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Worcester City Landlords Forum
Are you a landlord or considering becoming
a landlord in Worcester City?
Would you like to know more about...
Energy Efficiency and the latest government
requirements
The Immigration Act 2014
Additional Licensing of Houses in Multiple
Occupation
Dealing with Anti-Social Behaviour new legislation and best practice
If so, then we would like to invite you to
Worcester City Councils Landlords Forum
to be held on the evening of Thursday 11 December
at the Guildhall - doors open at 5.00pm.
If you wish to attend, please email
privatehousing@worcester.gov.uk
with your contact details.

Worcester City Council is
seeking your views on new
licensing requirements it is
proposing to introduce.
The objective is to ensure
that all houses of multiple
occupation (HMOs) in
Worcester are brought up
to an acceptable standard.

Complete a
questionnaire
online at
www.worcester.gov.uk/
voiceit

Have
your say...
Call into our public dropin sessions in the Lower
Hall, Guildhall, High Street,
Worcester WR1 2EY on
Wednesday 3 December
2014 or Thursday 15
January 2015 anytime
between 11.30am and
6.30pm.

Living Together

Safely
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Houses in Multiple Occupation (HMO)
and Worcester City Council
The following three sections gives vital information for home
owners and landlords who are considering converting properties
into HMOs and students living in HMO accommodation.

SECTION ONE
Planning Department Article 4

SECTION TWO
Strategic Housing Department
HMO Mandatory Licensing

SECTION THREE
Revenues and Benefits
Department Council Tax
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SECTION ONE
Planning Department Article 4
Action to Control Houses in Multiple Occupation
On 1 July 2014, an Article 4 Direction was introduced across Worcester,
which means that home owners or landlords now need to apply for
planning permission if they want to convert their property from a
dwellinghouse (planning use class C3) to a HMO (House in Multiple
Occupation, planning use class C4)

HMOs are homes that are rented out to several tenants, such as young single people or
students. Small HMOs (planning use class C4), contain between three and six unrelated
individuals who share basic amenities, such as a kitchen and bathroom. Larger HMOs are home
to seven or more unrelated individuals, and fall within a separate planning use category (sui
generis planning use class). Planning permission has always been required for proposals for
large HMOs, whether this be purpose built accommodation or the change of use of an existing
property.
A Supplementary Planning Document (SPD) on Houses in Multiple Occupation has been
produced to provide guidance on planning applications for a change of use to a HMO. The HMO
SPD was adopted following a meeting of the Cabinet in September 2014. Further details on the
Article 4 Direction and HMO SPD can be viewed at www.worcester.gov.uk/article4
Our planning department are responsible for Article 4 and can be contacted using the
following e-mail address:- ldf@worcester.gov.uk
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SECTION TWO
Strategic Housing Department HMO Mandatory
Licensing
If your House in Multiple Occupation (HMO) consists of the following
aspects then it is classed as a mandatory licensable HMO:
Three storeys and
five people or more, in more than one household and
Shared facilities

If you have determined that your property is a licensable HMO you should download a licence
pack from our website:

http://www.worcester.gov.uk/house-in-multiple-occupancy-hmo
Or alternatively contact the Private Sector Housing Team for further information. Please note
that it is a criminal offence to operate a HMO without applying for a licence.
To contact the Private Housing Team please e-mail:privatehousing@worcester.gov.uk
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SECTION THREE
Revenues and Benefits Department, Council Tax
Council Tax student disregard or Class N Exemption
The person who is liable to pay the Council Tax bill for your home must apply for the
exemption or discount disregard. Where more than one person is liable to pay the bill, any
one of the ‘liable persons’ can make the application.
A student or student nurse can be disregarded
for Council Tax discount purposes only if all of
the following conditions apply.

Under 20 and Undertaking Qualifying Course of
Education – A person can be disregarded if the
following criteria are met in full:

Full-Time Students –
Attending a prescribed educational
establishment
Undertakes a course of at least one
academic or calendar year
The course normally requires the student
to attend for at least 24 weeks each year
and for at least 21 hours per week (this
includes attendance, tuition, study or work
experience)
Please note that where a person undertakes
work experience, it is a requirement that the
period of work experience does not exceed
50% of the total course time except in the case
of student teachers who are exempt from these
rules.
Open University courses, subject to meeting
the criteria would be considered as full time
courses.

Aged under 20
Not undertaking a full time course of
education
Undertakes more than 12 hours of study
per week
The course is for more than three calendar
months
The course is not one of higher education
The course is otherwise than
correspondence
The course is not undertaken as part of a
person’s employment (day release, etc.)
The course is normally carried out during
8.00am to 5.30pm
The time criteria must consist of tuition,
supervised study, exercise or project work

Full written evidence or a student certificate will
be required along with proof of date of birth.
Student Nurses Attending University or Polytechnic as full
time students
Undertaking traditional nurse training
leading to initial registration on the Nursing
Register

Full written evidence or a student certificate will
be required along with proof of date of birth.
Further information about council tax discounts,
disregards and exemptions is available on the
council’s website.
If you have any queries please contact:South Worcestershire Revenues & Benefits Shared Service
PO Box 11, Pershore, Worcestershire WR10 1PU
Telephone: 03004 560 560; Email: revenues@southworcestershirerevenues.gov.uk
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Landlords benefit
from tenants
savings
Tenants, who can afford to
heat their homes, protect
them from condensation
damage and are less likely
to get into arrears. Not only
that, but they can access
grant assisted measures
that improves their comfort
which also adds value to the
property.
In four years’ time, in all but a few
exceptions, homes that only achieve
an Energy Performance Certificate
rating in the bottom two bands can’t
be rented. This is likely to affect
up to 10% of rental properties,
particularly many in rural off-gas
areas.
There are schemes in Worcestershire
designed to improve the most
energy inefficient homes and that
includes the private rented sector.
Smart landlords are ready to take
advantage of the offers as they
emerge and beat the inevitable rush
for limited funds nearer the deadline.
The government’s Green Deal offers
an opportunity to access funding in
the form of a grant repaid from the
potential energy savings. The person
responsible for paying the electricity
bill repays the loan, so the person
who benefits pays, but no more
than they would have paid anyway.
So they don’t lose out financially
but benefit from the improvement
and the landlord gets an improved
property.
Landlords who help their tenants
become more energy efficient
find their tenants help protect the
landlord’s investment. One of the
few win-win situations in today’s
world.

Do you have a
property to let?
If so, we’d like to
hear from you!
City Life Lettings is an agency set up by
Worcester City Council, with the aim of
helping those in housing need to gain
access to private rented accommodation.
Landlords will benefit from a wide range of services
on offer, including a tenant finder service, rent
collection, managing tenancy agreements, inspections
and tenancy termination procedures.

Peace of Mind
Worcester City Council provides landlords with a
written guarantee which allows them to claim any
monies owing as though it was a standard cash
deposit. This means that landlords will not have to
pay to register the deposit via the Deposit Protection
Scheme.
We also provide a dedicated officer and direct housing
benefit payments to the landlord, if this is preferred.

Want to find out more?
Contact City Life Lettings today on 01905 721155
or go to www.worcester.gov.uk/citylifelettings
for more information.
Claire Rowles

Private Sector Liaison Assistant
Worcester City Council Strategic Housing Services
Email: Claire.Rowles@worcester.gov.uk
Direct Line: 01905 721155
Fax: 01905 722211

7

The Immigration Act 2014 Private Landlord New Responsibilities
After receiving Royal Assent in May it was announced in late
September that Phase 1 of the roll out of the Immigration Act
(landlords responsibilities) would take place in the West Midlands.
Landlords and Letting Agents with rental property in
Birmingham, Dudley, Walsall, Sandwell and Wolverhampton
will be expected to carry out the necessary checks to ensure
that a prospective tenant has the “right to rent” a property
in the UK from 1st December 2014.

When we take copies of the applicants’ documents, to
comply with this legislation, we can become aware of
“ghost” tenants and not only protect ourselves from the
penalties of taking illegal immigrants but also protect our
properties and our communities from criminal activities.

This will include viewing appropriate original documents
with photo ID for all prospective tenants aged 18 years or
over which either confirm UK citizenship or permission to
be resident in the UK indefinitely or for a given period of
time. Copies will need to be taken and kept until at least 12
months after end of tenancy. If the right to reside expires
during the tenancy, landlords will need to either receive a
new permit to stay from applicable tenants or inform the
Home Office accordingly.

We will also need to keep records of who is at the property
when we visit to carry out inspections or repairs. When
tenants have visitors staying, we will need to make it clear
that they must not remain long term, as people who cannot
find accommodation, because they are in the UK illegally,
may take refuge with relatives and friends. We cannot rely
on other organisations to check the status of our tenants
and even those who have been offered university places
must be checked by the landlord or letting agent.

It’s always nerve wracking when a new piece of legislation
comes into our business and the NLA and West Midland
Local Representatives have spent time understanding
the implications and planning meetings to brief affected
landlords.

Most criminals in reality live in privately rented properties.
They are not likely to go to local authorities to ask for a
council house due to documentation checks and other
searches. They often don’t put down roots and therefore
won’t buy and that only leaves unsuspecting private
landlords.

There is no doubt that this will add to the workload of
Landlords and Letting Agents but, in my opinion, there are
some worthwhile benefits.
We regularly hear about properties that have been wrecked
by cannabis cultivation.
Landlords do not knowingly take tenants who intend to
do this but how can we be sure? The applicant tenant
is usually a person with a good credit history and often
positive references from a previous landlord – otherwise
most of us would not take them. The problem is that they
have no intention of actually moving in, they are “ghost”
tenants who are fronting illegal activities. The same is true
of those who run brothels, plan terrorist activities or overcrowd with wall to wall mattresses etc.

I for one don’t mind doing some extra paperwork to further
minimise the risk of taking criminal tenants. It remains
to be seen if difficulty in finding a home will discourage
illegal immigrants from entering the UK or if the vigilance
of private landlords and letting agents in the West Midlands
will make the Home Office aware of those who are already
here. The legislation is here from December 1st in the
above listed areas and it is up to us to make the best of it.
For now, landlords in Worcester, who are not yet required
to comply with this new legislation should continue to be
vigilent by having full application documentation completed,
fully referencing prospective tenants from both a financial
and lifestyle point of view plus check using photo ID that
the person who signs the tenancy agreement is actually
who they say they are!

This will no doubt extend to illegal immigrants now and
those who have the relevant documents to prove that they
have the right to rent will be fronting tenancies where they
have no intention of occupying. We will need to be vigilant
because if we cannot prove that we were unaware of the
status of the occupiers we face stiff penalties– a family of
two parents and two adult children would attract a penalty
of £12,000.

Don Robbie
National Landlords Association Local Representative
Email: don.robbie@landlords.org.uk
Telephone: 07850 162831
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