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1.
Foreword

The City Council wants to support a private rented sector in the city that helps meet the housing needs of citizens, benefits local communities and supports the local economy in the city and the region. The sector has grown significantly in the last 10 years to over 68,000 properties and overall the sector is well managed. Recently however I and my fellow local elected members have become concerned that in some areas, such as Selly Oak Ward, landlords and agents are not effectively managing their properties and tenants. This is causing an unreasonable demand on Council and partner services.
I wish to consider what action the Council and others can take to address the sorts of issues raised by local communities. Residents, landlords, tenants and other stakeholders in Selly Oak Ward have responded to initial consultation by the Council and I now want to consult formally on whether we should use powers for Additional Licensing of HMOs in the Ward. I want to receive the views of local stakeholders in the Selly Oak area, before I report to the Council’s Cabinet on the proposal.
I believe this is a really good opportunity to look in detail at the HMO market in the Ward and look to improve management and services to benefit this vibrant local neighbourhood.
Councillor Peter Griffiths
Cabinet Member 

2.
Introduction

Birmingham City Council wishes to consult local residents, landlords, agents, businesses and other stakeholders over the proposal to introduce Additional Licensing for Houses in Multiple Occupation under Part 2 (s56) of the Housing Act 2004 in the Selly Oak Ward, which is part of the Selly Oak District of Birmingham.
The Consultation will last for a minimum of 12 weeks and a report will be presented to the Cabinet of the City Council following completion of the process to determine if additional licensing is required.

The Council operates a licensing scheme for large HMOs but is concerned at the level of complaints and demand on services resulting from other shared housing in the Selly Oak Ward. The significant proportion of the shared housing in the area is provided by the private rented sector for student housing linked to local University sites. 
Consultation to date

In May 2015 the Council launched an initial consultation with citizens to gather evidence on the extent of the impact in areas of the growth of the PRS in the city and in particular the increase in use of shared housing.

The initial consultation involved the following

· Officers have completed the initial consultation using a questionnaire on Be Heard where the Council had 126 responses (73 from Selly Oak Ward). The majority of responses were from local residents who identified significant issues with the growth of PRS letting in their area and concerns about rubbish, disrepair, unkempt gardens and conversions of properties into shared housing. Residents were broadly in support of licensing for the PRS, whereas the responses from local landlords were against licensing. Officers have collated the comments from residents. 
· The Council has met with a representative from the National Landlords Association to discuss the wider policy agenda for licensing across the country and to reflect on the experience of other local authorities and to consider where good practice is being effective in dealing with local PRS issues

· Councillor John Cotton, Cabinet Member for Neighbourhood Management and Homes and key officers have also met with a delegation from the city’s Landlord Forum Steering Group to discuss the proposal and to listen to their views. In the main the Forum does not support licensing as it feels the Council has existing powers to tackle poor management by landlords and agents under Housing, Planning, Building Control and Highways legislation and needs to be more proactive in enforcing the law.

· The Council has received a presentation from Home Safe who are a partner with Doncaster District Council in delivering an out sourced licensing scheme as an alternative model that supports responsible landlords

· Officers have attended the Selly Oak District Housing Panel and Project Officer group to discuss progress and review the data and intelligence on the situation in the Selly Oak Ward.

· Officers have met with representatives from University of Birmingham and the Students Guild to consider what evidence the University has about living conditions and the impact on students and others living in the Selly Oak Ward. .

Officers have supported “all out days” in the past few years in the Selly Oak Ward to target irresponsible landlords and agents and has involved partnership working with Home Office and HMRC.
At meeting of the Selly Oak District Committee on 28 January 2016, Elected Members agreed that the key issues impacting on local residents and services were

1. Rubbish and Waste Management in particular at the end of college terms

2. Unregulated Development such as the building of extensions to increase occupancy without planning permission
3. “Beds in Sheds” use of potentially unsuitable buildings for accommodation purposes

4. Building and Construction Works impacting on the highway and neighbouring properties

5. Fire protection and low quality repair standards causing problems during periods of tenancy

6. Lack of Insulation and poor heating leading to damp and mould

The Committee agreed that there is no significant evidence of issues relating to low demand in the local housing market and/or significant ASB caused by tenants and therefore powers under Selective Licensing do not appear to be relevant. 
3.
Legal Powers

Birmingham City Council operates a mandatory licensing scheme. This means you must have a licence if you’re renting out a large HMO. Your property is defined as a large HMO if all of the following apply: 

· it’s rented to 5 or more people who form more than 1 household

· it’s at least 3 storeys high 

· tenants share toilet, bathroom or kitchen facilities 
The Council has the power to designate an area of their district as subject to additional licensing under Part 2, Section 56 Housing Act 2004, in relation to a description of HMOs specified in the designation, if the following requirements are met. 
“(2) The authority must consider that a significant proportion of the HMOs of that description in the area are being managed sufficiently ineffectively as to give rise, or to be likely to give rise, to one or more particular problems either for those occupying the HMOs or for members of the public. 

(3) Before making a designation the authority must— 

(a) take reasonable steps to consult persons who are likely to be affected by the designation; and 

(b) consider any representations made in accordance with the consultation and not withdrawn. 

(4) The power to make a designation under this section may be exercised in such a way that this Part applies to all HMOs in the area in question. 

(5) In forming an opinion as to the matter mentioned in subsection (2), the authority must have regard to any information regarding the extent to which any codes of practice approved under section 233 have been complied with by persons managing HMOs in the area in question.

The role of additional licensing in the Ward will be to provide a stronger enforcement framework for the PRS, reduce demand on public services in the longer term and ensure compliance with a reasonable standard for living accommodation and management by private landlords. Licensing however is not a planning tool and cannot be used to prevent development or reverse the use of properties converted into HMOs. The Council is consulting to help identify how the use of Licence Conditions can impact on the issues raised by residents, tenants, Council Services and other partner agencies set out in Section 2.

4.
Selly Oak Ward 

Birmingham City Council produced a profile for the Selly Oak District in 2013 which is attached as Appendix 1. 
Profile

“The Selly Oak council ward is in south-west Birmingham, roughly three miles from the city centre. It is flanked by the Bournville ward, the Edgbaston ward, the Harborne ward, the Weoley ward and the Moseley & Kings Heath ward.

The Selly Oak ward contains the areas of Selly Oak, Selly Park and Bournbrook.

Demographics Selly Oak: There are approximately 24,000 people resident in the Selly Oak ward. The population density is roughly 52 persons per hectare compared to an average of around 36.5 for Birmingham as a whole. The ward has an approximate average age of 32 compared to 36 for Birmingham as a whole.

 The white British population accounts for around 73% of all residents. Approximately 9% of the population are of Asian origin with roughly 4% from India, 3% from Pakistan and 1% from Bangladesh. Around 2.5% of the population is black, including 1.5% of Afro-Caribbean descent. 10% are white non-British (including Irish), 2.5% are of mixed background, and 3% are of Chinese origin or belong to some other ethnic group. 

Housing Selly Oak: The houses at Bournbrook, next to Birmingham University on the north side of the ward, are mainly late Victorian terraces, some of which require refurbishment. The vast majority are let to students. 

There are more terraces at Ten Acres on the south side of the ward, some of which are Victorian tunnel-backs whilst the remainder are modern homes built after 1990.

 The west side of the ward contains a high proportion of semi-detached houses whereas Selly Park on the east side was developed in the 1850's as a gentrified suburb with detached villas, tree-lined avenues and terraced townhouses.

 The rate of owner occupation in the Selly Oak ward is around 56%. Roughly 30% of homes are rented from private landlords and around 11% from the local authority or housing associations. “

Source http://www.brumagem.co.uk/ae_Selly-Oak_Birmingham.htm
Ward Action Planning

The local stakeholders have been working on developing local plans and have identified the following priorities for the Ward
Priorities

· Student related housing development

· Student related demand on public services

· Support and development of retail and night time economies

· Stake-holder involvement in the future development of Selly Oak

These priorities are informed by a number of sources, from inside and outside of Birmingham City Council.  This draws on information and intelligence available via the Ward and District profiles, as well as feedback from key stakeholders and groups in the statutory and voluntary sectors.  These priorities are present and ongoing in local plans and joint working or have been identified as local gaps in need of an additional focus.

The proposal to designate an area subject to Additional Licensing aims to support the delivery of the action plan to help reduce demand on public services

5. 
Evidence of impact on tenants, communities and public services
•
Refuse and waste management.
The density and unusual demographics of the student population in Bournbrook , together produce a number of specific problems with refuse collection, probably because of the widespread lack of domestic awareness. To move matters forward, a project was developed, with wide  consultation, involving BCC, University of Birmingham , and the Guild, to install wheeled bins at a time when this was not BCC policy. The new system produces better outcomes than the previous one, but is still capable of very significant improvement, which would best be achieved by landlord involvement, that would be facilitated by Additional Licencing.

•
Environmental issues including fly tipping:
Over 160 tonnes of items dumped on roads and pavements have been regularly collected at term-ends. The commonest items are beds, mattresses, and chairs/settees. Since the properties are overwhelmingly let as fully furnished, this material must originate from landlords or contractors working on their behalf. The individual items are relatively light-weight, since they are not purchased to be durable, so the tonnage represents a very large volume of materials. A number of information letters have been mailed-out to those landlords who are known, together with information for tenants, and these have undoubtedly helped to some extent. However, the scale of the problem, together with the degree of annual turnover of landlords and tenants, produce consequent difficulties in making contact with new entrants, which limit the effectiveness of this approach. Additional Licencing, by providing a more structured relationship with more landlords, would facilitate this.
•
Planning and unapproved development: 

There has been a large volume of development pushing the boundary of Permitted Development in almost sequential properties, which has intensified the occupancy of the area. Some typical images of sightlines are attached, showing the number of neighbouring properties with large loft developments. The maps included indicate the number of properties which are listed for Council Tax Exemption, but are not Registered HMOs, and therefore would be better managed if Additional Licencing were in-place. The layout of properties in Bournbrook is historically very dense, and measures to improve security by providing lockable gates to entries means that the rears of houses may only be visible during redevelopment. The long back  gardens, which are of little use to the typical resident nowadays, mean that over-development of rear extensions is said to be commonplace and yet almost undetectable after the event. Some have been observed during All-out Days, but many are said by the local community to pass unnoticed. There are also structures provided for what are described as storage or leisure, ie non-residential, use. If these were to be subsequently used as sleeping accommodation, obtaining evidence of this would be extremely difficult without Additional Licencing.

•
Irresponsible construction and misuse of the highway i.e. skips: 

A number of examples of cases of large-scale and recurring highways obstruction during development are attached. Builders often order numbers of bulk bags of materials, pallets of bricks/blocks etc, when there is nowhere other than the highway for these to be stored. Despite numerous individual actions requiring bags to be removed, together with stopping builders operating concrete mixers on highways and pavements when seen by an authorized officer, the large number of small, unconnected building firms, mean that problems recur commonly. Examples show two skips being used where only one licence is obtained, and large overflows of materials, are also attached. Skips are licenced centrally, and a spreadsheet circulated periodically, which shows an array of one month cumulatively. Regular observations takes place to record the skips which are not known to be licenced, and these are reported to Highways colleagues for action as necessary. Sample retrospective checks indicate that around a third of skips are not licenced initially, and keeping some level of control of this without a regular patrol would not be possible, other than by having a more joined-up relationship with a higher percentage of landlords. The problem is exacerbated in the summer/autumn period, when the tempo of work increases.   During the All-out Day in July 13 skips were licenced and 47 were seen by the groups (in September, 51 were seen on-highway). Additional licensing can use conditions to ensure landlords properly supervise contractors using skips and take steps to deal with issues when they are reported
•
Fire protection and low quality construction and repair: 

The relative ease currently of conversion of C3 dwellings to C4 mean that Fire Regulations  compliance might tend to receive less attention than the families of the young occupants would desire. The local Fire Service are very active in face-to-face promotion of safety, also with leaflets etc during events and All-out-days. These events include  a range of relevant BCC services who are involved in seeking improvements in the area, together with Police, Fire Service, HMRC and other government agencies seeking non-compliant, undocumented workforces or contractors – a number of legal actions have resulted from these investigations. Additional licensing would give stronger powers to prevent non-compliant or criminal landlords from operating HMOs in the area. 
•
Poor insulation and heating impacting on health: Poor Insulation and heating impacting on health:
 The very high level of reporting to the Guild of Students of problems with dampness and condensation are indicative of poor standards of insulation and ventilation. The problems include ill-health, together with mould and subsequent damage. These issues are also demonstrated by high domestic fuel use, as evidenced in the report of the research presented to the Royal Geographical Society by De Saska Petrova in July 2012 , which evidenced high domestic energy costs. Given the recent nature of most of the development works, the opportunity to install appropriate insulation is clearly not being taken.  Additional licensing can ensure properties are adequately insulated and not a serious hazard under the Housing health and Safety Rating System
6.  
How can Licensing help tackle these issues?

Under the licensing powers within the Housing Act 2004, the Council can apply Conditions to a licence for an HMO. This would also be the case for Additional Licensing.

The Council has a standard set of licence conditions (See Appendix 2). In general the licence conditions ensure the HMO has suitable management arrangements, fire safety systems approved by West Midlands Fire Service and proper facilities and space standards for the number of occupants.

In trying to tackle the issues above the Council could apply conditions to a licence that would require landlords or managing agents 

· to ensure rubbish and household items are properly stored and removed from site at the end of a tenancy at the end or any college term time.

· Prevent the use of unsuitable outbuildings or extensions for living accommodation.
· To properly supervise the use of skips and storage of building materials on the Highway including those used by contractors

· To ensure fire precautions are up to standard and properly maintained and repairs are responded to in a timely manner and reasonable repairs are carried out to decent standards

· To ensure properties are properly insulated and capable of being heated to a reasonable level to prevent risk to health of tenants
7.      Consultation to date
The Council has been working with local stakeholders in the Selly Oak Ward for some years on managing the impact of the growth and operation of student housing in the area, in particular in the Bournbrook area.
A local project officer working group comprising the Council, University, Student Guild and Residents Groups has been in place for the last 2 years and has undertaken a number of “All Out Days” in the area to monitor compliance with standards and to give advice and guidance where needed. Recently this has involved HMRC and the Immigration Service of the Home Office.

TARA Residents Association has submitted a report on the issue. In summary TARA concluded


BE HEARD
The Council undertook city wide consultation on-line through the Council’s ‘Be Heard’ website from May – July 2015. This consultation was seeking to gather information and opinion from local residents and owners on the impact of private renting in their area. Of the 126 responses received 73 were from respondents in the Selly Oak area. In summary of the 73 replies the responses were

· 64 (87%) considered HMOs were increasing in the area

· 16 (21%) felt Hostels were increasing with 32 answering “Don’t Know”

· 62 (84%) considered there were problems with the PRS in the area

· 61 (83%) considered HMOs were having an adverse impact in the area

· 60 (82%) stated that HMO Licensing was necessary

· 54 (73%) considered there was an issue of anti-social behaviour in the area

· 65 (89%) stated that landlords should be required to join an accreditation scheme
8.  
Proposed Designation and Licence Fee

The Council is consulting on the potential introduction of Additional Licensing in the Selly Oak Ward. Following the consultation a report will be presented to the Cabinet Member, for a decision on whether to proceed

Designation

If the proposal is approved by Birmingham City Council it is intended to designate the Selly Oak Ward as on area where all HMOs as defined in Part 7, Section 254 of the Housing Act 2004 will require a licence. This will apply if: 

· the property is rented to 3 or more people who form more than 1 household
· tenants share one or more of the basic amenities (toilet, bathroom or kitchen facilities) or the property lacks one or more of the basic amenities.

· the property is converted into flats but contains one or more units that are not self contained
· property converted into self-contained flats where Building Regulations approval has not been obtained
Licence Fee

The Council can charge the costs of administering the licence. The fee structure that will apply is set out below, based on charges approved in 2015/16
You can see more information on www.birmingham.gov.uk/hmo.
	How much should I pay? Licence fees 

	A first application for a licence for a property. 

	£1150 

	For the renewal of an existing licence made before the current licence expires
. 
	£850 

	Where an application for the renewal of an existing licence is made after the expiry of the current licence. 
Please Note: There is an additional charge of £100 for incomplete applications. If further information is required, the application will not be processed until this additional fee has been paid.


	£1150 

	The proposed Licence Holder may claim any of the following discounts for membership of the following landlord organisations: 

	Midland Landlord Accreditation Scheme (MLAS) a discount for each HMO licence. 

	£300 

	National Landlord’s Association (NLA) or the Residential Landlord’s Association (RLA) - a discount for each HMO licence. 
	£150 


9.  
Consultation Plan

The Council is required to consult relevant stakeholders in the area for a minimum period of 12 weeks. This consultation will start in June 2016 and will close when the Council considers it has given all stakeholders the opportunity to comment. At present it is intended to close on 31 October 2016 to allow the opportunity for returning students to have the chance to respond.
Process

The Council is keen to hear the views of all interested groups and intends to offer the following facilities to do this

· On line questionnaire through Be Heard

· Public Meetings

· Focus Group meetings
· Social Media

The Council consider the following groups to be key stakeholders in the area and would want to hear their views
Local residents

Students living in the PRS

Landlords

Letting and Managing Agents

University Accommodation Service 

Guild of Students

In addition the Council will consult other statutory agencies which have involvement in the area in particular West Midlands Police and West Midlands Fire Service.
Finally any other comments or feedback that stakeholders wish to give can be done through the Private Rented Sector mailbox : PRS@birmingham.gov.uk

Appendix 1: Selly Oak District: Strategic Housing Assessment 

Introduction to Selly Oak 

Selly Oak District is situated in the north-west of the city, spanning an area of just under 2200 hectares comprising of four wards Billesley, Brandwood, Bournville and Selly Oak.  Although Selly Oak is the third smallest of Birmingham’s ten districts in terms of geographical size, residential development accounts for 73% of land use.  
The proportion of land currently allocated to housing is one of the higher rates in the city, reflecting the absence of any large public open space in the district, as well as lower levels of commercial, educational and retail land use. This is partly a reflection of the district’s boundaries, with many of these land uses situated in just beyond the districts borders.  
The district contains a number of diverse and dynamic housing markets, dwelling types and niche housing markets encompassing shared student housing, traditional pre-1919 terraced housing and post war social housing – some of these overlapping. Recently redeveloped and newly developed housing includes Birmingham Municipal Housing Trust properties as well as Extra Care housing.

ey Facts: Housing and Households 

Population: 104,067
Households: 40,883

Average Household Size: 2.5

Housing Tenure (households)

Owned Outright – 10,644 (26%)
Owned with Mortgage – 12,459 (30%)

Private Rented Sector – 7,604 (19%)

Rented from RSL – 3,024 (7%)

Rented from Council – 5,965 (15%)

Shared Ownership - 589 (1.5%)

Economy Section
Housing development and capacity

Across the district there is a reasonable amount of capacity with the potential for 2,176 net units identified (Table 1). However this is unevenly distributed, with much located in the northwest and south of the districts, concentrated on a few sites (Image 1).  The largest four sites are all forecast to deliver 100 net units or more. These are Selly Oak Hospital, Raddlebarn Road (650 units); Druids Lane site, Druids Heath (300 units); Land bounded by Chapel Lane and Harborne Road and Bristol Road (212 units); North of Aston Webb Boulevard (144 units). These four sites account for 60% of the districts total forecast future delivery of residential units. Most units are forecast to be delivered within the near or median term, with 35% in the next 5 years and 48% within 6 to 10 years. Only 16% are forecast to be completed beyond 10 years’ time.
Both gross and net completions have been high over the last few year with demolitions reducing net completions only slightly in 2008/9 and 2009/10 (Chart A). The net completions that have occurred during the last 3 years have been driven by private developers, who account for 60% of completions; Housing Associations completions nearly 30% of the properties, with the Local Authority accounting for the remainder (Table 2).

Housing Supply 

Social lettings have decreased in Selly Oak year on year in line with stock losses due to right to buy and other factors (Table 3). Social lettings that occur are greatly skewed towards smaller properties and flats for both BCC and RP properties (Table 4). Demand for social housing of all sizes outstrips supply, with need met reducing as the required number of bedrooms increases. The need met in Selly Oak district is lower than for the city as a whole across all property sizes. It is particularly lower for households requiring 3 bedroom properties or large, with virtually no need met for households requiring 5 bedroom or larger properties (Table 5). This reflects the stock which becomes available for letting each year in the district.
Residential property sale numbers reach declined steeply from 2007 to a low in 2011, despite a minor increase in 2009. From this low, there has been an increase across 2012 to 2013, but sale numbers are still 300 lower than in 2007 (Table 6 and Chart B). When compared to the number of owner occupiers this shows a rate of only 1 sale per 21 owner occupied properties against 1 in 26 for the city, (Tables 7, and Image 2). 
Affordability 
House prices in the district are split between the lower end of the market and the upper end. The lower end, as shown by the lower quartile price fell from its high in 2007 to a low in 2009 and only started to recover some of this lost ground in 2013, but remains below the pre-recession high. The upper end of the market, represented by the upper quartile has remained quite stable, with only minor rises and falls, despite the recession, ending 2013 above its 2007 value. The mean and median prices reflect the upper and lower ends of the market respectively to a less extend and indicate the price variation of mid section of the housing market in the district.

The cost of private renting within the district is shown in Chart C. Median rents for flats are slightly below the city median figure for all property sizes, while median house rents in the district are equal to or above the city figure, with exception of 1 bed houses (of which there are few). LHA rates are below the median rent for all property sizes, flat or house in the district, beside 1 bed houses. This indicates that there are proportionally fewer properties available in the district for households seeking to pay their rent using LHA payments than in the city as a whole (Table 8).
Value of housing assets

A majority of properties in the district are owner occupied (58%) with slightly fewer outright owners than those with mortgages (26% to 30%).  This indicates that there is quite a large pool of housing equity available to many households living in the district.

People Section
Population 

The population totals of the 4 wards within the district are all broadly similar with around 26,000 residents. The age split between the wards is again similar, with the exception of Selly Oak ward, which had just over half of its population within the 15 to 24 age range. This is a reflection of the very large numbers of students who live within the ward. Consequently, Selly Oak ward has lower counts for every other age range compared with the other wards in the district. The high number of students is also evident in the high count of residents born overseas. The other 3 wards, Billesley, Bournville and Brandwood have an older profile than the city as a whole and about half the rate for those borne overseas.

Ethnicity and housing tenure

Looking at representation rates of ethnic groups by housing tenure (Chart D), all group have lower social housing rate (Council and other Registered Providers) then the city. This is a reflection of the social housing stock in the district being slightly lower than the city as a whole. As a consequence, both private renting and owner occupation rates are higher across all the ethnic groups. There are particularly high rates of owner occupation amongst Any Other Ethnic Group, Black Caribbean and Other White groups compared with the city, while there are higher private renting amongst White Gypsy or Irish Traveller and Mixed White and Black African groups than the city. Other White groups have lower private renting rents in the district than the city. 

This is at least partly a reflection of the student population within Selly Oak ward, who frequently rent properties. However the high rates of owner occupation, especially within Other White groups, which covers people from the EU, suggests that there is some settling of households from these groups in the district. 
Households in receipt of Local Housing Allowance

There are 2,149 households in the district in receipt of LHA in 2013, which equates to just over a quarter of all households living in private rented sector housing. In comparison to the overall rate across the city as whole, this is significantly lower than the Birmingham average of 40.7%, despite the private rented sector accounting for just above city average rates. Billesley ward has the highest number of households in receipt with 663, followed by Bournville ward with 556. Brandwood and Selly Oak wards have lower figures with 482 and 448 respectively. 
Welfare Reform

The benefit cap, which restricts households to £500 per week of benefits for families (£350 for singles), reducing their housing benefit if they are over this, has affected relatively few households across the district. Selly Oak ward has the few households impacted, with just 7, while Bournville ward 10. Both Billesley and Brandwood have more has slightly more with households affected, with 23 and 17 respectively, but this slow when compared across the city. This low count of households affected reflect the overcrowding and under occupancy figures which show concentrations in the Selly Oak ward of overcrowding and under occupancy in Billesley, Brandwood and Bounrville (Image 3, Tables 10 to 14 and 17). 

The Social Sector Size Criteria (SSSC) reform, which reduces social tenants housing benefit if they under occupy their property has had a greater impact on the district. The figures in image XX are fore BCC properties only and due to this Billesley and Brandwood wards have the most households affected, as they contain the most BCC properties and any houses. Bournville ward has far less households affected, reflecting the lower BCC stock present and Selly has the lowest. (Image 4, Tables 10 to 14 and 17).
Overcrowding  
The district has an overcrowding rate somewhat below that of the city as a whole. Only one ward, Selly Oak, has a rate above the city’s and this is only higher by 0.3%, despite having the lowest count of households in the district. Selly Oak ward’s higher rate is almost certain to be due to the high number of student households, where a downstairs room is frequently used as an additional bedroom.  Bournville ward has the lowest overcrowding rate in the district, even though it has the greatest number of households in district (Table 14 and Image 5).

Statutory Homelessness

Birmingham has one of the highest rates if statutory homelessness in the country, measured on the basis of the number of homeless acceptances per thousand households. However, Selly Oak district has a relatively low level of both applications received, and acceptances accepted in 2011/12 and 2012/13. This is the 3rd lowest of all districts in the city. In comparison with other districts, Selly Oak have half the number of households accepted as being unintentionally homeless and in priority housing need as the highest district in 2012/13 at 284 households.

Between the wards in the district, Bournville and Selly Oak wards both have low rate of homelessness acceptances that are just above 5 per 1000 households, while Billesley ward’s rate is higher at 7.9 per 1000 households. Brandwood ward has the greatest rate, with 9.1 per 1000 households. This is just above the Birmingham average of 8.4 per 1000 households (Image 6, Chart F and Table 15).

The reasons for homelessness (Table 16) broadly follow city level trends – with relationship breakdown due to domestic violence, Expiry of a private sector tenancy and Parents no longer willing to accommodate accounting for nearly 2/3 of all acceptances. The latter 2 reasons were slightly above city rates. The district had marginally lower rates than the city for reasons related to relatives/friends no longer wishing to accommodate, as well as other reasons for loss of accommodation.  Other variations to note is the slightly higher rate of homeless acceptances than the city due to violence/harassment (including racial). This maybe related to the relatively low rates of oversea born population in the district, when compared with the city (Table 9).
Place Section

Private Sector Housing Conditions

Across the district nearly two thirds (64.2%) of the private sector housing stock meets the decent homes standard and they contain 59% of vulnerable households who live in the private sector (Table 18). This indicates that only a minority of vulnerable households in the private sector live in non-decent homes, reflecting the long-standing work with landlords in maintaining property conditions in parts of the district, such as Bournbrook. Despite this, 21.6% of private sector homes contain a category 1 hazard (serious) as defined by the Health and Housing Safety Rating System. The average cost to improve the 35.8% which do not meet the decent homes standard is £6,800 per property. Using DECC’s Low Income, High Cost fuel poverty definition, it can be seen that there is a large are to the north west of district that has high and very high fuel poverty rates. This covers Bournbrook and covers areas with high numbers of student, whose incomes maybe recorded as very low or even zero. However, this area of high fuel poverty extends below the area of usual student accommodation into part of Bournville.
Council Housing Stock Viability

The viability profile of the Council’s housing stock within the district is a shown in table 19. This shows a forecast of financial outcome for each property over the next 30 years, based on recent rental income, planned maintenance, any structural, and management, void and repair costs. A threshold of £20,000 profit over the 30 years is used to identify properties that are unviable. Within Selly Oak district 26 properties are identified as not viable and in need of further investigation, as part of an option appraisal, which looks at financial and non-financial situation of each property . These are made up of 16 bedsit and 8 2 bedroom flats, along with a single 1 bed maisonette and single 1 bed flat (Table 19).  The 2 bedroom flats are all sheltered and will be considered as part of the sheltered housing review, along with 3 of the bedsit flats which are also sheltered properties. The remaining properties, with the exception of the maisonette, have combined issues of rent set slightly lower than the city average and high periods of voids, both reducing their income. The maisonette has above average void periods and has had several lettings across the last 3 years, causing high void repair costs to the property.
Property Types and Tenure

The district’s wards have a range of property types across, but Semi-detached and terraced properties are the most common. When combined with detached properties, houses account for over three-quarters of all properties in each of the 4 wards. Flats account for less than 20% of properties in all the wards, with Selly Oak having the fewest (11%), the except for Brandwood with 23% (Table 20).

Owner Occupation is the most common tenure in the district, with an absolute majority of 58% of all households in the district, which is slightly above city average (made up of 26% Outright Ownership and 30% Owned with a Mortgage). There is slightly less social housing in the district than in the city (22% against 24%) due to a lower RP figure. Private renting is just above the city figure with 19% (Table 22).

BCC social housing stock is concentrated in Brandwood and Billesley wards, with a few estates in Bournville and Selly Oak wards. RP’s stock is mainly in Bournville ward, along with some scattered properties in Selly Oak and a few cluster around Brandwood End (Image 7).

Table 21 shows registered providers own stock by ward. BVT (1,570 units) is the largest RP by stock in the district by some margin and Waterloo Group is the next largest (612 units). Across the district there are 24 RPs operating, but apart from the 2 mentioned, only 4 others have more than 100 units and there are 13 RPs with less than 50 units spread across the district. Bournville ward has a majority of the RP units (54%), three-quarters from BVT. Brandwood ward has the next largest number of units (854 units), while Billesley and Selly Oak both have less than half this number (429 and 411 units respectively).
Tenure Change

There has been a substantial increase in private renting within the district, with all wards seeing a rise between the 2001 and 2011 censuses. The other tenures have seen a reduction across the district, with social housing seeing this reduction across all wards. The increase in registered provider properties does not offset the reduction in local authority properties, resulting in an overall decrease of social housing in the district between the 2 censuses. For owner occupation, only Brandwood ward has had an increase in household, while the other 3 wards had reductions, but Billesley ward  only had a reduction of 2 (Table 23 and 24). 
Private Rented Sector
The private rented sector has seen no change in households in receipt of Local Housing Allowance (LHA) across all wards in the district between 2010 and 2013, against the city trend. This is a result of only minor increases in households claiming LHA in Brandwood and Billesley wards being cancelled out by a reduction in Bournville ward, suggesting that PRS rents there are increasing beyond LHA rates.  Households claiming LHA in Selly Oak ward has remained static at 12.2% of the private rented sector – reflecting the continued high number of students renting within this ward. 

The number of private rented properties that are advertised within LHA rates in Selly Oak district are below the city average (table 8), tallying with the trends described above.  However, there maybe non-mainstream advertising channels that are used – such as notice boards in shops or supermarkets – that may provide an additional source of lettings within LHA rates in parts of the district.

Across the entire private rented sector, there are 925 properties in the district are currently licensed HMOs (Table 24). This is the highest total in the city. However, the count of request for assistance to the Council from PRS households (Table 26) is the 7th highest in the city – 39% of these households required Home Options assistance to maintain their existing tenancy or prevent homelessness. The disparity is due to the number of properties housing students that required registering as an HMO. 

Empty Properties

The number of private empty properties in the district has risen each year for the last 3 years, while the city’s figures have dropped in 2013. This has been due to an increase in private properties empty for over 6 months more than offsetting the decrease in short term empty properties in Selly Oak district (Chart H).  The reduction in short term empty properties coincides with the introduction of  a 150% penal rate of council tax for leaving a property empty and the pick-up of the housing market. 

Policy Issues
Housing Development – 60% of forecast units are from just 4 sites. Any reductions or delays to this project could reduce the housing development projections significantly.

Private Rented Sector – 2 issues; Student market and Professional market pricing others out of some wards.

Fuel Poverty - Concentration of high levels fuel in some areas, especially in the northern parts of the district

Empty Homes – The district has a rising number of long-term empty properties. This is against the city trend 

New communities – Large number of “Other White” ethnic group living in Owner Occupation and private renting in the district. Indication of new migrant communities settling in the district.

SAP Energy Performance by EPC Band

The table below provides a distribution of Birmingham’s private sector housing according to EPC SAP Banded home energy ratings.  Results taken from a comprehensive survey of private sector housing conditions in Birmingham in 2010 (illustrated in the table below), indicates 60 percent falls within EPC Bands E to G.  The distribution of this varies according to tenure and as shown in the table, compares unfavourably against national averages taken from the English Housing Condition Survey (EHCS, 2007).  

	EPC SAP Range Banded
	Owner occupied
	Privately rented
	Whole Stock
	EHCS 2007

	Band A (92-100)
	0.0%
	0.0%
	0.0%
	0.0%

	Band B (81-91)
	0.1%
	0.3%
	0.1%
	0.1%

	Band C (69-80)
	8.9%
	13.3%
	9.5%
	5.0%

	Band D (55-68)
	30.2%
	23.1%
	29.2%
	30.4%

	Band E (39-54)
	49.0%
	51.6%
	49.4%
	42.8%

	Band F (21-38)
	10.4%
	8.6%
	10.2%
	17.3%

	Band G (1-20)
	1.4%
	3.1%
	1.6%
	4.4%

	Total
	100.0%
	100.0%
	100.0%
	100.0%


Appendix 2: 
Birmingham City Council - HMO Licence Conditions
SCHEDULE 1

CONDITIONS FOR REGULATING THE MANAGEMENT, USE AND OCCUPATION OF THE PREMISES PLUS ITS CONDITION AND CONTENTS (SECTION 67 AND SCHEDULE 4 OF THE HOUSING ACT 2004)


ANY PARTICULAR WORKS OR ACTIONS REQUIRED TO ACHIEVE COMPLIANCE WITH THE CONDITIONS CONTAINED IN THIS SCHEDULE ARE SPECIFIED IN SCHEDULE 2 ATTACHED

1.0     GENERAL MANAGEMENT, OCCUPATION AND PROVISION OF INFORMATION

1.1
The Licence Holder must ensure that a copy of the licence is clearly displayed within a suitable common part of the house where it can be viewed by all occupiers.  The schedule of licence conditions must also be provided for viewing by any occupier upon request or may be displayed adjacent to the licence.

1.2
The Licence Holder must not permit the house to be occupied in any other way or by more than the number of households or persons specified in the licence.


1.3
The Licence Holder must supply to all occupiers of the house a written statement of the terms on which they occupy it. This may take the form of a tenancy agreement or a separate written statement.

1.4
The Licence Holder must ensure that as far as practicable the common areas of the house, including shared living rooms, kitchens, hallways and landings etc are not used for sleeping purposes either by any of the occupiers or their guests.

1.5
The Licence Holder must ensure that the house is properly managed at all times and in particular that the requirements of The Management of Houses in Multiple Occupation (England) Regulations 2006 are complied with.

1.6
The Licence Holder must ensure that any person or persons involved with the management of the house are to be best of their knowledge “fit and proper persons” for the purposes of Section 66 of the Act.

1.7
The Licence Holder must ensure that appropriate procedures are put in place to respond to emergency repairs within a period of 24 hours of any initial notification and that sufficient funds are available at all times to finance such emergency repair work.  Emergency repairs work shall include the following:

· Any leaking water or waste pipe, tank, cistern or boiler leading to severe dampness 

     or flooding within the premises

· Failure of the automatic fire detection and warning system

· Failure of the electricity, gas or water supplies resulting from any defect which is the 

· responsibility of the Licence Holder to rectify

· Making secure any window or door which has been left insecure following a break-in

· Failure of the heating to all or part of the house

· Blockage of any drain soil pipe or water closet leading to ingress of sewage within 

   any part of the house or the flooding of any yard, passageway or path providing 

            direct access to the house

· Damage to roof coverings and/or associated rainwater goods leading to severe 


     rainwater penetration within the house

1.8
The Licence Holder must ensure that appropriate procedures are put in place to respond to general repairs within an appropriate period of any initial notification according to the nature and extent of the reported defect.

1.9
The Licence Holder must consult with the Council before making any material changes to the layout, provision of amenities fire precaution or occupation limits of the house.

1.10   The Licence Holder must inform the Council without undue delay or any changes to 

                     the ownership or management of the house.

1.11
The Licence Holder must take reasonable steps to prevent or where appropriate, reduce anti-social behaviour by persons occupying or visiting the house.  This would include notifying the appropriate authority, be this the Police or the City Council of any problems of anti-social behaviour which may be beyond the licence holder’s reasonable capability to control and to reasonably co-operate with any action being taken in respect of the matter.

      1.12      The Licence Holder and/or the Manager (if a manager is employed) must, if required 

by the Council attend a training course in relation to any applicable code of practice approved under Section 233 of the Act.

1.13
The Licence Holder must ensure that the correct legal procedure is followed when bringing any tenancy to an end.  (Licence in this context refers to the status of an occupier as a licensee and not to the property licence).

1.14
The Licence Holder must comply with any direction issued by the Council restricting or prohibiting the use or occupation of any particular part or parts of the houses by persons.  

1.15
The Licence Holder must allow any Authorised Officer of the Council access to the premises at all reasonable times for the purposes of carrying out any duties under the Act, having given 24 hours notice of an intention to inspect the premises.

1.16
The Licence Holder must ensure that any items of bulky waste from the licensed                           property, such as furniture, mattresses, refrigerators etc. are properly disposed of either by taking them to an authorised waste disposal site or presenting them for collection by prior arrangement with the City Council’s Waste Management Department.  Such items must never be placed on the public footpath or highway other than in accordance with an arrangement made with the City Council.

1.17
The Licence Holder must not knowingly discriminate against any occupier or potential occupier of the Premises on the grounds of sex, colour, race, religion, ethnic or national origins or disability. (Hostels or similar establishments which operate on the basis of accommodating a specific gender would not be regarded as being in breach of this condition on the grounds of sex discrimination).

2.0 FIRE PRECAUTIONARY FACILITIES AND EQUIPMENT

2.1     The Licence Holder must ensure that an automatic fire detection and warning system is 

installed in the premises in accordance with the appropriate category and grade of the   current British Standard 5839.  

2.2  The Licence Holder must ensure that the automatic fire detection and warning system 

is maintained in proper working order.

2.3 The Licence Holder must provide to the Council, on demand, a declaration as to the condition of the automatic fire detection and warning system.  Such a declaration must include the provision of a test certificate or report issued by a suitably qualified person stating that the system is installed in accordance with the appropriate British Standard and is in proper working order. 

2.4 The Licence Holder must ensure that an emergency lighting system is installed within   

the communal fire escape route of the premises in accordance with the current British   Standard 5266. 
2.5 The Licence Holder must ensure that the emergency lighting system is maintained in   proper working order.

2.6 The Licence Holder must provide to the Council, on demand, a declaration as to the       condition of the emergency lighting system. Such a declaration must include the provision of a test certificate or report issued by a suitably qualified person stating that the system is installed in accordance with the appropriate British Standard and is in proper working order. 

2.7 The Licence Holder must ensure that the premises is provided with a satisfactory                     means of escape from fire according to the size, layout and type of accommodation provided. 

2.8 The Licence Holder must ensure that all upholstered furniture supplied by them for use by any occupier of the premises is compliant with the Furniture and Furnishings (Fire)(Safety)Regulations 1988 (as amended in 1989 and 1993).  Any such furniture which fails to comply with these regulations must be removed from the premises without delay and properly disposed of. Suitable replacement furniture must be provided as appropriate.

2.9  The Licence Holder must on demand provide to the Council a declaration as to the safety of such furniture. 

2.10 The Licence Holder must ensure that all fire fighting equipment, where provided, 

is maintained in accordance with the manufacturers recommendations and that replacement or refilled equipment is provided without delay following any usage which renders it no longer effective.

3.0   GAS SAFETY


3.1 If gas is supplied to the premises, the Licence Holder must provide to the Council a Landlord’s Gas Safety Record (also known as a gas safety certificate) issued in accordance with the Gas Safety (Installation and Use) Regulations 1998 (as amended) with respect to all gas appliances, fittings, flues and pipework. Such a Gas Safety Record must have been obtained from a competent person and be dated within the 12 months prior to the date of application for this licence. 

3.2 The Licence Holder must thereafter provide further gas safety records on an annual basis within 14 days of the expiry of the current record. 

4.0   ELECTRICAL SAFETY

4.1
The Licence Holder must ensure that the fixed electrical installation of the premises is  inspected and tested at intervals not exceeding five years by a person qualified to undertake such inspection and testing.

4.2  The Licence Holder must provide to the Council on demand a current periodic electrical  

 inspection certificate for the premises in accordance with British Standard 7671 

       4.3  The Licence Holder must ensure that all portable electrical appliances supplied by them   

              for use by any occupier of the premises are maintained in a safe condition                                                                                        

4.4
The Licence Holder must provide to the Council, on demand, a declaration as to the safety of such electrical appliances. Such a declaration must include the provision of a portable appliance test certificate or report issued by a suitably qualified person with respect to each item of electrical equipment so supplied. 

5.0  PROVISION OF STANDARD AMENITIES

5.1 The Licence Holder must ensure that the premises are provided with sufficient standard 

amenities for use by the current or intended number of occupiers according to the type of accommodation offered. 
5.2 The Licence Holder must ensure that all standard amenities and equipment provided for use by the occupiers of the premises are maintained in good repair and proper working order.

6.0  PROVISION OF ADEQUATE MEANS OF SPACE HEATING
       6.1 The Licence Holder must ensure that each unit of accommodation within the premises plus    

             all bathrooms, whether shared or for exclusive use are adequately heated in accordance 

             with the Council’s approved standards for houses in multiple occupation.

ADDRESS:  

LICENCE NUMBER: 
SCHEDULE 2

SPECIFICATION OF WORKS TO BE CARRIED OUT AT THE PREMISES OR ACTIONS TO BE TAKEN FOR THE PROPER MANAGEMENT OF THE PREMISES IN ACCORDANCE WITH THE LICENCE CONDITIONS CONTAINED WITHIN SCHEDULE 1 (SECTION 67 AND SCHEDULE 4 OF THE HOUSING ACT 2004)

THE FOLLOWING WORKS OR ACTIONS MUST BE CARRIED OUT WITHIN THE PERIOD OR PERIODS SPECIFIED

ALL REFERENCES TO LEFT HAND AND RIGHT HAND ARE TO BE REGARDED AS WHEN FACING THE FRONT OF THE PREMISES FROM THE STREET

RESTRICTIONS OR PROHIBITIONS (Refer to Schedule 1 Condition 1.14)

At the date of granting this licence, the following restrictions or prohibitions are imposed on the use or occupation of the premises 

DECLARATIONS

Automatic Fire Detection and Warning System (Refer to Schedule 1 Condition 2.3)

Provide to the Council a valid test certificate or report from a suitably qualified person with 

respect to the condition of the automatic fire detection and warning system within the 

premises.   To be regarded as valid, the certificate or report must be dated within the 

preceding 12 month period.

This must be provided within six months of the date of granting this licence.

Emergency Lighting System (Refer to Schedule 1 Condition 2.6)
Provide to the Council a valid test certificate or report from a suitably qualified person with 

respect to the condition of the emergency lighting system within the premises.  To be regarded 

as valid, the certificate or report must be dated within the preceding 12 month period.

This must be provided within six months of the date of granting this licence.

Fire Safety of Furniture (Refer to Schedule 1 Condition 2.9)
Provide to the Council a declaration to the effect that all upholstered furniture supplied for use 

by any occupier of the premises is compliant with the relevant fire safety legislation.  

This must be provided within six months of the date of granting this licence.

Portable Electrical Appliances (Refer to Schedule 1 Condition 4.4)
Provide to the Council a portable appliance test certificate for report from a suitably qualified 

person with respect to all portable electrical appliances supplied for by any occupier of the 

premises.  

This must be provided within six months of the date of granting this licence.

Electrical Installation (Refer to Schedule 1 Condition 4.2)
Provide to the Council a current periodic electrical inspection certificate or report from a 

suitably qualified person in accordance with British Standard 7671 with respect to the 

condition of the fixed electrical installation of the premises.  To be regarded as valid, the 

recommended period for re-inspection as indicated on the certificate or report must not have 

expired by the date it is received by the Council.

This must be provided within six months of the date of granting this licence.

FIRE PRECAUTION FACILITIES AND EQUIPMENT 

Automatic Fire Detection and Warning System

Emergency Lighting System

Means of Escape From Fire

Fire Fighting Equipment 

STANDARD AMENITIES

Toilet Facilities

Personal Washing Facilities

Facilities for the Preparation, Cooking and Storage of Food

SPACE HEATING
VENTILATION
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Consultation on Additional Licensing in the Selly Oak Ward








BOURNBROOK - What are the main issues?


The main complaints to the council from local residents and responsible landlords are:


• Planning and building issues on properties being converted to accommodate ever greater numbers of students.


• Poor management of building works leading to obstruction of footpaths and roads by building supplies, skips and waste.


• Poor management of household waste from properties leading to the area being strewn with litter, refuse and unwanted items and large scale refuse removal from properties at specific times of the year.
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