatory Services have received 7 complaints about HMOs with 3 

properties being HMOs which came out of licensing in 2020. 

 49% of HMO licences granted had conditions removed from the licence (works were 

completed). Including fire safety works (154 conditions), meeting minimum room 
sizes, providing enough kitchen and washing facilities and supplying certificates such 
as gas and fire alarm testing. Based on this percentage of non-compliance it would 

be estimated that 13 of the 27 previously licenced properties will require 
improvements.  

 3% of licences issued had licence conditions breached. 

 1 Civil Penalty has been issued for occupying bedrooms which do not meet National 
Minimum room size. These rooms have since been voided or enlarged since issuing 

this notice.  

 3 licence applications have been refused due to the licence holder not being able to 

prove they are fit and proper. 

2.21 Public Consultation 
 

 118 people responded to the public consultation. 

 92% were local residents, 13% were landlords, 12% were neighbours of a HMO 

(respondents could select more than one option). 

 80% supported the implementation of the new additional licencing scheme, 15% did 
not support it and 5% did not know. 

 44% agreed that Additional licensing improves inadequate fire safety, 7% disagreed. 

 35% agreed, 15% disagreed that additional licensing improves poor internal repair. 

 41% agreed and 21% disagreed that additional licencing improves poorly managed 
properties. 

 However, there was less of a majority with improving scruffy appearance (36% 

agreed, 35% disagreed), improving anti-social behaviour (33% agreed, 32% 
disagreed) and on improving rubbish (17% agreed and 17% disagreed). 

2.22 Several reasons for supporting a new scheme included:  
 



 The Scheme overall has improved the standards for people in HMO’s and it is 
important that everyone in the city has the same protection. 

 Important for individual tenants to have the additional security provided as well as 
ensuring that neighbourhood do not become overwhelmed by anti-social behaviour 
etc due to a house overcrowding. 

 I don’t see why the licensing should not apply in certain areas, people still live there, 
and they deserve to live in properties that are safe and fit for purpose. 

 The issue is not restricted to the areas currently covered and there is pressure for 
larger houses to become HMOs across the city, Ombersley and Barbourne being one 
such area. 

 It provides some control over landlords letting multiple households and holds them 
to account.  

 
2.23 Several reasons for not supporting a new scheme included: 

 
 It would ruin the character of the City. 
 What is the perceived need for extension of the scheme? The areas covered already 

encompass the majority of potential HMOs that the scheme is supposed to stamp 
out. 

 Further extension does not seem necessary of desirable as the increased costs are 
merely passed on to tenants through higher rents.  

 I feel that 282 licences are a sufficient number.  

 I live in the Arboretum and the road round the corner has multiple run-down HMOs 
with antisocial behaviour by residents, exterior appearances that let the whole area 

badly down and regular fly tipping of furniture and white goods. The one that is on 
our road is managed by a letting agency and is in such poor state of maintained it 
beggars believe that no one intervenes. From what I could see as a local resident of 

a daily basis a licence makes no difference or impact. I could hence not support any 
further rollout. 

 
2.24 The findings from the consultation exercise confirms that the majority of respondents 

supported the implementation of a new additional licensing scheme that would cover 

the remaining wards of the city. Furthermore, a larger proportion of respondents 
agreed that a scheme would improve many safety aspects of a HMO including fire 

safety, internal repair and management. 
 

2.25 In addition, it is clear from the evidence base presented within the designation 

report the improvements that are able to be driven out by the Private Sector Housing 
Team in HMOs covered by the existing scheme. It is also clear that in those wards 

that are not covered by the existing scheme problems reported from several 
agencies exist, and therefore a new scheme would enable the council to tackle these 
issues for the benefits of residents and neighbours. 

 
2.26 On the basis of the findings and conclusions of officers, this report recommends to 

Committee the designation of a new Additional HMO Licensing Scheme for the 
remaining Wards as listed below: 

 

 Battenhall 
 Claines 

 Gorse Hill 
 Nunnery 

 Rainbow Hill 
 St Peters  
 St Stephens 



 Warndon 
 Warndon Parish North 

 Warndon Parish South 
 

3. Alternative Options Considered 

 
3.1 There are several ways to implement a Citywide Additional licensing scheme. These 

have been outlined below and have been considered as part of this report:  

 There is the option to revoke the current scheme under section 60 of the Housing 
Act 2004 following a review. If the current scheme was revoked, a review of the 

existing scheme would still be required to be carried out for any new designation for 
the whole City. Any new designation would be for 5 years which would mean that 

285 landlords would have licences expiring midway through.  

 There is the option to keep the current scheme as it is and implement a new scheme 

to cover the remaining wards. Additional licensing schemes can be up to 5 years and 
the current 5 ward-based scheme is due to end on 31st August 2025. 

 There is also the option not to implement a new scheme. This does not meet with 

the agreed Council Motion and the consultation and evidence base support an 
Additional licensing Scheme in these areas.  

4. Preferred Option 
 

4.1 The preferred option is to designate a 2-year Additional HMO Licensing Scheme to 

run from 1st September 2023 to 31st August 2025 covering the 10 wards listed at 
para 2.26. 

4.2 Landlords could be issued with a licence for 2 years to meet the same timescales as 
the designation. However, it would also be possible to issue a 5-year licence. Should 
the scheme not be redesignated in 2025 these licences would become null and void 

after two years.  

4.3 This preferred option will carry out the agreed Council motion but will be less 

disruptive to landlords currently licenced as part of the current ward-based scheme. 
This scheme will therefore be reviewed alongside the current scheme in 2024 with 
the option to re-declare in 2025 should the evidence and consultation support this.  

5. Implications 
 

5.1 Financial and Budgetary Implications 
 
The Additional HMO licence fee is only able to cover the actual costs of 

administrating the licence and is not set to achieve a surplus. The current licence fee 
is £987.00. 

 
Subject to approval of this report, the additional income from licence fees covering 
the period September 2023 – August 2025 is projected to be £26,649 (based on 27 

Additionally Licenced properties and 2022/23 licensing fees).  
 

If an Additional Licensing scheme for these wards does not go forwards it will not 
remove non-mandatory HMO regulations and property standards requirements for 
landlords which will still require officer resources. 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 HMO Licensing, the Authority must:  
 

a. consider that a significant proportion of the HMOs of that description in the area 
are being managed sufficiently ineffectively as to give rise, or likely to give rise, 
to one or more particular problems either for those occupying the HMOs or for 

members of the public.  
 

The evaluation of the additional licensing scheme identified that 49% of HMO 
properties have been improved by Additional Licensing. The standards and 

management of properties in these new wards will be by the implementation of 
the new Additional Licensing and ensuring that property standards are continued 
to be kept or improved to ensure the health and safety of the occupant. In 

addition, those properties removed from licensing experience criminal reports to 
the Police. Furthermore, officers are still discovering additional properties 

requiring enforcement intervention due to poor property standards and 
overcrowding.  
 

b. take reasonable steps to consult persons who are likely to be affected by the 
designation and consider any representations made in accordance with the 

consultation and not withdrawn.  
 

A public consultation has been completed on the scheme and the findings of this 

consultation have been presented in this report. The consultation was conducted 
in a range of different formats to encourage wide engagement. Officers gave 

consultees an explanation of the proposals and gave sufficient time for 
consideration and response. Officers have then taken account of these comments 
and responses when finalising the proposed Scheme.   

 
c. consider other courses of action available, including codes of practice.  

 
 The alternative options have been explored within this report. Previous voluntary 

accreditation schemes were not successful due to the voluntary nature of these. 

The Council also provides advice and works strategically with the University of 
Worcester, Act on Energy and the voluntary sector. However, the Additional 

Licensing Scheme has started to improve safety standards, which we have not 
seen with other options available, to reduce the risks associated with poor 
standards of accommodation. The current Scheme has improved 49% of HMO 

properties since its renewal in 2020. 
 

 
 
5.3 Risk Implications 

 
 There are no corporate risks associated with this report. It is worth noting however, 

 that along with the findings of the consultation and the associated designation 
report, the implementation of a new scheme will provide more opportunity for the 

Council to support residents who may be subject to less than satisfactory housing 
conditions, whereas without such a scheme being the ability to access HMOs of this 
nature and have powers to deal with a wider range of issues is reduced.  



 
5.4 Corporate/Policy Implications 

 
One of the priority themes within The Worcester City Plan 2022 – 2027 is 
‘Stronger and Connected Communities’. This involves having a wide mixture 

of good quality housing provision to suit a full range of needs. Additional 
HMO licensing will assist in delivering against this theme and aspiration by 

being able to work with landlords to ensure good quality compliant private 
sector accommodation is being provided.  
 

5.5 Equality Implications 
 

If the recommendations as set out in this report are approved, there would be a 
positive implication on equality. An equality impact assessment has been carried out 

as part of this process which identifies that property standards are improved in 
HMOs especially in relation to fire safety measures. All licenced HMOs are inspected 
by the Council, this ensures that the most vulnerable, such as those in low-income 

households, recent migrants to the UK, those with limited English and those who 
may not usually complain to the Council, live in compliant properties which meet 

standards required of HMOs in the City.  
 

5.6 Human Resources Implications 

 
There are no human resource implications associated with this report. 

 
5.7 Health and Safety Implications 

 

There are no health and safety implications associated with this report.  
 

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.  

 
A well-managed and well-presented HMO can also have a positive impact on the look 
and feel of the area. HMOs also provide an important housing option to the most 

vulnerable people of Worcester.  
 

Additional licensing ensures that the most vulnerable, such as those in low-income 
households, recent migrants to the UK, those with limited English and those who 
may not usually complain to the Council, live in safe properties which meet 

standards required of HMOs in the City, due to the proactive licensing inspections 
carried out by Property Standards Officers as part of the licensing process. 

 
The Additional Licensing scheme is part of a co-ordinated approach on 
homelessness, empty properties and antisocial behaviour and it is consistent with 

the authorities overall housing strategy.  
 

 
Ward(s): Claines, Rainbow Hill, St Stephens, Nunnery, Battenhall, 

Warndon Villages South, Warndon Villages North, 
Warndon and Gorse Hill, St Peters. 

 



Contact Officer: Ismene Broad – Private Sector Housing Manager 
E-mail: Ismene.broad@worcester.gov.uk  

Tel: 01905 722255 
 
Background Papers: As set out within report  
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