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Population growth was higher in Newham than across London Newham.London

Percentage population change, Newham and surrounding areas, 2011 Census to
Census 2021

England A 6.6% London A7.7% Newham A 14.0%

Between the last two
censuses (held in
2011 and 2021), the
population of
Newham increased by

g 14.0%, from just
N under 308,000 in
2011 to around

351,000 in 2021.

2012-Olympic
-2 -0.5 0.5 +2 +8 +16% borough- linked to
I .
regeneration of
Source: Office for National Statistics — 2011 Census and Census 2021 borough
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3. Our challenges

Newham is also a borough with serious inequalities.

Although Newham has made great strides in tackling
deprivation since 2015, it is still ranked amongst the
most deprived in England.

Over a quarter of our neighbourhoods are in the 20% of
most deprived neighbourhoods in the country.

Over a quarter of our residents are paid below the
London Living wage.

Our residents are the most over-indebted in London.

Our average rents represent 65% of average wages
compared to 30% across the UK.

We have the highest overall level of homelessness in
England.

WE ARE NEWHAM.

e

“There have been lots of
times in my life

when it's come to the end
of the day, week or month
and we've not had enough
money to pay for essentials
like rent or heating.”

People at the Heart
of Everything We Do



Newhar\n London

The rate of home ownership in Newham decreased by 2.5 \/

percentage points

Percentage of households by housing tenure, Newham

2011 @ 2021 0%

Our data warehouse
research indicates
that 52-54% of our
residents are renting
privately

Owns outright or with a mortgage or 33.3%
loan 30.8%

1.8%

EShared ownership P
- (]
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29.6%

Social rented
2= 0 [ Approximately 120k

households in LB

- 5 34.1%
rivate rente _— Newham
. 1.2%
Lives rent free
0.3%

BUILDING A

Source: Office for National Statistics — 2011 Census and Census 2021 ﬂﬂl]lm
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History of Property Licensing schemes in LB

’ ;
Newham and approx. size of schemes Newharn Londoy

» First large-scale property licensing

Started in 2013-2017 —1st property licensin : :
scheme- whole borough for additional & = scheme in England in 2013

selective after a pilot in one ward.

30K li
;,3( lcences) + Key priority for LB Newham and to drive

out rogue landlords operating on a
large scale in the borough

Q
* %2018-2022- 2nd property licensing schemes
19/20 wards for additional and selective-
* (42K licences)

« Unprecedented 3 Licensing scheme
2023-2028- 3 Property licensing schemes confirmed by SoS (DLUHC) in Dec 22
For 22/24 wards for additional and selective
* Includes Nightly Let Temporary Accommodation
(Estimate 40k licences) B UILDING A
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Type of licensing in LB Mandatory HMO licensing Additional HMO licensing Selective licensing
Newham

Type of property

Who approves the
decision?

Consultation required?

What criteria must be met?

Cu:vent scheme update in
January 2024 and no. of
licensed properties?

HMOs larger than 5 people

N/A — it’s mandatory for all local
authorities

No

Government requirement

Mandatory scheme does not expire-
1,000 registered since Jan 2023

HMOs larger than 2 people

The local authority — provided it
meets the criteria every 5 years

Yes

A large PRS, high levels of
antisocial behaviour, which is
shown to be linked to the PRS

New scheme commenced 15t Jan
2023; 1,500 registered

All PRS properties not covered by other schemes-
single family/2 sharers

The Secretary of State — the local authority must
submit an application- every 5 years

Yes

A large PRS, high levels of antisocial behaviour
linked to the PRS, poor property conditions,
deprivation, high levels of inward migration

New scheme commenced mid-June 2024 and
approximately 24k registered and licences
currently being processed. Approx. 13k licences
not yet expired and transferred over.

When were the new
schemes approved?
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Team breakdown-
(Total of 66 Officer no.s)

What We Do

Our Goals

U Head of Service-1
U Property Licensing/Admin Team -24
rivate Sector Housing Enforcement
®East & West Team)-14

U Compliance Team-13

U Portfolio Landlord & Complex case
Team-2

O Building Safety & Empty Property-4

O Energy efficiency- 2

QO IT Projects Team-4

U Apprentice EHOs- 2

O (No.s Include 4 Operational
Managers)

WE ARE NEWHAM.

Inspect the quality of privately rented
properties

Offer intervention strategies such as
enforcement and education and advice
to landlords

Property licensing of private landlords

Taking responsibility for regulating and
driving strategic direction of the PRS
e.g.; cladding

Support Newham’s data warehouse by
collating information & intelligence on
housing

Improve the quality, safety and choice
of residents across Newham

Increase the number of property
licenses for private landlord properties

Raise the housing standards across
Newham by penalising landlords who
fail to provide homes of suitable quality
and requiring remedial action where
necessary

Successfully work on our corporate
priorities; ‘empty homes project’
climate change agenda etc.

BUILDING A
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LB Newham PSH Compliance inspections (800 per month) to Newhar\h@
enforcement referrals process (100 per month)
Case allocation Inspections conducted Outcomes recorded
O Property Licensing O Compliance officers attend O Officers process information

officers/Technical support U Properties inspected and and record appropriate
input cases on system assessed according to outcome

O Intention to visit letters condition and management
ogrammed arrangements
0O Bases allocated to 0 Details captured using
Eompliance officers mobile digital platform

Case allocation

O Property Licensing officers /Technical
support review and triage referrals made

L Document Audits programmed

O Follow up cases allocated to officers of
relevant enforcement teams

WE ARE NEWHAM.

—

Correspondence sent / Referrals
made

U Letters generated and programmed to
be sent (Satisfactory/Advisory)

U Referrals programmed for action
(Disrepair/Incorrect Licence /Conditions
breaches)

ILDING A

FAIRER

NEWHAM




2"d licensing scheme- 2018-2023- circa 30k inspections \
Newham London

for compliance/desk audits & enforcement

Private Housing Licensing Compliance Team
January Total (since Dec 2019)

All Officers
Property Licensing Document Audits

13,029 Audits
Including future programmed)

ence Type

6669(:' I|

I satisfactory 0 Incorrect Lic
Satisfactory After Advisory [l Disrepair
| EmptyfOwnOcc/Sald/Other

B Advisory
Conditions Breach == Multiple Outcomes Awaiting
Review




2" licensing scheme outcomes (2018-22

In 2018-22:

Newham banned 84 landlords from running
licensing properties;

L%unched almost 2,000 ‘breach of licence’
investigations;

Issued 342 financial penalty final notices;
6,447 enforcement letters to landlords.
26k licence holders

93 evictions avoided

WE ARE NEWHAM.

2023- First year of current licensing; 26k
licence applications received.

£320k income received in property
licensing fines

396 enforcement notices against property
standards.

The first banning order granted for
Newham after working through a number of
prosecutions and appeals

Tenancy Liaison officer post- avoided 49
evictions

BUILDING A

NEWHAM



Further innovative projects under licensing T

'Alarming' increase In the number of
fires caused by e-scooter and e-bike
batteries

The Loncon Fire Brigace were called to 88 fires caused by privately owned e-bikes last
year. Following the enormous surge inincidents, consumers are being warned to only
buy & device from reputable retailers.

Letting agents project- to
ensure Compliance with
consumer protection law-

If an agent fails to display certain information in their
office or on their website, then the Council can take
enforcement action against them.

The Council can also take enforcement action for
charging prohibited tenant fees, as well as failing to
join a redress scheme or a client money protection
scheme.
BUILDING A

79 Letting Agents served with ﬂﬂﬂm

final Fixed Penalty Notices(2022-23 NEWHAM
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High number of inspections

Demonstrate local housing authority ability to keep housing conditions
in the area under review (HA2004)

Reporting capability

Mobile solution — Idox Onsite Service Request / Uniform database
Streamlined/automated correspondence

Proactive targeted use of resources

Associated resources to meet demand generated

Progression pathways to supplement enforcement teams

Develop capacity for enforcement activity

BUILDING A

Aligned for proposed property portal under Renters Reform Billﬂm[lm
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Team Focus - Summary Kewtar ondey

Integral part in the Services proactive strategy to identify and remedy issues
*Collate meaningful data to inform how we use our resources to target enforcement action

*Build capacity in the team to further support our enforcement activity
Y

jab)
-Cl"cintribute to climate change agenda — supporting energy efficiency work stream (MEES)
w

*Provide relevant advice to tenants and landlords
*Provide data to support applications for future licensing designations

«Improve housing conditions and ensure healthy housing for occupants by driving up standards and stamping out
poor and illegal practices for the benefit of tenants and responsible landlords

BUILDING A

FAIRER
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*All council reports at:

https://www.newham.gov.uk/housing-
homes-homelessness/property-licensing-
consultation

*Further queries/clarifications:
Helen.Masterson@Newham.gov.uk

'Shaban.l\/lohammed@newham.goiéghmA

WE ARE NEWHAM. T NEWHAM

T obed




[ .
Types of referrals to enforcement team Newham Londoy

*Disrepair referrals — faulty, inoperable or lack of smoke detection, broken boiler, lack of heating or hot water,
faulty electrical sockets, damaged exposed wiring, damaged flooring, windows or doors, faulty or lack of
lighting, enclosed/undersized rooms, damaged roofing, rainwater goods, extensive dampness, pest control
issues

S

Q
Q
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«Coenditions breach referrals — exceeded number of occupants total/per room, additional rooms or fewer
rooms than indicated on licence, missing documentation, lack of smoke detection, pest control issues

*Incorrect licence type referrals — exceeded number of households ...

BUILDING A

FAIRER
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the Environment Centre (tec)

you = your business = your community

ec

/T abed

PRS Inquiry Southampton City
Council

Adam Goulden

Z Xipuaddy
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n /theEnvironmentCentre tEC \ @tECSouthampton Call: 02380 336172



ec

= About us

= Southampton Healthy Homes summary

Outline

= Specific work with Landlords and Tenants
= Case study

Learning and insights

8T abed
| ]

= Future opportunities
= Questions

= Contact

n /theEnvironmentCentre tEC ’ @tECSouthampton Call: 02380 336172
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About Us

We've been working in Southampton, Hampshire and Portsmouth
for over 30 years.

We're an independent charity which aims to reduce carbon
emissions, encourage sustainability, improve air quality and help
people keep warm and well in their homes.

We're the trusted local centre for information and advice on
home energy efficiency. We support tenants, landlords,
homeowners to save energy, money and to keep warm and well
at home. We work closely local authorities, other advice services
and project partners 1o provide the best outcomes for our clients.

“ /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172



Southampton

Hemes How we can help

- Freephone energy adyvice line

- Further support for vulnerable or low
Income residents

- Help with energy bills which don't
make sense

0z abed

- Help accessing grant funding for
heating upgrades, insulation, and
renewable technologies

- Smaller items to save energy and
keep warm

n /theEnvironmentCentre tEC \ @tECSouthampton Call: 02380 336172
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Specific support for the PRS

* Free and impartial advice for landlords and
tenants over the phone and online

* Events, talks and digital assets to raise
awareness of MEES

« Support for tenants to liaise with landlords

 Facilitate access to national and local funding
for energy efficiency improvements

n /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172



Resources
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Landlords, does your property Tenants, does your house

meet energy standards? feel like a home?

Failure to comply could lead to financial penalties We can help you stay warm and save energy

www.environmentcentre.com/landlords @ www.environmentcentre.com/tenants

YW @iECSouthampton Call: 02380 336172

@ 0800 804 8601 (Mon-Fri 9-5) @ 0800 804 8601 (Mon-Fri 9-5)

n /theEnvironmentCentre tEC



Communications

Landlords, energy standards [

are changing, take action now
Failure to comply could lead to financial penalties .

gz abed

Are you renting your home?
Ever struggle to stay warm and keep energy bills
down?

Take part in our quick survey to get your voice
heard and receive FREE advice and support.

the Environment
Centre (tec)

n /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172
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Case study — Ashley’s story

Ashley’s situation

Single parent, private tenant, works fulltime, letting agent
contacted us
Very high electricity bill, electric room heaters, EPC E rafing

How we were able to help Ashley

SGN assisted gas connection worth £1,000 and grant of £3,360
for first time central heating, in addition to landlord’s
contribution

Energy efficiency of the property upgraded to EPC C71 rating
and estimated energy bill savings of £945 each year

New combi boiler provides better shower pressure and
confractor kindly unclogged the shower

Advice on using new heating controls and doing a price
comparison

Ashley is less stressed about her energy bills and has no
intenfion of moving now that the cost of heating her home is
reduced

n /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172
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Insights

« Large number of poor quality PRS homes

* Draughty, much higher heat loss than owner
occupied

« Often damp and mouldy
» Lots of on-peak heaters

 Difficult to improve energy efficiency of PRS flats
(heating upgrades and insulation difficult, ASHP etc
not viable)

* Tenants very concerned about talking to landlords
 Little incentive for landlords to invest

n /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172



Future opportunities

» Southampton Healthy Homes Service
2024-2029

 Renters reform bill
Decent homes standard for PRS

* Opportunities for a few “high profile”
MEES prosecutions in the city?

9z abed
[

n /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172



the Environment Centre (tec)

you = your business = your community

ec
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Any questions?

n /theEnvironmentCentre tEC y @tECSouthampton Call: 02380 336172



Contact us

0800 804 8601 (Mon-Fri, 92am-5pm)|
: X<
enguiries@environmentcentre.co

d
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www.environmentcentre.com

n /theEnvironmentCentre tEC @tECSouthampton Call: 02380 336172



NRLA

NATIONAL RESIDENTIAL

LANDLORDS ASSOCIATION

Property Conditions in Southampton

Samantha Watkin
Senior Policy Officer




The National Residential Landlords Association is
the UK’s largest membership organisation for
private residential landlords, supporting and

representing over members



NRLA

NATIONAL RESIDENTIAL

Damp and Mould

il‘)Que&st_i,on: Based on your assessment of damp and mould issues affecting PRS properties in your area, approximately what proportion do you currently estimate to have category 1 damp and mould
azards?

Answer: 0.20%
2) Approximately how many inspections have you undertaken overall in the last three financial years?
Answer:
2019/2020: 1775
2020/2021: 583
2021/2022: 629
3) Thinking now ONLY about all of the inspections that you undertook as a result of complaints, approximately how many have identified a category one damp and mould hazard?
Answegy
20198020: 5
2020/2021: 0
20214022: 0
H
4)Question: Overall, how many complaints relating to housing standards have you received in the last three financial years that reference or relate to damp and mould issues in the PRS?

Answer:

2019/2020: 71
2020/2021: 47
2021/2022: 48

5)Question: Of the complaints you received that reference damp and mould in the last three financial years, approximately how many resulted in inspections?
Answer:

2019/2020: 10

2020/2021: 0

2021/2022: 3

6) Please provide the figures for all formal and informal enforcement action taken on damp and mould hazards:

Answer:

2019/2020: 18

2020/2021: 3
2021/2022: 3
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NRLA

NATIONAL RESIDENTIAL
LANDLORDS ASSOCIATION

Inspections and Notices

e Based on a PRS stock of 25000 (DLUHC submission), Southampton
received a total of 837 PRS complaints over 2021/2022 & 2022/2023

* Over 2021/2022 & 2022/2023, 131 HHSRS inspections were carried
out on PRS properties

* Over 2021/2022 & 2022/2023, 15 Improvement Notices (mixture of
category one and category two hazards) were served on PRS
properties



NRLA

NATIONAL RESIDENTIAL
LANDLORDS ASSOCIATION

Civil Penalties usage

* Figures for civil penalty notices issued in relation to damp and mould hazards
Answer:
2019/2020: 0
2020/2021: 0
2021/2022: 0

* Figures for civil penalties issued in 2021/2022 & 2022/2023 for the following offences:

-
é Failure to comply with an Improvement Notice: O

K3 Offences in relation to licensing of Houses in Multiple Occupation: O

c) Offences of contravention of an overcrowding notice: O

d) Failure to comply with management requlations in respect of Houses in Multiple Occupation: O
e) Banning orders under the Housing and Planning Act 2016: 0

f) Offences in relation to Minimum Energy Efficiency Standards Regulations (MEES): O

No civil penalties were issued for Smoke and Carbon Monoxide (England) Regulations 2015 in 2021/2022 & 2022/2023
No civil penalties were issued for Electrical Safety Standards in the PRS (England) Regulations 2020 in 2021/2022 &
2022/2023



NRLA

NATIONAL RESIDENTIAL

Council Feedback

The NRLA asked councils what barriers they face when it comes to issuing/perusing civil

penalties in the private rented sector. Feedback varied but several overlapping comments came
through:

* Lack of resources/funds

« Difficulty recruiting and retaining qualified/or competent staff
é Lack of housing solicitors within the council’s legal services

® Welcome the review of HHSRS, but it is taking far too long

* Pressure on local government finances overall

* Complexity of existing legislation in housing enforcement

* Court waiting times/long drawn-out tribunal process

* Lack of nationally consistent procedures and fee matrixes
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Phil Watmough Landlord 25 Years Experience
Roger Bell Landlord 47 Years Experience

iIHowz Landlord Association
Presentation to Southampton Inquiry
January 18t24 — Property Conditions.
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Where We Are Today

English Housing Survey 2021 — 22

Decent Homes Standard Failed in PRS 23% compared to 9%
Local Authority (LA) & 10% Housing Association (HA)

e abed

ac’zegory 1 HHSRS in 10% PRS compared to 4% LA & 4% HA.

Damp 11% of PRS households 4% LA & 4% HA
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Housing conditions in the
private rented sector

All Private Rented Residential Property must meet
HHSRS and have in place PRIOR to RENTING!

« (as certificate from GasSafe Engineer (CP12)
« Electric certificate from Qualified Electrician

* Energy Performance Certificate

* Risk Assessment

* “Right To Rent” must have been served prior

« Landlords Address must be available to Renter

o 1974 - 2024
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Information for landlords

IHOWZ Landlord Association makes all documentation
available for members, especially a checklist of all required

Checks — including property conditions.

We run training and accreditation courses and encourage
councils to become involved.

ﬁ-l
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6 abed

Daily Echo headline

13th November 2023

Southampton second worst council
in England for 'non-decent homes’

Nearly half the council houses in Southampton fail
to meet the "decent homes" standard - and
properties that become vacant stand empty for
too lonag.

This caused big problems in Private Sector as
people just assumed it was Private sector
Homes that had failed!




Mould

As the excellent SCC leaflet shows there is a difference
between condensation/damp/mould.

éoGeneraIIy, condensation is a fact, but can be controlled before
xit leads to damp then leading to mould.

Biggest cause of damp/mould is lack of heating & Inadequate
ventilation
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S your home damp? Damp can cause

mould on walls and furniture and
make window frames rot. Damp
housing encourages the growth of
mould and mites, and can increase the
risk of respiratory illness.

Some damp is caused by condensation.
This leaflet explains how condensation
forms and how you can get rid of it. If
you can eliminate condensation then
you can be free of the damp and mould
it causes.

First steps against condensation
<)

You will need to take proper steps to deal
with the condensation, but meanwhile there
are some simple measures you can take
right away.

Wipe down the windows and sills every
morning. Wring out the cloth rather than
drying it on a radiator.

Condensation channels and sponge strips
can be bought at DIY shops. They are fitted
to windows to collect the condensation and
thus help prevent window frames from
rotting and avoid damp forming under sills.
Care must be taken to fit these devices

properly.

First steps against mould

First treat the mould already in your home.
If you deal with the basic problem of
condensation and damp, mould should not
then reappear.

To kill and remove mould, wipe down walls
and window frames with diluted bleach or
fungicidal wash. Dry-clean mildewed
clothes, and shampoo carpets. Do not try to
brush mould away — use a vacuum cleaner.

After treatment, redecorate using a good
quality fungicidal paint to help prevent
mould. Note that this paint is not effective if
overlaid with ordinary paints or wallpaper.

The only lasting way of avoiding severe
mould is to eliminate dampness.

Is it condensation?

Condensation is not the only cause of damp.
It can also come from:

A leaking pipes, wastes or overflows

A rain seeping through the roof where a
tile or slate is missing, spilling from a
blocked gutter, penetrating around
window frames, or leaking through a
cracked pipe

A rising damp due to-a defective damp-
course or because there is no damp-
course

These causes of damp often leave a
‘tidemark’.

If your home is newly built it may be damp
because the water used during its
construction (eg. in plaster) is still drying
out,

[f your home is damp for any of these
reasons it may take weeks of heating and
ventilating to dry out. Hiring a
dehumidifier will help.

If you do not think the damp comes from

any of these causes, it is probably
condensation.

What i1s condensation?

There is always some moisture in the air,
even if you cannot see it. If the air gets cold
it cannot hold all the moisture and tiny
drops of water appear. This is condensation.
You notice it when you see your breath on a
cold day, or when the mirror mists over
when you have a bath.

Condensation occurs during cold weather,
whether it is raining or dry. It does not
leave a ‘tidemark’. It appears on cold
surfaces and in places where there is little
movement of air. Look for it in corners, on
or near windows, in or behind wardrobes
and cupboards. It often forms on north-
facing walls.

How to avoid condensation

These four steps will help you reduce the
condensation in your home.

1. Produce less moisture

Some ordinary daily activities produce a lot
of moisture very quickly.

Cooking: To reduce the amount of moisture
in the kitchen, cover pans and do not
leave kettles boiling.

Paraffin and portable flueless bottled gas heaters:
These heaters put a lot of moisture into
the air - one gallon of gas or paraffin
produces about a gallon of water. If you
do have a problem with condensation,
try to find alternative means of heating.

Washing clothes: Put washing outdoors to
dry if you can. Or put it in the bathroom
with the door closed and the window
open or fan on. If you have a tumble
dryer make sure you vent it to the
outside (unless it is the self-condensing
type). DIY kits are available for this.

2. Ventilate to remove the moisture

You can ventilate your home without
making draughts.

Some ventilation is needed to get rid of
moisture being produced all the time,
including that from people’s breath. Keep a
small window ajar or a trickle ventilator
open when someone is in the room.

You need much more ventilation in the
kitchen and bathroom when cooking,
washing up, bathing and drying clothes.
This means opening the windows wider.
Better still, use a humidistat-controlled
electric fan. These are cheap to run.

Close the kitchen and bathroom doors when
these rooms are in use even if your kitchen
or bathroom has an extract fan. A door
closer is advisable. Doing this will help stop
the moisture reaching other rooms,
especially bedrooms, which are often colder
and more likely to get condensation.

@




Ventilate cupboards and wardrobes. Avoid
putting too many things in them, as this
stops the air circulating. Cut a ventilation
slot in the back of each shelf or use slatted
shelves. Cut ‘breather’ holes in doors and in
the back of wardrobes. Leave space between
the back of the wardrobe and the wall. Put
floor-mounted furniture on blocks to allow
air underneath. Where possible, position
wardrobes and furniture against internal
walls, ie. walls which have a room on both
sides, rather than against outside walls.

If you replace your window units at any
time, you should incorporate trickle
ventilators.

3. Insulate and draughtproof

Insulation in the loft, cavity wall insulation
and draughtproofing of windows and
outside doors will help keep your home
warm and you will have lower fuel bills as
well. When the whole home is warmer,
condensation is less likely.

When draughtproofing:

4. do not block permanent ventilators

4 do not completely block chimneys (leave
a hole about two bricks in size and fita
louvred grille over it)

4 do not draughtproof rooms where there
is condensation or mould

4. do not draughtproof a room where there
is a fuel burning heater (eg. gas fire) or
cooker

4 do not draughtproof windows in the
bathroom and kitchen

If you live in a house, insulating your loft is
a cost effective way of cutting heating costs.
Remember to draughtproof the loft hatch as
well. Cavity wall insulation is also an
effective way of cutting heating costs. Before
deciding on this method of insulating
however, you should talk to your local
building inspector. If you then go ahead
with the work it should be carried out only
by an approved contractor.

Secondary glazing of windows reduces heat
loss and draughts but you must ensure that
there is some ventilation.

In cold weather, the best way to keep rooms
warm enough to avoid condensation is to
keep low background heating on all day,
even when there is no one at home. This is
very important in flats and bungalows and
other dwellings where the bedrooms are not
above a warm living room. So if possible,

install a very small heater with a thermostat
in each bedroom (but do not use a paraffin
or flueless bottled gas heater for this
purpose). The thermostat will help control
heating and costs.

Dehumidifiers will help dry out damp in
newly built houses, They can also help
reduce condensation in warm rooms witha
lot of moisture but they are of limited use in
cold damp rooms.

Produce less moisture:

cover pans

dry clothes outdoors

vent your tumble dryer to the outside

avoid using paraffin or flueless bottled gas heaters

Ventilate to remove moisture:

ventilate when someone is in

increase ventilation of the kitchen and bathroom when in
use and shut the door

ventilate cupboards, wardrobes and blocked chimneys

Insulate and draughtproof:

insulate the loft
draughtproof windows and external doors
consider cavity insulation

consider secondary glazing

find out if you are eligible for a grant

Heat your home a little more:

if possible, keep low background heat on all day
find out about benefits, rebates and help with fuel bills,

2l
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Tenant Education

Tenants need to be aware that they have a legal obligation to
act in a tenant like manner™ and report problems to the
landlord. Good Communication Essential!

They must do minor ‘maintenance’ around the property or
notify Landlord if unable / unwilling Good Comms again.

Must apply the necessary amount of heat to keep undue
condensation at bay thus avoiding damp and mould.

* Lord Denning in Warren v Keen -1953
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Landlords Responsibility

Must respond to tenants' complaints — Good Communications
Maintain property at Own Expense Promptly
Rectify all HHSRS problems Promptly

Emergency Number 24 /7 / 365
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iIHowz summary

* More Investment needed in PRS

* That will only come by removing petty restrictions
* Government must return Tax Breaks

* Local Authorities to offer help & not persecute PRS
* Licensing inadequate improve conditions

* SCC must be FIRMER towards bad landlords

* Ensure prosecutions get Press & TV coverage

* Encourage Tenants to complain to SCC

* Raising Standards is vital for the Sector
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THANK YOU FOR LISTENING
PLEASE GET IN TOUCH IF WE CAN HELP

IHowz, Riverside Business Centre,
River Lawn Road, Tonbridge, TN9 2EP

Tel: 01732 56 56 01
info@iHowz.uk
www. iHowz.uk
Local Office: 7 Shaftesbury Avenue
Southampton SO17 1SB
Tel 078 5058 4878
Roger.Bell@ihowz.com
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Thank you for inviting us

« Ros Lyon, Head of Occupancy and Residential Customer Services

« Dan Cole, Associate Director of Facilities

61 abed

« Kate Fay, Public Affairs Manager (Estates)



Student numbers

 Planned increase to more than
30,000 students by 2033 (currently
25,000 FPE)

« Corresponding increase in staff

0gG abed

« £1 billion to be invested in physical
and digital estate

— Strengthen research power
— Strengthen global impact
— Invest in academic community

— Underpin long-term financial security
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University accommodation

..\QIN |

6 halls sites in Southampton, 1 in Winchester (not shown here), c.6500 bedspaces in total
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University accommodation

\F Glen Eyre.

2281 rooms, mixture
'~ of shared bathroom,
ensuites and studios
BU|It 19105 201 5

City Gateway
334 en-suite
bedrooms, studios and
flats

Built 2014

e \‘ -

Mayflower | Wessex Lane

- 1101 bedrooms, = 1778 bedrooms,
T ‘ mixture of ensuite, y mlxtures of shared

studio and flats
® Built 2014

Arcers oad
413 en-suite bedrooms
BUI|t 19905

i

Highfield HaII

184 bedrooms,
mixture of shared
bathroom, ensuites
and studios

B Built 1900s- 19905




Nominations agreements

4 nominations agreements for 2023-
24

e QOrion Point (Unite Students)

Mercury Point (Unite Students)

€g abed

Hampton Square (Capitol Students)
* Lucia Foster Welch (Every Student)

c.400 additional bedspaces
guaranteed for UoS students

c.7000 PBSA bedspaces left in market
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4 Net increase of ¢.2000 rooms required (current accommodation aIIocatlon rules) ¥ =
c.1000 rooms planned or desired to extensively refurbish over next 10 years 29 iy

Plan to reduce the scope 1 carbon footprint of our halls Estate by 2030

Craating communities at our Glen Eyre and Wessex Lane sites

Understand if we can grow our City Centre presence

To look at potential development opportunities on our own sites - i.e. Wessex Lane
To look at potential development opportunities within the City Centre

Circa £5m invested in the Residential Estate over the last year upgrading
accommodation

Feasibility to be undertaken this year to boost EV charging on our Residential Estate
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Potential development locations

Existing sites - South Stoneham, Bassett House

L[]
« Existing Halls sites - refurbishment and redevelopment, eg Connaught Hall at
Wessex Lane
« New sites - various development opportunities in City Centre under discussion
R to identify most viable/useful/desirable options
Southam pton WORKING DRAFT
‘;“h'—"“’( Rag Commercial Rd o) E £
6
Q f % {‘LHAUL W, e 5“ Mayflower Quarter
& Soucl:\:.v:ae New Rd 5@ n Toys R Us (Mayflower Quarter)
“, 9 2 & n Overline House
gy 0 3 ST MARY'S n Nelson Gate
g B Former Debenhams
\ " n Mayflower
% - (5] & S | | Sir James Matthews building
% g 9 n Former Natwest
e, seutumen |5 £ § n East Street
. Regeneration Opportunities ganards Bernard st @ g OIIeco, Royal Crescent Road
i ltchen Bridge e
. Existing UoS PSBA S
!:.Z:' UosS academic facilities e 8 a0 ot e R
5 ’ PBSA pipeline sites 7oup qua Obe[’&|;1’ir:fe
OSREENT (L

27 | © 2022 Jones Lang LaSalle IP, Inc. All rights reserved
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20.77% —

16.82% —

|
- 27.04%

Where do UoS students live?

Percentage of students living in different types of accommodation

- 3537%

Key
@ HMO

UoS Halls
®PESA
® Other

University of
@Southampten

Term time address of
students enrolled in 2023-24
at the Southampton or
Winchester campus, updated
in past 2 years

c.7,500 have a postcode
corresponding to a HMO
c. 6,000 in UoS halls

c. 5,000 in PBSA

c. 2,000 in Other types of
accommodation
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University of
@Southumpton
Heatmap - All accommodation

« University of Southampton students'
accommodation concentrated in corridor

— Bassett to Central

— Banister Park to Bevois Valley



Eqav,

= M Hief

University of
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Heatmap - ‘Other’ accommodation

i_ « ‘Other’ accommodation largely upmarket flats-

— Ocean Village

— Old Town, Briton Street, Queenway
— Guildhall Square

— Winn Road, Westwood Road

— Banister Park

— Centenary Quay
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SASSH

Southampton Accreditation
Scheme for Student Housing

With Solent University and
Southampton City Council

Studentpad platform

Self-accreditation for
landlords

Certification checks
Includes message boards

Opens November each
year

ﬂSASSH

CONTACT US

ACCOMMODATION SEARCH MY STUDENTPAD MESSAGE BOARD USEFUL LINKS OUT AND ABOUT

Results by List Results by Map

24 Adverts

5 The Parkway, Southampton Ref: SAHP9701890

E - Print all pages

Sort results by: | Street Name

Property Type:
Area:

Bedrooms:
Bedrooms To Let:
Rent:

Tenancy Deposit Scheme:
Contract Length (weeks):
Contract Type:

Rent Includes:

Gas Safety Date:

Electrical Certificate Expires:
Awvailable:

Tel: 07956829921

Shared/Whole Property, House

Bassett
7
7

£350 Per person per menth
Property let to individuals

N/A
10

Short / Long Let

Internet
21/04/2024

30/08/2025

Now

CDEDED

Avenue Road, Southampton Ref: SAHP10227106

mm‘

Property Type:
Area:

Tel: 07766917793

Shared/Whole Property, House

Portswood

Select Langua
Powered by

Filters

Rent Includes Elect
Rent Includes Gas (
Rent Includes Wate
Gas Certified (21)

Electrical Certified

Sustainable
Compost Bin (0)

Double Glazed Win
Energy Efficient Bol

Energy Efficient Dol
Appliances (9)

Energy Efficient Lig

Heating Timer and
(15)

Insulation (19)

Internal Recycle BI



SASSH statistics

3000

2500

2000
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1500

1000
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0

39

2013

Number of students registered for SASSH

2547 2563
24583
2259
2033
1983
1857
604

281
2014 2015 2016 2017 2018 2019 2020 2011 2022

2455

2023

2024

s

University of

outhampton



University of
@Southampton

SASSH statistics

1200

Landlords, agents and properties registered by year of registration

1000

T9 abed

400

200

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

UL MU l3TIVE property count m— MU lative agents registered e Ly MU i tive landlord s registered



SASSH statistics

Rooms advertised during academic Q1, and upper and lower quartile weekly rent, by year
1200

£103.83

£98.08
£91 85

1000

£89.00 81
£85.50 £86.54 . 2
R £8250 £82.00 \ ,
8 N | ' £90.00
Q | :
m i
(@]
N £75.00 — '
{ 0 - £75.00
£72.31 ey S £75.70 £75.00
600
400
zm I
0
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

e MNumber of rooms available — | oyyer guartile m— | |pper quartike

£120.00

£100.00

£80.00

£60.00

£40.00

£20.00

University of
@Southampton

Academic Q1 =
October to December

Since 2013

- Lower quartile rents
20%

- Uppiquartile rents
29%

Since 2021

- Lower quartile rents
13% R

- Upper quartile rents

13%%

Properties inc bills
c.£10+ pw 16
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Future of SASSH

« Reinvigorate scheme with new interface, property reviews, and information on living in the city safely
and respectfully

« Re-start property inspections- homes should be more than the ‘bare minimum’
* Review standards and seek to improve them (notwithstanding EPC regulations not changing)
« Encourage more landlords to join the scheme

« Implement wider City Living Strategy, encouraging social responsibility amongst student tenants,
fostering better relationships between ‘Town and Gown’

« Full-time City Housing Relationship Manager at UoS to complement Solent’s full-time Housing Officer

#
SOLENT = il University of
SOUTHAMPTON 5
SooTArTon E CITYCOUNCIL Southumpton
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Managing Student impacts in
the community

The University actively manages complaints from community
and bench marks against comparator institutions.

Our HMO housed student body generate significantly lower
number of complaints than those in comparator cities.

Those complaints are focused on three main areas:

]) . : .
2 Waste and bin collections - we have coproduced a multi year
& campaign to improve this with local residents groups.

(e}

H Noise and anti-social behavior - we run a 3 letter disciplinary
system followed by a summons for a meeting with a member
of our student discipline team. Very few students cause three
consecutive complaints within their time with us.

Parking whilst this is still a concern as HMOs can bring
multiple cars to residential streets, cost of living impacts and e N -
residents parking schemes have reduced the number of these b|n baCK |n,’
complaints significantly S

Bring your .

General election

Be a good neighbour, don’t

We are committed to co-production of a student living block the public highway

strategy with our residents groups focused on a shared Ll Your bin collection day is:
understanding of the city, our needs, community needs and
how students can be full members of their local area, instead

Wednesday ;

Place your bil

of transient residents. ' 78 ororing beiore

in may result in a



« More PBSA - affordable cluster flats

« Maintain additional HMO licensing

« Grants for disability adaptations

« City Living Strategy

Improving outcomes for PRS tenants in Southampton

in city centre

scheme
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YOUR QUESTIONS
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Regulation of housing
conditions in the PRS

Professor Helen Carr and
Dr Mark Jordan

January 18t 2024
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Outline

The development of the law

89 abed

The current regulatory context

Housing conditions in England and Southampton

Alternative approaches and good practice
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The development of the law

Private law

- Terms implied into contract

- Started in 19th century and recently updated in Homes
(Fitness for Human Habitation) Act 2018

Public law

- Local authorities enforcing standards since 19t century
- Limits on effectiveness

- Relies on action by occupiers when there are housing law
deserts, general ignorance of the law, insecurity of tenure
and declining supply

- Public law relies on properly resourced pro-active local
authorities
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The Housing Health and Safety Rating
Standard (HHSRS)

Part 1 of the Housing Act 2004
Risk-based assessment tool to triage local authority enforcement

29 hazards which can be assessed at either Category 1 or
Category 2

Actions include improvement notices, prohibition orders,
emergency remedial action

Valuable tool which could be used more extensively and creatively

Tenants have little say in the system but can claim RROs for
breach of improvement notices and prohibition orders

Simplification and production of base line standards is in the
works
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Landlord’s repairing obligations

S.11 of the Landlord and Tenant Act 1985
« Keeping in repair structure and exterior and installations
Homes (Fitness for Human Habitation) Act 2018

« Homes must be fit for human habitation at the
commencement and throughout the tenancy

Valuable tools limited in effectiveness
« General ignorance of law

« Legal limits

« Professional help invaluable
Problem of retaliatory eviction

« Limited protection from s.33 of the Deregulation Act 2015 5
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Renters (Reform) Bill

Abolition of s.21 will constrain retaliatory eviction

Landlords redress scheme may provide a more accessible way to
enforce standards for tenants

Extension of Banning Orders

Extension of Decent Homes Standard to PRS enforced through civil
penalties and RROs and a duty on local authorities to ensure housing
meets the standard
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Decent Homes Standard (DHS)

Applies to social rented housing, updated in 2006 and
proposed to apply to private renting

To meet the standard a property has to:

1. meet the current statutory minimum standard for housing (it
must be free of category 1 hazards, assessed through the
HHSRS)

2. be in a reasonable state of repair;
have reasonable facilities and services; and

4. provide a reasonable degree of thermal comfort eg EPC
band E

Older dwellings are much more likely to fail and housing will
not have adequate space/facilities if it is overcrowded



7/, obed

University of
@Southampton

Enforcing the Decent Homes Standard?

Considerable increase in size of PRS which now accommodates
19% of English households (29% in Southampton)

Despite widespread licencing schemes, PRS has the worst
conditions eg English Housing Survey (2021):

« 14% of PRS homes have a category 1 hazard (ie 3,900 homes in
Southampton)

« 23% of PRS homes do not meet the Decent Homes Standard (ie
6,400 homes in Southampton)

This is likely to be a conservative estimate given the profile of
housing in Southampton and the results of 2008 stock condition
survey (2008)

Renters (Reform) Bill promises to double scope of enforcement
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Proactive responsive regulation

Renters Reform Bill is likely to have significant regulatory and
resource implications for local authorities

The limits of complaint driven reactive enforcement are clear

Adopting a more proactive and responsive regulatory approach
can:

« Demonstrate compliance
« Develop novel data led enforcement practices

« Eg NHS hospital admissions data and Indices of Multiple
Deprivation data can be mapped onto housing conditions
survey to target enforcement

Success depends upon regular housing stock condition surveys
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Conclusion

Housing in England - and Southampton - in very poor
condition

This has health and financial consequences

A fairly extensive legal framework has not eliminated
poor standards in the private rented sector

What is required is:

« Landlords to understand that the maintenance of
property requires regular investment

« Local authorities to be more pro-active on housing
standards

« Tenants to feel free to exercise their rights and use
RROs and the courts as appropriate

10
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Draft briefing paper: Regulation of housing conditions in the private rented sector

Southampton City Council (SCC) Scrutiny Inquiry

18/1/2024

Dr Mark Jordan and Prof Helen Carr
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Introduction

In this briefing paper we describe and evaluate the law governing regulation of housing conditions in
the private rented sector. There are two types of legal interventions which regulate the relationship
between landlords and residential occupiers with a view to ensuring that rented housing is of an
adequate standard. The first — which falls into the category of private law —is intervention in the
contractual relationship between the landlord and tenant to ensure that certain terms about repair,
fitness etc are contained in the contract. The second intervention, which we can categorise as public
law, places the responsibility for the regulation of the condition of the property on local authorities.

There are limits on the effectiveness of both types of intervention. Private law is limited by a lack of
legal aid, and available legal expertise in housing law. It is unrealistic to expect that tenants
themselves will be aware of their rights and/or have the capacity to enforce them. Moreover, until
the abolition of s.21 of the Housing Act 1988 if and when the Renters (Reform) Bill is implemented,
the lack of security in the private rental sector is a serious impediment to taking legal action as
tenants fear retaliatory eviction.! This also constrains public enforcement by local authorities as
tenants are often reluctant to report defects or unsafe housing out of fear of retaliatory eviction or
punitive rent increases.? Enforcement by local authorities is also constrained by lack of meaningful
data on local housing conditions, a lack of resources and increasingly a lack of expertise in the
workforce. There may also be a lack of political commitment to giving enforcement the priority it
requires. Finally, the piecemeal and complex nature of the law in this area is also problematic and a
significant barrier to justice.

Effective regulation of private rental housing conditions is urgently required. The private rented
sector continues to have the worst conditions, and an increasing number of people are housed in
the sector including the most vulnerable sections of society who tend to occupy the worst housing.
Moreover, there is a desperate need to improve housing conditions for broader social goals to
ensure energy efficiency and sustainability, cost effectiveness of private renting and to improve
health outcomes across the population. As discussed below, local authorities have a vitally important
role in regularly assessing housing conditions and taking proactive enforcement action to improve
conditions.

We begin by briefly outlining the historical development of the law, drawing attention to the early
public health interventions. We then outline the current legal framework governing rented housing.
We describe and evaluate the Housing Health and Safety Rating System (HHSRS), the landlords
repairing obligation, the fitness for human habitation obligation, retaliatory eviction provisions,
specific obligations energy efficiency and around gas, electric and fire safety, statutory Nuisance and
the Decent Homes Standard. We then outline some data on the problem of substandard housing
conditions in the private rented sector in England and in Southampton. We conclude with a
discussion of alternative approaches and instances of good practice.

1. Historical development

Intervention into housing standards started in Victorian times when it became apparent that
Britain’s rapid industrialisation and urbanisation had social consequences. In a political climate that
was generally laissez faire, concerns about public health and market failure to provide decent
housing were so serious that intervention was inevitable despite resistance from politicians and

1 Statutory measures to prevent retaliatory eviction are discussed in section 2.4 below.
2 See J Rugg and D Rhodes, The Evolving Private Rented Sector: Its Contribution and Potential (University of
York, 2018) p 99.

2
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property owners.? Examples include s.12 of the Housing of the Working Classes Act 1885 which
implied a term into lettings of houses a requirement that the property was fit for human habitation.
The provision did not apply above a certain rental threshold and no definition was provided of
fitness for human habitation. The second notable intervention was in the realm of public health.
Building upon the Public Health Act 1848, which required houses to be built with access to water
closets and drains, and the Public Health Act 1855 which introduce four categories of nuisance, the
Public Health Act 1875 placed a duty upon local authorities to take action to abate nuisances
including in relation to premises which were in such a state as to be a nuisance or injurious to
health. Whilst the significance of the legislative interventions should not be underestimated, they
were largely ineffective.

The complexity of the provisions, the inefficiency of local administration, the requirements for
complaints from those who were least likely to complain, restrictive interpretations by the courts
combined to undermine private and public law efforts to improve housing conditions. Amongst
housing campaigners, the belief was that only large-scale state action to improve housing conditions
would work and that meant slum clearance and council house building. Early twentieth century
concerns with the creation of modern efficient cities and healthier populations facilitated legislation
enabling local authorities to build housing for the working classes and to clear the slums. So, for
instance the Housing and Town Planning Act 1919 (The Addison Act) subsidised council house
building consolidating housing provision as part of the state’s responsibility and the Housing Act
1930 required councils to prepare slum clearance plans and provided a government subsidy for local
authorities to rehouse tenants.

The dominance of the belief in the primary role of the state in the provision of housing meant that
there was little change in the legal framework for ensuring adequate housing in the private rented
sector. The Public Health Act of 1936 provided a useful consolidation of public health provisions and
s.32 of the Housing Act 1961 implied repairing obligations into tenancy agreements of seven years
or less — the forerunner of s.11 of the Landlord and Tenant Act 1985 discussed below but in general
the Victorian approach remained in law. The end of state provision marked by the introduction of
the Right to Buy in the Housing Act 1980 and the deregulation of the private rented sector in the
Housing Act 1988 replaced the belief in the state with a belief in the market as the best way of
improving housing conditions.

Until the implementation of the Housing Act 2004 there was little change, other than updating and
consolidating, to the law. As we have commented before, the Housing Act 2004 is part of the
regulated deregulation that characterises the contemporary regulation of the private rented sector.
The provisions relevant to conditions in the private rented sector are set out below.

3 For further background to Victorian concerns about housing conditions see E Gauldie (1974), Cruel Habitations,
London: Unwin. Contemporary sources include A. Mearns (1883), The Bitter Cry of Outcast London, London:
Review of Reviews and the Report of The Royal Commission on the Housing of the Working Classes 1885
available from First report of Her Majesty's Commissioners for inquiring into the housing of the working classes.
| Wellcome Collection.
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2. The contemporary legal framework

2.1. The Housing Health and Safety Rating System (HHSRS)

Part 1 of the Housing Act 2004 (HA 2004) makes provision for the HHSRS which replaced the
Housing Fitness Standard set out in the Housing Act 1985. The fitness standard had provided the
primary method of ensuring minimum health and safety standards in housing since the early
twentieth century but its prescriptive nature was considered an inappropriately blunt instrument for
effective regulation of housing standards.

The HHSRS is 'a risk-based assessment tool which is used by environmental health officers to assess
the risk (the likelihood and severity) of a hazard in residential housing to the health and safety of
occupants or visitors that arises from deficiencies which can be design, disrepair etc. The HHSRS is
tenure neutral; it can be used to assess hazards in private and social rented housing and in owner
occupied housing. It has however been primarily used to improve standards in the private rented
sector. The HHSRS works by placing a strategic responsibility upon local authorities to keep housing
conditions under review with a view to identifying any necessary enforcement action. If a local
housing authority become aware of potential hazards in residential premises, either because of its
own review of housing conditions, or for any other reason, for instance a complaint by an occupier,
then they are required to inspect those premises. The inspection can include the inspection and
assessment of the common parts. The purpose of the inspection is to determine whether a category
1 or category 2 hazard exists. Categorising the hazards in this way introduces an element of 'triage'
into decisions about taking enforcement action.

If a category 1 hazard —a serious hazard causing serious risk to life — is found following an
inspection the local authority is under a duty to take enforcement action. If a category 2 hazard —
that is anything other than a category 1 hazard — is found, then it has the power to act. There is a
range of enforcement actions available to environmental health officers including serving an
improvement notice, making a prohibition order, serving a hazard awareness notice, taking
emergency remedial action, making an emergency prohibition order, making a demolition order or
declaring the area in which the premises concerned are situated to be a clearance area. The most
common enforcement action is service of an improvement notice. The HA 2004 enables landlords to
appeal against decisions to impose improvement or prohibition notices.

The HHSRS recognises 29 types of housing hazard. Each hazard has a weighting which helps
determine whether the property is rated as having a category 1 hazard or as category 2. We have
attached the complete list of hazards as Appendix 1. They include damp and mould growth, excess
cold and excess heat.

In 2018, following the Grenfell Tower fire, an addendum to the HHSRS operating guidance was
published to provide guidance on the assessment of high-rise residential buildings with unsafe
cladding. Whilst the addendum deals specifically with high rise residential buildings the guidance
points out that some aspects of the addendum will be relevant for other issues relating to the
exterior of a building or to other residential buildings containing flats or apartments.

Evaluation of the HHSRS

The HHSRS is a very valuable tool for the improvement of housing standards and the elimination of
serious risks within people's homes. It has particular importance because rights under the Landlord
and Tenant Act 1985 are dependent upon a tenant's knowledge of the law and public funding. It also
allows local authorities to effectively 'triage' complaints about housing. However, there are currently
several limits on its effectiveness.

4
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First, there are concerns that the HHSRS is not fulfilling its potential. There is a lack of awareness of
the HHSRS, legislative tools are not used as often as they should be, the power to take action on
Category 2 hazards is not often used, there is unacceptable delay in taking action once hazards are
found in premises, and, probably linked with both of these, local authorities lack sufficient resources
to take full advantage of the legislative provisions.

Secondly there appears to be a lack of confidence in the HHSRS amongst stakeholders in the private
rented sector. Some Environmental Health Officers in particular argue for a return to fitness
standards because they see the HHSRS as subjective. What they want is a clear set of standards that
everyone, landlords, tenants, and regulators can easily understand. The counter argument to this,
and the reason why the HHSRS replaced fitness standards is that there is a need for professional
judgment to be exercised in determining priorities for enforcement. Moreover, unlike the fitness
standard, the HHSRS is underpinned by scientific and statistical data. There is also a risk that any
statement of minimum standards quickly becomes a threshold with enforcement action only taking
place when standards fall below those levels — minimum room sizes being an obvious example. Itis
worth noting however that the guidance has not been updated, other than to respond to the
cladding crisis — inevitably affecting the value of the system.

Third it is unclear how deep an investigation by an environmental health officer should be. The
HHSRS does not require anything more than visual inspection, dismantling and testing is not
required. There appears to be a tendency for HHSRS inspections to be reactive, no doubt because of
limited local authority resources.

Finally residential occupiers have very little say in the system, for instance when a complaint does
not lead to any enforcement action. Tenants can however claim RROs for breach of improvement
notices and prohibition orders and can use evidence of assessment under HHSRS in private law
proceedings.

Reviewing and updating the HHRSR

Concerns about the HHSRS have prompted some government action. The Coalition Government
conducted a review of the HHSRS which was published in March 2015. Changes to the HHSRS were
rejected; instead, the Government opted to produce a lay persons guide to health and safety
hazards in the home, the current version of which is How to rent a safe home.* Measures were
included in the Housing and Planning Act 2016 to strengthen the action that can be taken to tackle
landlords that fail to deal with poor housing conditions which include civil penalty notices, banning
orders and the extension of rent repayment orders. Further reviews of the HHSRS by the Chartered
Institute of Environmental Health (2017) and the Housing, Communities and Local Government
Select Committee as part of its wider inquiry into the private rented sector over 2017-18, concluded
that there were grounds for updating the guidance. A further government review was undertaken in
October 2018 which did consider whether to introduce minimum standards for common health and
safety problems. The Ministry of Housing, Communities and Local Government commissioned RHE
Global to identify the extent to which the HHSRS needed to be updated and revised including
exploring the scope for setting minimum standards as part of the HHSRS framework. Following RHE
Global’s report the government indicated that it would improve, clarify and modernise the HHSRS
assessment through:

e Reviewing and updating the current HHSRS Operating Guidance.

4 How to rent a safe home - GOV.UK (www.gov.uk).
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e Developing a comprehensive set of Worked Examples which encompass the range of
hazards, to illustrate the utilisation of standards and provide a spectrum of risks.

e Reviewing the current HHSRS assessor training, the training needs of assessors and other
stakeholders and establish a HHSRS competency framework.

It also indicated that it would review the operation of the HHSRS with the aim to bring it up to date,
empower landlords and tenants to engage with the system, ensure alignment with other legislative
standards and systems, including the Building Safety Act, and help with the effective enforcement of
housing standards. To address the support for a standards-based approach, the review also defined
what have been described as ‘indicative baselines’ used to make an initial assessment of whether a
property contains serious hazards, and also investigated barriers to the use of digital technology to
support assessments.

In September 2023 DHLUC published its report on the key changes it intends to implement.® In
summary it will implement all of the recommendations set out above, including reviewing the
operating guidance, updated comprehensive worked examples simpler banding of the results of
HHSRS assessments and improvements to the underlying system including amalgamating and
reducing the number of hazards from 29 — 21. Perhaps most significant there will be new indicative
baselines set out in a checklist form that can be used to make an initial assessment. These are not
designed to replace the whole risk assessment but will make the process easier to understand.
DHLUC says that where these baselines are met it is likely a property will be free from category 1
hazards.

2.2. Landlords’ repairing obligation

Section 11 of the Landlord and Tenant Act 1985 (the 1985 Act), in the main a re-enactment of s.32 of
the Housing Act 1961, inserts an implied covenant in tenancies with periodic tenancies or fixed term
tenancies of less than seven years under which landlords are required to:

o keep in repair the structure and exterior of the dwelling-house (including drains, gutters and
external pipes).

e keep in repair and proper working order the installations in the dwelling-house for the
supply of water, gas and electricity and for sanitation (including basins, sinks, baths and
sanitary conveniences, but not other fixtures, fittings and appliances for making use of the
supply of water, gas or electricity); and

e keep in repair and proper working order the installations in the dwelling-house for space
heating and heating water.

The 1985 Act also provides for an implied covenant on a tenant to allow the landlord (or their agent)
to enter the premises to inspect the dwelling’s state of repair. The right is to enter at reasonable
times of the day having given 24 hours’ notice in writing to the tenant.

Implied covenants mean that even if the tenancy agreement is silent on repairs the obligation will
apply. It also means that any effort to contract out of the obligation is void.

A landlord will be in breach of Section 11 of the 1985 Act if: the disrepair falls within the landlord’s
repairing covenant; the tenant has informed the landlord of the disrepair; and the landlord has failed
to carry out effective repairs within a reasonable time. What is a ‘reasonable’ length of time will
depend on the effect of the disrepair and the extent of the repairs needed. A tenant can take legal

5 For the full report see Summary report: outcomes and next steps for the review of the Housing Health and
Safety Rating System (HHSRS) - GOV.UK (www.gov.uk)
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action against the landlord in the county court for breach of s.11. The court can order repairs to be
done and award damages.

Evaluation of s.11 LTA 1985

Although s.11 of the LTA 1985 is probably the most effective tool available in private law to respond
to poor conditions in the private rented sector it has some serious limitations. It does not apply to
inherent defects and there is no obligation to make improvements so a tenant of a house without
central heating cannot use the provision to make a landlord install central heating. The common law
and narrow judicial interpretation of the provision has also introduced exceptions. For instance, the
landlord is not liable for disrepair caused by a breach of the tenant’s own duty to use the property in
a “tenant-like manner” although it is not clear exactly what is required for that duty to be breached.
There is no obligation to rebuild or reinstate the dwelling in the case of destruction or damage by
fire, storm, flood or other inevitable accident. The landlord is not obliged to repair or maintain
anything that the tenant is entitled to remove from the dwelling. Where works are necessary outside
the property and the landlord cannot, despite their reasonable endeavours, obtain the necessary
permission to carry out the works.

Perhaps the biggest obstacle to tenants acting against their landlord for failure to carry out repairs is
that if they are assured shorthold tenants they risk of retaliatory eviction (see section 2.7)

2.3. Homes (fitness) for habitation

The Homes (Fitness for Human Habitation) Act 2018 (the 2018 Act), which came into force on 20
March 2019, amended the Landlord and Tenant Act 1985 by inserting a new section 9A into that Act.
S.9A implies a covenant into all private residential tenancy agreements which are periodic or of fixed
terms of seven years or less, that the property, including any common parts of the building, are fit
for human habitation at the beginning of the tenancy and throughout.

Whether a property is unfit for human habitation depends upon its condition in respect of the
following

e repair

¢ stability

¢ freedom from damp

¢ internal arrangement

¢ natural lighting

¢ ventilation

o water supply

¢ drainage and sanitary conditions

» facilities for preparation and cooking of food and for the disposal of waste water

¢ any ‘prescribed hazard’ - this is defined as any matter or circumstance amounting to a
category 1 or 2 hazard under the HHSRS. A property will be unfit for human habitation if it
is “so far defective in one or more of those matters that it is not reasonably suitable for
occupation in that condition”.
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The same exceptions apply as to s.11. There is an overlap with the obligations under s.11 in which
case a tenant can take action under both sections.

Tenants whose landlords are in breach of the implied term can take their landlords to the county
court which can order the landlord to carry out repairs, put right health and safety problems and pay
compensation for any damages suffered by the tenant.

Evaluation of s.9A LTA 1985

Although the introduction of a fitness for human habitation standard is important and long overdue,
its significance may be as symbolic as material. Tenants may well face problems proving that their
home is unfit for human habitation and the lack of expert solicitors may also prove a significant
obstacle. In addition, tenants taking action under s.9A are at risk of retaliatory eviction. See section
2.4 below.

2.4. Retaliatory eviction

Assured shorthold tenants seeking repairs are at risk of retaliatory eviction. What this means is that
a landlord when faced with a request for repairs, responds by serving the tenant with a s.21 no fault
notice to terminate the tenancy. It is unclear how extensive retaliatory eviction is but there appears
to be strong anecdotal evidence. Legal protections against retaliatory eviction were enacted in
section 33 of the Deregulation Act 2015. The section prevents landlords from issuing a section 21
eviction notice within 6 months of having been served with an improvement notice by a local
authority in relation to Category 1 or Category 2 hazards.

Evaluation of s.33 of the Deregulation Act 2015

The requirement that an improvement notice has to have been served leaves many tenants
unprotected from retaliatory eviction. Not only do environmental health officers focus on working
with landlords to remedy hazards rather than taking formal action, the 2015 Act does not provide
protection where other enforcement action is used, such as civil remedies for breach of the fitness
requirement or an abatement notice served in relation to a statutory nuisance.

2.5. Gas, electric and fire safety and energy efficiency
Landlord are subject to specific obligations relating to gas, electric and fire safety and energy
efficiency standards.

Gas safety

‘Under The Gas Safety (Installation and Use) Regulations 1998 (SI 1998/2451), landlords are
responsible for the installation, maintenance and repair of gas fittings, appliances and flues.
Landlords must ensure that these facilities are checked annually by a Gas Safe registered engineer,
and the safety check record must be provided to the tenants. Failing to provide the tenant with valid
gas safety and energy performance certificates, will prevent the landlord from using the ‘no fault’
ground of possession ie section 21.

Electrical safety

The Electrical Safety Standards in the Private Rented Sector (England) Regulations 2020 (SI
2020/312) require that landlords ensure that electrical installations are inspected and tested by a
qualified and competent person at least every five years. Electrical Installation Condition Reports
must be provided to tenants within 28 days and to local authorities on request. Local authorities can
impose a civil penalty fine of up to £30,000 on landlords who are in breach of this requirement.
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Smoke and carbon monoxide alarms

The Smoke and Carbon Monoxide Alarm (England) Regulations 2015 require private landlords to
install a smoke alarm on every storey of the property used as rental accommodation, and a carbon
monoxide alarm in any room used as living accommodation with a burning appliance for solid fuel
(such as coal or wood). Landlords must ensure alarms are in working order on the first day of the
tenancy and throughout the tenancy. Local authorities can issue remedial notices and fines of up to
£5,000 for non-compliance.

Energy efficiency

The Energy Efficiency (Private Rented Property) (England and Wales) Regulations 2015 (SI 2015/962)
(as amended) established a minimum level of energy efficiency of Energy Performance Certificate
(EPC) Band E for domestic private rented property in England and Wales. Where a local authority
considers a landlord has failed to fulfil their obligations in this area, they can serve the landlord with
a compliance notice. If a breach is confirmed the landlord may receive financial penalties of up to
£5,000 per property. While the government proposed to improve the minimum level of energy
efficiency of Energy Performance Certificate (EPC) Band to Band C for domestic private rented
property, this proposal was dropped in 2023.

2.6. Statutory Nuisance

The Environmental Protection Act 1990 places an obligation on local authorities to investigate
complaints of statutory nuisance and take appropriate enforcement action. Section 79 sets out the
circumstances which might give rise to a statutory nuisance, including: ‘... any premises in such a
state as to be prejudicial to health or a nuisance’. The premises as a whole must be prejudicial to
health or a nuisance in order for a statutory nuisance to occur. This can be due to a single major item
of disrepair, such as a leaking roof, or a number of minor items — dampness, mould growth are
prejudicial to health. Tenants should request an inspection of the property by a local authority
environmental health officer. Where a statutory nuisance is identified, the local authority must serve
an abatement notice, which requires the nuisance to be dealt with. Tenants also have the option of
making a complaint to the Magistrate’s court under section 82 of the 1990 Act, which can issue an
abatement notice. In practice, the statutory nuisance mechanism is rarely used due to a combination
of factors including lack of legal expertise, limited public funding, risks of costs and the criminal
nature of proceedings.®

2.7. Decent Homes Standard

The Decent Homes Standard is a standard that applies to social rented housing. The standard was
updated in 2006 to take account of the Housing Act 2004, and included the implementation of the
Housing Health and Safety Rating System (HHSRS). To meet the standard a property has to:

e meet the current statutory minimum standard for housing (it must be free of category 1
hazards, assessed through the HHSRS).

e bein areasonable state of repair;

e have reasonable facilities and services; and

e provide a reasonable degree of thermal comfort.”

8 H Carr et al, Closing the gaps: Health and safety at home (Shelter, 2017) p17/

7 For the full report see Decent Homes Standard: review.
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The Renters (Reform) Bill makes provision for a new Decent Homes Standard to apply in the private
rented sector. This would place a legal duty on landlords to ensure their property meets the Decent
Homes Standard and a legal duty on local authorities to ensure housing meets the Standard. It is
proposed that a breach of the standard would be a criminal offence, which could incur a civil penalty
or result in a prosecution in the Magistrate’s Court. It is also proposed that a breach would be a
banning order offence, which would prohibit a landlord from letting housing or engaging in letting
agency or property management work.

3. Private rented housing conditions in England and in Southampton

The private rented sector has the worst housing conditions in England relative to ownership and
social renting. The English Housing Survey (2021) estimates that 23% of private rented dwellings in
England (around 1 million homes) did not meet the Decent Homes Standard. This compares with
13% of owner occupied dwellings and 10% of social rented dwellings. It also estimates that 14% of
private rented dwellings (approximately 640,000 homes) had at least one Category 1 hazard under
the Housing Health and Safety Rating System (HHSRS) and therefore contravened the legal minimum
housing condition and safety standard.

There is no equivalent up to date data on housing conditions in the private rented sector in
Southampton. The Council receives approximately 500 complaints from tenants in the city each year.
This indicates there is a problem with substandard housing however it is not possible to establish the
extent of that problem from tenant complaints alone. Indeed, individual complaints are likely to
understate the scale of the problem because tenants face various barriers to making a complaint,
not least the risk that doing so may expose them to retaliatory eviction or a punitive rent increase.

The most reliable source of data on housing conditions is the local authority housing stock condition
survey. This is vitally important in developing a scientific basis for understanding housing conditions
and targeting enforcement action in a proactive and structured fashion. The most recent
Southampton Council housing stock condition survey (2008) found that 38% of all private homes
(owned and rented) in Southampton did not meet the Decent Homes Standard while 25% of private
rented dwellings had a hazard that is likely to result in harm that needs medical treatment.? The
leading causes of failure were poor insulation and heating and more serious housing hazards eg
excess cold, falls, fire safety. These conditions present significant health risks to the occupants eg
illnesses directly linked to living in cold, damp and dangerous homes, and so place significant
pressures on the NHS.® The survey found that poor private housing tended to be in older homes built
before 1919 and was concentrated in Bevois, Bargate and Portswood wards. It was estimated that
the cost of bringing this housing up to standard was £111 million.1° Using 2021 Census data,
Southampton data observatory estimate that ‘bedroom overcrowding is a concern for 5,952 (5.8%)

households in Southampton’.}!

It is likely that mandatory House in Multiple Occupation (HMO) licencing and additional licencing
schemes have helped to improve housing conditions in Southampton since 2008. However, the

8 Southampton City Council, Housing and Health in Southampton Report available at

https://www.southampton.gov.uk/moderngov/documents/s26558/Appendix.pdf p 38. Also see

https://www.seeda.co.uk/ publications/Addressing Poor Housing Conditions in_the Private Sector in_the
South East 2006 1  2006.pdf

%ibid, para 5.

ibid, para 36.

11 https://data.southampton.gov.uk/economy/housing-and-

homelessness/#:~:text=2021%20Census%20data%20also%20shows,require%20two%200r%20more%20rooms.
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persistence of poor housing conditions at a national level indicates that such licencing schemes,
which are widespread nationally, have not eliminated poor housing and management practices from
the private rented sector. Indeed, if one applies the national averages from the English Housing
Survey (2021) to Southampton, where there are approximately 28,000 private rented dwellings, this
suggests that over 3,900 dwellings in the city have at least one Category 1 hazard and so would fall
below the legal minimum housing safety standard while potentially 6,400 dwellings in the city would
fail the Decent Homes Standard. This is a very rough estimate but it is indicative of how the proposal
to apply the Decent Homes Standard to private rented housing, contained in the Renters Reform Bill,
is likely to double the scope of local authority enforcement action in the city.?

4. Alternative approaches and instances of good practice

4.1. Renters Reform Bill

The Renters (Reform) Bill is likely to have a significant impact on regulation of housing conditions in
the private rented sector. First, if and when the relevant clauses of the Renters (Reform) Bill is
implemented, the abolition of the no-fault ground for eviction will reduce fear of retaliatory eviction
by tenants seeking to have repair work carried out by their landlords. This is likely to enable more
tenants to make complaints about defects or unsafe housing to the local authority.

Second, the Bill proposes applying a new Decent Homes Standard to private rented housing. This
would place a legal duty on landlords to ensure their property meets the Decent Homes Standard
and a legal duty on local authorities to ensure housing meets the Standard. It is proposed that a
breach of the standard would be a criminal offence, which could incur a civil penalty (including a rent
repayment order) or result in a prosecution in the Magistrate’s Court. It is also proposed that a
breach would be a banning order offence, which would prohibit a landlord from letting housing or
engaging in letting agency or property management work. Furthermore, landlords will be required to
participate in redress scheme which may provide a more accessible method of remedying disrepair
and gaining compensation. Given that approximately 1 in 4 private rented dwellings fail the Decent
Homes Standards, this change will considerably expand the scope of local authority enforcement
action.

4.2. Proactive and responsive regulation by local authorities

Local authorities have a vitally important role in assessing housing conditions and taking
enforcement action to address substandard housing in the private rented sector. In our first briefing
report, we discussed these powers and argued that an example of good proactive — rather than
complaint driven and reactive, enforcement practice by local authorities is a responsive regulatory
approach.’® We contend that this model has much to offer local authorities facing significant
regulatory changes, including those contained in the Renters (Reform) Bill. In particular, the proposal
to apply the Decent Homes Standard to private rented housing is likely to considerably expand the
scope of local authority enforcement action in coming years.

Adopting a proactive and responsive regulatory approach can help to enable a local authority to
anticipate regulatory changes, establish the case for greater resource from central government, and

12 There has been a significant increase in the size of the private rented sector, which now accommodates
approximately 29% of households in the city, as compared to 25% in 2011. See Office for National Statistics
(ONS), How life has changed in Southampton Census 2021 available at
https://www.ons.gov.uk/visualisations/censusareachanges/E06000045/.

13 J Harris et al, Improving compliance in the private rented sector (UK Collaborative Centre for Housing
Evidence, 2020)

11
Page 89



demonstrate compliance through developing data led regulatory interventions to improve housing
conditions. The success of this model depends upon local authorities conducting regular housing
stock condition surveys. This is vitally important in terms of identifying the extent of substandard
housing and developing effective strategies for targeting enforcement to improve housing and
health outcomes for tenants. For instance, in one local authority area ‘NHS hospital admissions data
and Indices of Multiple Deprivation data were mapped onto the housing conditions survey to gain a
general idea of where the best and worst quality housing and the tenants most in need of support
were located.’ This data was then used to target enforcement activity and welfare support for
tenants.* When Southampton City Council updates its data by conducting a housing stock condition
survey, a similar model could be developed to apply in Southampton.

4.3. The Good Landlord Charter

There are various examples of local authorities developing proactive and responsive regulatory
approaches. One example is Greater Manchester Combined Authority’s proposed Good Landlord
Charter.?® This is a voluntary scheme for landlords who want to commit to higher standards than
they are currently required to by law. The scheme represents an instance of good practice in how it
was designed with effective participation of landlords associations, tenant unions ie Greater
Manchester Tenants Union (GMTU) and other stakeholders which acted as members of the
coordinating group.'® To become a member of the Charter, landlords are required to demonstrate
they meet twenty member criteria, which are specific commitments to going beyond the minimum
required by law and include the following examples:

e Affordable — e.g. a tenant should understand how their rent and other charges are set and
should not be ripped-off.

e Inclusive — e.g. make or facilitate reasonable adaptations to properties, where needed

e Private and secure — e.g. tenants able to make reasonable changes to their home

e Responsive — e.g. published, timely target response times

e Safe and decent — e.g. a tenant should be able to live free from physical or psychological
discomfort in their home, any work/repairs are done by a qualified or competent
tradesperson, properties meet EPC C as a minimum

e Supportive — e.g. a commitment to refer tenants at risk of homelessness to council

e Well managed —e.g. landlord must be able to demonstrate accreditation or training®’

4.4, The Repairing Standard in Scotland

The Repairing Standard in Scotland represents an instance of good practice for three reasons. First,
unlike the piecemeal and disjointed nature of the regulation of housing conditions in England, the
Repairing Standard consolidates the various housing conditions standards that apply to private
rented housing into a single legal standard. This makes it easier for all parties to find, understand

¥ ibid.

15 https://www.greatermanchester-ca.gov.uk/what-we-do/planning-and-housing/good-landlord-charter

16 The full list of organisations included in the coordinating group were The Bond Board, The British Property
Federation, Bury Council, DASH, Fair Housing Futures, Generation Rent, Grainger PLC, Greater Manchester Fire
and Rescue Service, Greater Manchester Good Employment Charter implementation unit, Greater Manchester
Housing Providers, Greater Manchester Student Assembly, Greater Manchester Tenants’ Union, Manchester
City Council, Manchester Student Homes, National Residential Landlords Association, Safe agents, Shelter,
University of Manchester and Wigan Council.

17 https://www.greatermanchester-ca.gov.uk/media/9125/good-landlord-charter-consultation.pdf
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and enforce the legal minimum standard. Landlords are under a duty to ensure that private rented
properties meet the repairing standard at the start of the tenancy and throughout the letting.!®

A home meets the standard if:
e it's wind and watertight;
e the structure and exterior (like the walls and roof) are in a reasonable condition;

e the installations for water, gas, electricity, sanitation and heating are in a reasonable state of
repair and working order;

e any fixtures, fittings or appliances provided by the landlord (like carpets, light fittings and
household equipment) are in a reasonable state of repair;

e any furnishings provided by the landlord can be used safely for the purpose they were
designed;

e it's fitted with suitable fire safety devices — smoke alarms, a heat alarm and fire
extinguishers. All alarms should interlink. Alarms can be mains powered with battery backup
or use long-life lithium batteries that cannot be changed. The battery alarms must be a
sealed or tamper proof type.

e it's fitted with a carbon monoxide detector in any room with a carbon fuelled appliance
(such as a heater or boiler, but not a cooker) or there is a flue from such an appliance

e electrical safety inspections are carried out by a qualified electrician at least once every five
years

e the property meets the statutory Tolerable Standard (the basic legal standard that applies to
all residential properties)

e The Scottish Government has committed to introduce regulations in 2025, requiring all
private rented properties to reach a minimum energy efficiency standard equivalent to EPC
C, where technically feasible and cost-effective, by 2028.*°

The standard is enforceable by both tenants and local authorities. If a property does not meet the
standard, and the landlord refuses to carry out repair work, a tenant or a local authority can report
the landlord to the Housing and Property Chamber which can order the landlord to carry out the
necessary works to bring the property up to standard. The repairing standard also represents an
instance of good practice in how it has been integrated into an annual House Condition Survey. This
survey records levels of disrepair across different housing tenures and thus provides timely
meaningful data on housing conditions that can be used to target law and policy interventions.?°

Conclusion

Poor conditions within the private rented sector need to be understood in the context of generalised
poor conditions in England’s housing stock, which is old, often poor constructed, unsuited to energy

18 Housing (Scotland) Act 2006, s 13.

1% https://www.gov.scot/policies/energy-efficiency/energy-efficiency-in-homes/#privaterented

20 Scottish Government, Scottish House Condition Survey: 2021 Key Findings (Scottish Government, 2023)
available at
https://www.gov.scot/publications/scottish-house-condition-survey-2021-key-findings/pages/5-housing-
conditions/.

13
Page 91



efficiency and requires constant maintenance alongside a powerful culture which resists interfering
in private property ownership. Private rented housing is often the worst housing stock with records
of poor maintenance and the residential occupiers may well find it to afford the heating and
ventilation that poor quality housing requires. The increasing density of occupation of housing also
exacerbates poor conditions. Housing is frequently converted for multiple occupation, conversions
are often of poor quality, or the housing itself is not appropriate for sharing. The relatively extensive
legal framework has proved ineffective to improve standards in the private rented sector. What is
required is a culture change. Landlords must understand that proper investment in property is a
requirement of being a decent landlord. Local authorities must be proactive in gathering and
maintaining meaningful statistics on housing standards and using that data to target enforcement to
improve housing conditions. Finally, tenants must be empowered to exercise their rights either
through legal aid or through simple court procedures so that they can act for themselves. Poor
housing conditions are affecting health and the sustainability of housing stock and urgently require
addressing.
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Appendix 1 29 hazards under the HHSRS

Number

Hazard

Health Effects

Damp and mould growth

Health threats due to dust mites, mould or fungal
including mental and social wellbeing health threats
associated with damp, humid and mouldy conditions

Allergies, asthma, effects of
toxins from mould and fungal
infections

2 Excess cold Respiratory conditions: flu,
Threats to health from cold indoor temperatures. A pneumonia and bronchitis
healthy indoor temperature is 18°C to 21°C Cardiovascular conditions:

heart attacks and strokes

3 Excess heat Dehydration, trauma, stroke,
Threats due to high indoor temperatures cardiovascular and respiratory

4 Asbestos and MMF Asbestos: Damage to lungs
Exposure to asbestos fibres and Manufactured Mineral | MMF: Damage to skin, eyes
Fibres (MMF) and lungs

5 Biocides Risk from breathing in, skin
Threats to health from chemicals used to treat timber | contact and swallowing of the
and mould growth chemical

6 Carbon Monoxide and fuel combustion products Dizziness, nausea, headaches,
Excess levels of carbon monoxide, nitrogen dioxide, disorientation,
sulphur dioxide and smoke unconsciousness and breathing

problems

7 Lead poisoning causin
Lead P . & 8

. . . nervous disorders, mental
Threats to health from lead ingestion from paint, water .
. . health and blood production
pipes, soil and fumes from leaded petrol .
issues

8 Radiation Lung cancer caused by
Health threats from radon gas and its daughters, exposure, which increases
primarily airborne but also radon dissolved in water amount and length of exposure

9 Uncombusted fuel gas Suffocation
Threat from fuel gas escaping into the atmosphere
within a property

10 Volatile organic compounds Allergies, irritation to the eyes,

Threat to health from a diverse group of organic
chemicals including formaldehyde that are gaseous at
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Number

Hazard

Health Effects

room temperature and can be found in a wide variety
of materials in the home

nausea, dizziness and
drowsiness

11 Crowding and space Psychological distress and
Hazards associated with lack of space for living, mental disorders, increased
sleeping and normal household or family life risk of hygiene issues,

accidents and personal space
and privacy compromised

12 Entry by intruders Fear of burglary occurring,
Problems keeping a property secure against stress and anguish caused by
unauthorised entry and maintaining defensible space burglary and injuries caused by

the intruder

13 Lighting Depression and psychological
Threats to physical and mental health associated with effects due to lack of natural
inadequate natural or artificial light, including the light. Eye strain from glare and
psychological effects associated with the view from the |inadequate light
property through glazing

14 Noise Psychological and physiological
Threats to physical and mental health due to exposure | changes resulting from lack of
to noise within the property or within its curtilage sleep, poor concentration,

headaches and anxiety

15 Domestic hygiene, pests and refuse Stomach and intestinal disease,
Health hazards due to poor design, layout and infection, asthma, allergies,
construction making it hard to keep clean and hygienic, | disease from rats and physical
attracting pests and inadequate and unhygienic hazards
provision for storing household waste

16 Food safety Stomach and intestinal disease,
Threats of infection from poor provision and facilities to | diarrhoea, vomiting, stomach
store, prepare and cook food upset and dehydration

17 Personal hygiene, sanitation and drainage Stomach and intestinal disease,
Threats of infections and threat to mental health skin infections and depression
associated with personal hygiene, including personal
and clothes washing facilities, sanitation and drainage

18 Water supply Dehydration, fatigue,

Threats to health from contamination by bacteria,
parasites, viruses and chemical pollutants due to the

17
Page 95

headaches, dry skin, bladder



Number

Hazard

Health Effects

quality of water supply for drinking household use such
as cooking, washing and sanitation

infections and legionnaires
disease

19 . . Physical injuries: cuts,
Falls associated with baths Y . . .
. . . . lacerations, swellings and
Falls associated with a bath, shower or similar facility .
bruising.
20 Falls on the level surfaces L .
Physical injuries: bruising,
Falls on any level surface such as floor, yards and paths, .
. . . . . fractures, head, brain and
including falls associated with trip steps, thresholds or L
. . spinal injuries
ramps where the change in level is less than 300mm
21 Falls associated with stairs and steps
Falls associated with stairs and ramps where the
change in level is greater than 300mm. It includes Physical injuries: bruising,
internal stairs or ramps within a property, external fractures, head, brain and
steps or ramps associated with the property, access to | spinal injuries
the property and to shared facilities or means of escape
from fire and falls over stairs, ramp or step guarding
22 Falls between levels
Falls from one level to another, inside or outside a
dwelling where the difference is more than Physical injuries
300mm. Including falls from balconies, landings or out
of windows
23 Electrical hazards
, . Electric shock and burns
Hazards from electric shock and electricity burns
24 Fire
Threats to health from exposure to uncontrolled fire .
. . o . Burns, being overcome by
and associated smoke. It includes injuries from clothing
L. . ) smoke or death
catching fire, a common injuring when trying to put a
fire out.
25 Flames, hot surfaces and materials
Burns or injuries caused by contact with a hot flame or | Burns, scalds, permanent
fire, hot objects and non-water based liquids. Scalds scarring and death.
caused by contact with hot liquids and vapours.
26 Collision and entrapment

Risks of physical injuries from trapping body parts in
architectural features such as trapping fingers in doors
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Physical injuries such as cuts
and bruising to the body



Number

Hazard

Health Effects

and windows and colliding with objects such as
windows, doors and low ceilings

27 Explosions Physical injuries, crushin
| ’ 7
Threats from the blast of an explosion, from debris y‘ . J &
. bruising, puncture, fractures,
generated by the blast and from partial or total collapse . L
o ) head, brain and spinal injuries.

of a building as a result of the explosion

28 Ergonomics
Threats of physical strain associated with functional Strain and sprain injuries
space and other features at the dwelling

29 Structural collapse and falling elements

The threat of the dwelling collapsing or part of the
fabric being displaced or falling due to inadequate fixing
or disrepair or as a result of adverse weather
conditions.
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