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Responses Received to Public Consultation
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Feedback on HMO Overprovision Proposal - June 2017

Thank you for the opportunity to comment on the proposal from the Communities Housing &
Infrastructure (CHI) committee for the introduction of a Houses in Multiple Occupation (HMO)
Overprovision Policy for the City of Aberdeen.

You will be aware that our stance has consistently been to query the need for such a policy. We
continue to remain unconvinced of the benefits of such a policy. Our previous comments in support of
the current HMO regime remain relevant and are appended below.

We note also the comments of the Aberdeen University Students' Association (AUSA), in particular
their comments on the importance of HMO accommodation to the student community.

We are aware that there are strongly held views on both sides. We are also aware that some, but not
all, Scottish cities have such policies. We acknowledge that a possible outcome of this process is the
introduction of such a policy. We feel, however, that a number of critical issues need to be (re)
considered before such a decision is taken. In particular, we feel that how such a palicy is framed, how
it is targeted, and the threshold it is set at need to be reviewed.

At the University of Aberdeen our mix of HMO licenses covers a number of staff housing units and
purpose built student accommodation sites. As an HMO license holder we have a very positive
relationship with the HMO licensing team and trust that this will continue regardless of the outcome of
this consultation. We are aware that while the proposed over-provision policy has the capacity to impact
on both these activities, these are not the types of accommodation the proposed palicy is primarily
directed at; rather private rental properties in certain localities are the focus of this initiative,

We are, however, concerned, about the wider impact of this proposal on student communities in
Aberdeen. In the first instance we feel it is important that the potential unintended consequences of the
introduction of such a policy be fully considered. This includes the potential for private landlords to seek
to subvert the new provisions by letting smaller properties not subject to HMQ regulation or, worse,
being tempted to operate unregulated accommodation. Neither of these outcomes benefit the safety
and security of tenants in Aberdeen.

We would be interested in any analysis of the prevalence of unregulated HMO accommodation in
Aberdeen and the extent to which this contributes to the neighbourhood issues cited by some of your
respondents. We note, for example, that the Scottish Housing Minister has spoken recently of the need
for existing legislation to be better enforced. With resources limited, might the targeting of landlords
who breach existing HMO regulation have a greater impact than applying a policy that could
inadvertently encourage more to seek ways around the licensing regime?

We are concerned about the targeting of a policy against only those communities cloge to the gity's two
universities. We feel this over-simplifies any community issues being experienced in areas with higher
densities of HMOs by simply pointing at student tenants. These are complex issues that involve all
residents regardless of their domicile status.
o b i

The policy as currently framed singles out three locations {Froghall / Powis / Sunnybank; Old Aberdeen;
and Garthdee). These three neighbourhoods include a number of Census Output Areas (COAs) where
student lets are concentraled. However, the CHI paper shows that many of Aberdeen’'s COAs with
HMQO densities of 10% or above are outside these three neighbourhoods. Our analysis suggests that
as many as 20 of the 50 COAs cited in the latest paper would not be covered by the proposed policy
e.g. Willowbank Road (42.5%), King St / East North St (20%), and Union Gien (17.3%). If applied as
framed, the policy would apply only to certain streets in wards 6, 8 & 11 but not to several other streets
in those same wards, nor to a number of COAs in wards 5, 12 and 13 where density is also above 10%.

This seems inconsistent.

We would also be keen to know what the evidential basis for a 10% threshold is. We note that the
proposal in an earlier consultation was for a 15% threshold. We also note that there was no consensus
in the subsequent survey to support an assumption that 10% emerged as a preferred option. Indeed,
those who did respond were overwhelmingly in favour of a limit well in excess of 10% or no limit at all.



We are aware that several respondent comments on the recent CHI paper referred to Dundee as having
a 10% threshold in its policy. This seems to be mistaken as Dundee City Council's website indicates a
threshold of 12.5% applied city-wide except in the City Centre (where no threshold is applied and where
we understand student lets are prevalent). Elsewhere in Scolland, Stirling uses 15% in those areas
where it has deemed il appropriate to establish a higher density threshold.

We are also unclear how a threshold could be applied only in the three neighbourhoods cited. As
indicated above, the list of COAs with HMO densities above 10% includes several areas oulside these
neighbourhoods. At best this makes for a complex and bureaucratic HMOQ licensing picture. At worst
this inconsistency could leave the process open to legal challenge or judicial review on the basis that
the policy (as currently framed) is being unevenly, unfairly, or unreasonably applied across Aberdeen.

By targeling only these areas, it tends to reinforce an impression thal the policy is aimed at students,
rather than seeking to tackle any wider concern about HMO overprovision.

In summary, our stance remains that we are unconvinced of the need for an overprovision policy. We
feel that the current regime works well and that the benefils of well-regulated HMO accommodation far
outweigh the dangers of an unintended increase in unregulated accommaodation.

We acknowledge, however, that such a policy may emerge as a result of this latest consultation. Should
that be the case, we believe thal the 10% threshold is toc low and has no clear basis in the evidence
or precedent, We would slrongly encourage the City to set any threshold at a higher level. This would
address the concerns of those localities with the highest densities of HWOs while limiting the number
of COAs this impacts.

We also believe that if an overprovision policy has to be introduced, it must be applied consistently
across Aberdeen or not at all. We feel it is inconceivable that a threshold could be applied selectively
only in predominantly student areas of the City but not in others where that threshold is exceeded.

We would be very concerned about a policy that, in its framing and application, could be interpreted as
discriminating against student communities.

Please see below a lightly edited version of our earlier comments of 13 January 2017 which remain
relevant,

Should you require any further information on this matter from the University, please do not hesitate to
contact us,

Yours sincerely,

Director of Estates | University of Aberdeen | King's College | Aberdeen AB24 3FX
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UOA Response to January 2017 HMO Paper

From:
To:

i Sent: 13 January 2017

Subject: FW: HMO Paper CHI/16/121: Comment from the University of Aberdeen

Dear SRS

Thank

you for the opportunity to comment on the HMO paper due to be considered at committee on

24 January.

You will be aware that we have previously made representation on this issue and support a
continuation of the current arrangements for oversight of HMO provision in the City.

To that end we welcome and endorse the substantive recommendations made in the paper [i.e. not to
introduce an overprovision policy]. We note that the paper contains a wealth of valuable data
concerning the range and scale of HMO provision in wards and neighbourhoods across the city,
alongside some analysis of likely changes in the housing markel in Aberdeen. I anything we would
suggest that the paper could be stronger in arguing that recent changes in the residential market
undermine the argument for such controls.

We also note that the paper makes clear that there are strongly held views on both sides of this

issue.

For our part we felt it was appropriate to reiterate our view of the benefits of HMO provision as

we see them. These include reflections from both the staff and student perspective:

Yours

HMOs ensure properties are regulated resulting in better standards particularly relating to
safety.

HMOs contribute to an affordable housing market for staff and students.

The capacity in University owned student accommodation is limited and many students must
procure accommuodation in the private sector for most of their studies

University provided HMO accommodation is, however, more affordable for students in
comparison with many private providers and fandlords.

International students and their families, who are not familiar with the city, want lo stay close to
the University and to mix with other students.

University student accommadation provides a raft of other services, including 24/7 security,
pastoral support, and mechanisms through which community issues such as anti-social
behavior can be addressed.

University student accommodation houses a high number of different nationalities, actively
encouraging tolerance and diversity amongst the student poputation and creating a more multi-
cultural community.

The proximity of University accommodation reduces the need for vehicular traffic, with students
(and staff) more likely to cycle, walk or use public transport.

Students in particular first year undergrads want to live in University owned accommodation;
this is apparent from the high number of applicalions we receive every year.

The University's ability to offer guaranteed accommodation 1o first time students is a major
element in our recruitment of students.

The provision of HMO properties for University staff assists with recruitment and is positive for
the City in terms of the provision of high-quality jobs and diversity.

HMO properties offer affordable and appropriate accommodation for single and junior staff
members, post-doctoral staff and PhD students.

Many University staff tenants are overseas nationals, some receiving modest grants or
bursaries and most with no transport. Local, affordable accommodation is vital for them.

Many staff welcome the opportunity to share with other staff as this allows them to settle quickly
into the area, creating a community fee! in Old Aberdeen.

Visiting staff and students can be here for short periods e.g. 3 — 6 months and prefer to live
locally for that period.

Demand for staff housing of this kind far exceeds availability and the University is turning away
staff seeking such accommaodation.

sincerely, SIS,
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5" June 2017
HMO Consultation
Business Hub 11
Second Floor West
Marischal College
Aberdeen City Council

Dear Sirs,

HMO Consultation Survey May/June 2017

Due to lack of space on the HMO Consultation Form (which we enclose). We wish to state in
this letter the Society’s comments on the draft HMO Overprovision Policy which is to be
considered at Full Council on 21* June.

Our comments are as follows —
Threshold
We agree with the 10% threshold.

We suggest, however, that it is made clearer in the wording of the Policy, that if the granting of
an HMO licence to a property would result in a provision level exceeding 10%, then the
Licensing Committee will consider this to amount to overprovision of HMOs in that COA and
may not grant the licence. As the Policy stands, this is not clear, and this is important. Without
this clause, the provision level could go above the 10%, which is exactly what the Policy is
designed to prevent.

Applicability

(a) We agree that the policy should apply to Froghall, Powis and Sunnybank, Old Aberdeen and
Garthdee areas, but not based on the boundaries of “neighbourhooeds”. Community Planning
Neighbourhoods are mot the best way, or indeed an appropriate way, of delineating the
boundaries of areas to be covered by the Policy.

We_strongly _urge that the areas should be those delineated bv Community Council

boundaries, instead, as these are the most commonly used boundaries, and are familiar to
everyone, easy to understand, and easy for people to recognise.

(b) In particular, we speak not only for the Society, but also for the residents of the pink and
grey granite houses of the east side of Tillydrone Avenue (nos 54-88) when we ask that these

houses be included in the areas covered by the Overprovision Policy. These houses are the only

ones within the Old Aberdeen Community Council boundaries which have been excluded

from the Policy as it stands, and this exclusion does not make sense.

Scottish Registered Chanty No. SC033236



Conservation Arca as well as the Old Aberdeen Community Council Area. On both counts,
we, along with the residents of these houses, feel strongly that this is an important part of Old
Aberdeen. Indeed, it is one of the oldest corners of the Old Aberdeen Conservation Area.
Historically, lt has always been part of Old Aberdeen, and these houses, built by the University
in the mid-20" century, are clearly intimately connected with the activities of the University
Community in Old Aberdeen, as much of the staff houses in the High Street.

Further, they have been designated as part of Old Aberdeen for all purposes for many years. We
request that they be included, and note that this would automatically be the case if the boundaries
of areas covered by the Policy were the Community Council boundaries.

(c) The maps provided with the Report which are meant to illustrate the areas covered by the
Policy, are incomplete. For instance, the map for Old Aberdeen cuts off the whole of the
northern section.

(d) All_Census Qutput Areas included should be clearly identified on a map of the areas to
which the Policy will apply. The whole rationale of the Policy is founded on percentages of
HMO numbers in each COA, and it is therefore imperative both for ease and transparency, that
the Policy is accompanied by clear maps showing the exact boundaries of each COA, as well as
their reference numbers.

(e) In this connection, it is vital that any COA which is partly within an area to which this
Policy applies, should be shown in its entiretv, and that this whole COA should then be
included in the area covered by the Policy, for the sake of clarity, completeness, and the
logical functioning of the system.

* * *

To conclude, Old Aberdeen Heritage Society strongly agrees in general with the introduction of
an HMO Overprovision Policy, subject to the comments made above.

This Policy is long overdue, and the nced for this policy is now urgent. to address a serious social
issue, which has been outstanding now for years.

. ‘ ﬁ urs sinceril‘

Planning Secretary




