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Access to Information - Your Rights 
 

The Local Government 
(Access to Information) Act 
1985 widened the rights of 
press and public to attend 
Local Authority meetings 
and to see certain 
documents.  Recently the 
Freedom of Information Act 
2000, has further broadened 
these rights, and limited 
exemptions under the 1985 
Act. 

Your main rights are set out 
below:- 

• Automatic right to attend 
all Council and 
Committee meetings 
unless the business 
would disclose 
confidential or “exempt” 
information. 

• Automatic right to inspect 
agenda and public reports 
at least five days before 
the date of the meeting. 

• Automatic right to inspect 
minutes of the Council 
and its Committees (or 
summaries of business  

 

undertaken in private) for 
up to six years following a 
meeting. 

• Automatic right to inspect 
lists of background 
papers used in the 
preparation of public 
reports. 

• Access, upon request, to 
the background papers 
on which reports are 
based for a period of up 
to four years from the 
date of the meeting. 

• Access to a public 
register stating the names 
and addresses and 
electoral areas of all 
Councillors with details of 
the membership of all 
Committees etc. 

• A reasonable number of 
copies of agenda and 
reports relating to items to 
be considered in public 
must be made available 
to the public attending 
meetings of the Council 
and its Committees etc. 

• Access to a list specifying 
those powers which the 
Council has delegated to its 
Officers indicating also the 
titles of the Officers 
concerned. 

• Access to a summary of the 
rights of the public to attend 
meetings of the Council and 
its Committees etc. and to 
inspect and copy 
documents. 

• In addition, the public now 
has a right to be present 
when the Council 
determines “Key Decisions” 
unless the business would 
disclose confidential or 
“exempt” information. 

• Unless otherwise stated, all 
items of business before the 
Executive Committee are 
Key Decisions.  

• (Copies of Agenda Lists are 
published in advance of the 
meetings on the Council’s 
Website: 
www.redditchbc.gov.uk 

 
If you have any queries on this Agenda or any of the decisions taken or wish to 

exercise any of the above rights of access to information, please contact  
Ivor Westmore  

Committee Support Services  
 

Town Hall, Walter Stranz Square, Redditch, B98 8AH 
Tel: 01527 64252 (Extn. 3269) Fax: (01527) 65216 

e.mail: ivor.westmore@redditchbc.gov.uk                Minicom: 595528 
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4. Local Development 
Framework - Office 
Needs Assessment  

(Pages 1 - 78)  

R Bamford, Acting Head of 
Planning and Building 
Control 

To endorse the Office Needs Assessment which assesses 
the need to accommodate office requirements in the Town 
Centre. 
 
(Appendices attached) 
 
(Abbey Ward); (Central Ward)  

5. Water Quality Report  

(Pages 79 - 130)  

S Mullins, Head of Legal, 
Democratic & Property 
Services 

To consider the adoption of a policy in relation to water 
quality in Council owned and managed buildings. 
 
(Appendices attached) 
 
(No Specific Ward Relevance)  

6. Private Sector Housing 
Strategy and Action Plan  

(Pages 131 - 198)  

Head of Strategy and 
Partnerships 

To seek approval of the draft Private Sector Housing 
Strategy and Action Plan. 
 
(Appendices attached) 
 
(All Wards)  
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1 Introduction  
 
1.1 Redditch Borough Council accepts that it has a responsibility to protect employees and 

others who may be affected by its business operations against the risk of legionella 
infection (legionellosis) arising from plant, equipment, facilities, work or work-related 
activities, and will implement the procedures in this document to ensure that this 
responsibility is met. 

 
 This document sets out the guidance and strategy that Redditch Borough Council will 

follow, and includes the framework of the procedures for achieving and maintaining it.  
This framework defines the stages and describes the objectives at each stage; 
specifies the management, operational and specialist responsibilities and lays down a 
clear management and communication structure to ensure that it fails safe, wherever 
practicable. 

 
 This document is designed to cover all water and air “risk systems” and not solely from 

the legionellosis viewpoint.  The provision of safe and wholesome water supplies is also 
considered vital to the services provided from Redditch Borough Council owned and 
managed properties, and the document includes guidance and procedures for the 
checking, inspection, testing, recording and managing of all water and air systems 
within these buildings in order to achieve this. 

 
 This guidance has been produced based on the policy adopted by Worcestershire 

County Council and is a mechanism to formalise the water hygiene strategy that 
already exists within Redditch Borough Council. 

 
 
 This guidance further acknowledges that the Borough Council owns a number of 

buildings, many of which comprise several separate buildings.   As such, the wording of 
the Approved Code of Practice (ACoP) must be interpreted in recognition of this 
property portfolio.   Further attention is paid to the fact that property is bought, sold, 
leased, constructed, extended, modified and demolished on a regular basis.   Hence, 
although the Council’s Water Quality guidance itself may not change, the schedule of 
buildings to which it applies will be subject to continual change.    

 
 Appendix 1 will be kept under continual review, and revised as the property portfolio 

changes.   It forms the basis of the Council’s prioritised programme of Risk 
Assessments and remedial works. 

 
1.2 Definition of Risk Categories 
 
 An initial assessment of risks has been undertaken. The risk assessment took into 

account: 
 
 (a) the age, complexity and condition of the water and air system in the buildings 
 
 (b) the susceptibility of the occupants and visitors 
 
 Within the vast majority of the Council’s premises, the susceptibility of the occupants 

will be no greater than that of the general population, and the water and air services will 
be of average complexity and in reasonable condition.   Most premises, therefore, will 
pose a STANDARD RISK. 

 
 However, certain sites such as Homes for Older People will have occupants whose 

susceptibility to infection could be higher than average.   Some premises may have 
swimming pools, showers and other water and air systems which increase the risk of 
aerosol generation, or where the age and complexity of installed systems increase the 
risk of bacterial growth due to stagnation or other factors.   They may also have shared-
use sports facilities where members of the public are given access, where the 
occupants’ susceptibility to infection cannot be defined or categorised.   Such premises 
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will pose a higher than average risk.   By comparison with Healthcare Premises, where 
the occupants can frequently be highly susceptible to infection or immuno-compromised 
by virtue of their condition or treatment, Local Authority premises do not pose a ‘high’ 
risk.   By comparison with the average, however, these premises pose an increased 
level of risk and for the purposes of this policy they are classed as INCREASED RISK. 

 
 There will also be premises with minimal water systems, no mechanisms for aerosol 

generation and no water storage, such as Crematorium, museums and Industrial units. 
These premises have been assessed as posing a LOW RISK. 

 
  

LIST 
PRIORITY 

RISK        FACTOR TYPE OF PREMISES                         OR 
SYSTEMS 

   
A Increased Homes for Older People 

Residential Premises 
Hostels and Group Homes 

  Day Centres for Older People 
Homes for Mentally Ill People 
Outdoor Education Centres 
Sport & Leisure Centres 

  Football Changing Rooms 
Countryside Centre/ Youth afloat 

B Standard 
(Non-Education) 

Offices (larger/complex systems) 
Community Centres 
Youth Centres  

  Theatre 
  Void Housing stock 
C Low Crematorium 

Offices (smaller) 
Industrial Units 
Housing stock 

   
   
   

 
1.3 Risk Assessment and Methodology 
 
 This Water Quality guidance sets out to introduce the concept of Legionella Risk 

Assessment and Review. At present the authority is undertaking Bi-yearly risk 
assessments of the water systems and the cleaning and disinfection of storage tanks 
with some ad hoc disinfection of shower heads. 

 
 It is considered desirable to continue with the timescales of Legionella risk 

assessments that exist at Redditch Borough Council: - Public buildings and sheltered 
accommodation have the risk assessments carried out alternate years therefore 
spreading the cost over a 2 year period.  

 
As part of the inspections, sampling will be undertaken to assess the potential for 
bacterial growth other than Legionella, and water quality degradation that may arise 
from storage or transmission of drinking water within Redditch Borough Council, owned 
and managed premises.  
 

 
 The following Table 1 sets out the sequence of management actions and priorities 

which Redditch Borough Council intends to implement in order to manage the control of 
legionella as part of its overall Water Quality management update and revision. 
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 TABLE 1 
 
  

STEP ACTION BY WHOM TARGET 
COMPLETION 

    
    
1 Undertake Full Risk Of Public 

Buildings 
Specialist Contractor Completed 2007 

Resurveyed 2009 
    
2 Undertake remedial works at 

Public Buildings 
Specialist and 
Maintenance Contractors 

High risk remedial 
works carried out 

    
3 Undertake Full Risk Of Sheltered 

Accommodation 
Specialist Contractor Complete 2008 

    
4 Undertake remedial works at 

Sheltered Accommodation 
Specialist and 
Maintenance Contractors 

High risk remedial 
works carried out 

    
5 Undertake works to install 

temperature gauges and 
temperature monitoring points in 
all buildings 

Heating Engineers 2010 

    
6 Set up procedures and monitoring 

forms for temperatures and 
training of staff  

Asset Maintenance/ 
Housing Capital 

2010 “Subject to 
approval of revenue 
budget bids” 

    
7 Complete schematic drawings of 

the heating schemes for each of 
the buildings 

Asset Maintenance/ 
Housing Capital and 
Specialist contractor 

2010 

    
8 Review all Full Risk Assessments 

every 2 years or when original 
Assessment becomes invalid 

Specialist contractor Ongoing 

    
9 Carry out  programme of training 

for Staff, Consultants & 
Contractors 

Professional  Training 
Consultant 

2010  

    
10 Undertake 2-yearly refresher 

training 
Training Consultant On-going 

    
 
2 Management Policy 
 
 The overall policy for the management of water services can be summarised as follows: 
 
2.1 To have clear procedures for the design and management of water services in 

buildings. 
 
2.2 To have specific lines of responsibility for the management of water services. 
 
2.3 To identify locations with high risk users of premises. 
 
2.4 To identify, where possible, potential risk areas due to materials, storage methods, poor 

installation etc within the buildings. 
 
2.5 To check on a regular basis the quality of the water within the buildings. 
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2.6 To train staff and contractors to ensure that works carried out on water services comply 
with legislation and Borough Council policy. 

 
2.7 To ensure that any risk of contamination is removed or reduced in an efficient, cost 

effective manner with the minimum disruption to building users. 
 
3 Management Roles and Responsibilities 
 
3.1 Head of Legal, Democratic & Property Services 
 

The Head of Legal, Democratic & Property Services will be regarded as the “Duty 
Holder” under HSE Guidance Note L8.   The Head of Legal, Democratic & Property 
Services is responsible for the overall policies relating to the maintenance and 
operation of Redditch Borough Council buildings.  
Note There will be a new management structure taking effect in April 2010, where after 
it will be the Head of Resources who will be regarded as the “Duty Holder” 

 
3.2 Technical staff  
 
 Asset Maintenance Team (Public Buildings) 
 
 Water policy, strategy for implementation, resource allocation and monitoring of water 

services management. 
 
 It will be necessary to identify a member of the Asset Maintenance Team to be the 

water management officer as part of their roles and responsibilities 
 
 The water management officer will undertake the role of Responsible Person as laid 

down in the HSC Approved Code of Practice L8.  Liaison with Contractors and 
monitoring of treatment programme. 

 
 Advising on technical issues and co-ordinating the work 

Recommending revisions to guidance and procedures in the light of technical 
development.   Ensuring guidance is implemented during design, installation and 
commissioning of water services. 

 
 Housing Capital Team (Sheltered Accommodation and Housing stock) 
 
 Water policy, strategy for implementation, resource allocation and monitoring of water 

services management. 
 
 It will be necessary to identify a member of the Housing Capital Team to be the water 

management officer as part of their roles and responsibilities 
  The water management officer will undertake the role of Responsible Person as laid 

down in the HSC Approved Code of Practice L8.  Liaison with Contractors and 
monitoring of treatment programme. 

 
 Advising on technical issues and co-ordinating the work 

Recommending revisions to guidance and procedures in the light of technical 
development.   Ensuring guidance is implemented during design, installation and 
commissioning of water services. 

 
 Project Designers / Contract Administrators 
 
 Implementation of guidance in the context of the projects being managed. 
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3.3  Building Managers / Officers-in-Charge 
 
 Co-operating with Asset Maintenance/ Housing Capital for surveys 
 Arranging for guidance to be complied with by other providers of service. 
 
 Undertaking the ‘occupier’s duties’ in Section 4.3 and Table 3. 
 
3.4 Contractors 
 

All Specialist Contractors working on water supply systems should comply with the 
Recommended Code of Conduct for Service Providers (Appendix 4), produced jointly 
by the British Association for Chemical Specialties and the Water Management Society 

 
4 Survey Programme 
 
4.1 Full Legionella Risk Assessment 
 
 A full Legionella Risk Assessment is required by the HSC Approved Code of Practice 

ACoP L8 for premises where 
 
 - the existing Risk Assessment is no longer valid; 
 - the building is newly acquired; 
 - the building is newly constructed; 
 - the water services have been substantially modified 
 
 Paragraphs 23 – 38 of the ACoP define the requirements for a suitable and sufficient 

Risk Assessment.  
 Each risk assessment shall be presented in the form of a water risk assessment report  
 
 Report format 
 

- A header page dated and signed by the assessor 
- A brief description of the site/ Photo and its core activity   
- A summary sheet listing all the systems found and inspected, to include a 

numerical assessment of the risks associated with each system 
- The result of all inspection, temperature measurements and other tests 

undertaken including the time and date of measurement or sampling 
 
 Survey sheets  
 

- Cold water storage tank survey- domestic 
- Cold water storage tank survey- non domestic 
- Calorifiers survey 
- Electric water heater survey 
- Domestic water services temperature survey ( incorporating showers and 

TMV’s) 
- Ducted air handling units ( incorporating humidifiers) 
- Drinking water survey 
- Photographs should be included where appropriate to highlight specific points 
- Schematic drawings of the water systems 
- A general evaluation of the management procedures and compliance with the 

ACOP 
- A prioritised list of detailed recommended remedial works 
- Other facilities ( plant and systems) with a risk potential 

 
  
 The risk assessments will be stored centrally with the Asset Maintenance Team  
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4.2 Visual Survey and Risk Assessment Review 
 
 An inspection will be carried out on all water supplies, storage and distribution services 

in accordance with the following: 
   Inspection Risk Assessment 
      Review  
 All properties Annually Bi-annually 
    ( every other year) 
 
 All in compliance with ACoP L8 Paragraph 38.   The Risk Assessment shall also be 

reviewed whenever a particular premises is substantially extended or modified. 
 
4.3 Routine Maintenance and Operational Monitoring Requirements 
 
 The following Tables summarise the requirements of ACoP L8 and specify the 

organisation responsible for carrying out the relevant actions.   References: ACoP 
paragraphs 181 – 182, Checklist 2, Table 3. 
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 Table 3 
  

Frequency Action Responsibility 
   
   
1. Weekly Flush little-used outlets to drain without 

release of aerosols.   Record. 
Occupier 

   
2. Weekly Check and record blended water 

temperatures from thermostatic mixing valves 
where fitted.   Confirm that stable temperature 
is attained within one minute. 

Occupier (2) 

   
3. Monthly Check water temperatures at sentinel taps.   

Hot water >50oC after 1 minute, cold water 

<20oC after 2 minutes.   Record. 

Occupier (2) 

   
4. Monthly Check calorifier temperatures.   Flow 60oC, 

return >50oC.   Record. 
Occupier (3) 

   
5. Quarterly or 
as necessary 

Dismantle, clean and descale shower heads 
and hoses.   Record. 

Occupier (1) 

   
6. Six monthly Measure incoming water temperature to cold 

water cisterns and water temperature remote 
from float valve.   Record. 

Maintenance 
Contractor 

   
7. Six monthly 
(January and 
July) 

Measure cold water temperature rise between 
incoming main and most distant outlet.  
Should be less than 2-3°C.  Record. 

Occupier (4) 

   
8. Annually Take sample and record condition of water 

from HWS calorifier drains. 
Maintenance 
Contractor 

   
9. Annually Open and inspect internal surfaces of HWS 

calorifiers for scale and sludge and clean or 
descale as necessary.   Record. 

Maintenance 
Contractor 

   
10. Annually Check and record temperatures at a 

representative number of taps throughout the 
system, on a rotational basis. 

Occupier (2) 

   
11. Annually Inspect cold water cisterns and carry out 

remedial work as necessary.   Record work 
done and report outstanding defects. 

Maintenance 
Contractor 

   
12. Annually Physically inspect the hot and cold water 

systems and check accuracy of schematic 
drawings.   Note changes. 
Check for under-used fittings and report 
recommendations. 

Scientific 
Services and/or 
Specialist 
Contractors 
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 Notes 
 
 (1) May be undertaken by competent maintenance operative using proprietary 

domestic kettle descaler (COSHH Regulations apply to use of chemicals at 
work), or by Maintenance Contractor.   However, the person responsible 
must be clearly defined by the Occupier.    

 
 (2) Shall be done using a simple digital thermometer with immersion probe. 
 
 (3) Readings to be taken from fitted temperature gauges. 
 
 (4) Should be done using digital thermometer as in (2).   Sample points can be 

the nearest tap to the incoming main, and the most distant tap.   These 
‘sentinel taps’ should be labelled permanently to identify them. 

 
 Samples are to be taken at the same time as the visual survey is undertaken.   In 

addition samples will be taken at a greater frequency, to be agreed with Scientific 
Services, where the water supply is obtained from a private source. 

 
4.4 Special Areas 
 
 Samples shall be taken at an increased frequency to be agreed with Asset 

Maintenance Team in special circumstances, such as: 
 
 Re-circulated / grey water systems 
 Storm water storage systems 
 Rainwater harvesting systems 
 Private or untreated water supplies and bore holes 
 
 NOTE  this section has been included for completion of all areas of risk, Redditch 

Borough Council at present does not have any special installations. 
 
5 Routine Sampling and Testing for Legionella 
   
 Routine sampling and analysis of water for Legionella is not recommended under 

normal circumstances in hot and cold water systems.  HSC guidance, in ACoP L8, does 
not recommend routine sampling for Legionella other than in specific circumstances, 
and lists the following requirements for particular systems where routine testing for 
Legionella should be undertaken. 

 
 (a) Where water distribution temperatures are reduced and biocides are used to 

control bacterial growth – monthly sampling. 
 
 (b) Where biocide or temperature levels are out of control – weekly sampling 

until system is back in control. 
 
 (c) Where a Legionella outbreak is suspected. 
 
 (d) Hospital wards. 
 
 The complexity of the system will determine the number of samples taken but should 

never be less than 2 samples of cold water and 2 samples of hot water.   
 
 Annual sampling of the water systems will be undertaken as part of the annual review 

of the water systems.  
 The complexity of the system will determine the number of samples taken but should 

never be less than 2 samples of cold water and 2 samples of hot water per water 
system.   
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5.1 Sampling and Testing for General Water Quality 
 
 Annual sampling of the water systems will be undertaken as part of the annual review 

of the water systems. 
 The complexity of the system will determine the number of samples taken but should 

never be less than 2 samples of cold water and 2 samples of hot water per water 
system.   

 
5.2 Testing and Analysis 
 
 The samples will be taken in accordance with an agreed and documented sampling 

procedure to defined quality standards (Appendix 2 is an example). 
 
 Samples will be sent for testing and analysis to a United Kingdom Accreditation 

services UKAS accredited laboratory, under controlled environmental conditions.   
Reports will be sent to the Asset Maintenance/ Housing Capital Teams for action and / 
or recording. 

 
5.3 Action following Legionella Sampling 
 
 The following guidance is extracted from HSE AcoP L8 Table 4: 
 
  
Legionella Bacteria (cfu/ml) Action required 
  
Less than 100 None specifically required 
  
Over 100 but less than 1,000 Either: 

(a) If only one or two samples are positive, system should be re-
sampled.   If a similar count is found again, a review of the 
control measures and risk assessment should be carried out to 
identify any remedial actions 

(b) If the majority of samples are positive, the system may be 
colonised, albeit at a low level, with legionella.   Disinfection of 
the system should be considered but an immediate review of 
control measures and risk assessment should be carried out to 
identify any other remedial action required. 

Over 1,000 The system should be re-sampled and an immediate review of the 
control measures and risk assessment carried out to identify any 
remedial actions, including possible disinfection of the system. 
 

   
 
6 Maintenance of Records 
 
6.1 Asset Maintenance/Housing Capital will hold a database for each property containing 

the records stipulated in Paragraphs 66 – 69 of the ACoP, including: 
 
 a) Records of most recent Full Legionella Risk Assessment 
 
 b) Test results of samples from survey, if applicable 
 
 c) Any amendments made to water services since survey 
 
 d) Record of any remedial works 
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6.2 Site-Based Records 
 
 The Head of Establishment or Officer-in-charge will ensure the creation and 

maintenance of a site log book containing records of the actions for which he / she is 
responsible, as detailed in Table 3 of this policy.   Such records should be completed by 
the occupier, contractor or other responsible person at the time the checks or work are 
undertaken. 

 
7 Cleaning and Disinfecting Procedures 
 
 Cleaning and disinfecting of water supplies when necessary, following adverse results 

from testing of sample or alterations carried out to water services, will be carried out by 
approved Contractors in accordance with   BS 6700 and the Standard Conditions, 
Practices and Procedures for Contractors (Appendix 3). 

 
7.1 Minor Plumbing Alterations 
  
 Where small alterations or maintenance tasks on water systems have been carried out, 

then re-commissioning may require no more than thorough flushing of the systems.  
This can be followed by sampling and analysis of the water if considered necessary by 
the Supervising Officer, although this is not expected to be required after minor 
maintenance-related works such as replacement of individual water fittings.   This 
relaxation is only permissible where the extent of the work is small (fewer than 6 fittings 
and less than 5 metres of new pipe per service, as a guide) and all fittings and pipe 
used on the installation are new and EITHER taken from the manufacturer’s sealed 
packing just before use, OR pre-chlorinated immediately before use. 

 
 Pre-chlorination can be simply achieved by immersing and agitating the fittings for 5 

minutes in a 1,000ppm solution of sodium hypochlorite.   This can be made up on site 
by diluting commercial or household bleach (containing approximately 5% sodium 
hypochlorite) with clean cold water in the ratio of 1:50 (20ml bleach per litre of water).   
The COSHH Regulations apply to the use of such solutions at work – a Risk 
Assessment should be prepared by the Contractor and the appropriate physical 
precautions must be taken. 

 
 To avoid the need to disinfect large systems following relatively minor extensions and 

alterations, it is recommended that biocide injection points are provided at the point 
where the new pipework joins the existing system.   Biocide injection points take the 
form of valves, tees and a drain valve or physically removable section of pipe.   This 
enables biocide to be injected into the new section of pipework and circulated or drawn 
through all new fittings.   The removable section must be taken out or the drain valve 
locked open to prevent any possibility of biocide (a Class 5 fluid) from contaminating 
the existing fresh water pipework during the disinfection process. 

 
 Work should only be undertaken by properly trained, experienced and qualified 

operatives or Contractors. 
 
 
7.2 Major Plumbing Alterations 
 
 On larger installations or where fittings have been re-used and are not new and sealed, 

the new or altered section of pipework must be cleaned and disinfected by a specialist 
Contractor using an approved biocide, in accordance with BS 6700 and / or Appendix 3, 
followed by sampling and analysis. 

 
 Major extensions and new buildings must be disinfected before being brought into use, 

and in many cases it may be more convenient for a specialist Contractor to disinfect the 
entire buildings systems from the tank or source, in accordance with Appendix 3.   
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 Notification must be made to the Water Undertaker (Severn Trent throughout most of 
Worcestershire) in accordance with the Water Supply (Water Fittings) Regulations 
1999.  Work should only be undertaken by properly trained, experienced and qualified 
operatives or Contractors who are accredited under a quality assurance scheme for 
plumbers (Severn Trent ‘Watermark’ scheme or equivalent). 

 
7.3 Certification 
 
 In accordance with standard conditions of contract, the following Certificates should be 

obtained from the Contractor before new or significantly altered water systems are 
accepted at hand-over: 

 
 Certificate of Disinfection in accordance with BS 6700 
 
 Results of water analysis from UKAS-accredited Laboratory. 
 
7.4 Empty Housing Stock 
 

Housing stock, standing empty for any period of time will give rise to situations where 
water systems stagnate and become contaminated. Housing remaining empty for long 
periods should be drained down (where appropriate), not only as a precaution against 
stagnated water but risk management from frost damage or vandalism. 
When re-commission/ letting the housing stock,  
1. Carry out assessment of the water system and take as necessary steps to 

comply with the requirements as detailed in appendix 5.  
2.  Water system shall be thoroughly flushed. Shower heads to be cleaned as 

detailed in appendix 6 
3. Carry out sampling and analysis of the water if considered necessary by the 

Supervising Officer, although this is not expected to be required unless 
significant changes to the water system as covered by 7.1.   

 
  

Notes from the Water Supply (Water Fittings) Regulations 1999 on notifications to 
Water Suppliers. 

 
NOTIFICATIONS 

 
Under the Water Supply (Water Fittings) Regulations 1999 if any of the following are to 
be done or installed, the Water Undertaking must be notified before commencing the 
work: 

 
Erection of a building or other structure 

 
Extension or alteration of a water system (other than in a dwelling) 
 
Change of premises use 
 
Installation of any of the following, other than as a like-for-like replacement: 
 
• Bath of over 230 litres capacity 
• Bidet 
• Shower unit of a specified type 
• Pump or booster 
• Reverse osmosis unit 
• Water treatment unit 
• RPZ valve or other mechanical device (category 4 or 5 fluids) 
• Garden watering system 
• Water system laid outside a building 

 
Construction of a pond or swimming pool 
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The Water Undertaking has 10 days to grant or withhold consent and/or impose 
conditions.  After 10 days have expired and nothing has been heard, consent is 
deemed to have been given.  Approved contractors (members of ‘Watermark’ or similar 
approval schemes) are exempt from certain of the above, but on completion of the work 
they must send a copy of the Contractors Certificate to the Water Undertaking.   

 
8 Management of Works 
 
8.1 Strategy 
 

Following receipt of the Full Legionella Risk Assessment, review or report from 
Maintenance Contractors, a scrutiny will be carried out by the Water Management 
Officer.  This scrutiny will be recorded on the database together with the actions taken 
or proposed. 

 Proposals for remedial works will be prepared in conjunction with the appropriate Head 
of Service and or appropriate officers  

 
8.2 Emergency Procedure 
 
 All staff at Redditch Borough Council should be aware of the risk from contaminated 

water services.  Any member of staff identifying a possible risk of contamination must 
contact their supervisor immediately who will contact Asset Maintenance/ Housing 
Capital Team.  The first point of contact should be Water Management Officer  

 
 If contamination of potable (drinking) water by pathogenic or harmful substances is 

suspected, all supply points should be labelled as unfit for drinking and a supply of 
bottled water obtained and used until the supply is checked and cleared by Asset 
Maintenance/ Housing Capital.   Legionella contamination is not normally an issue for 
potable supplies, other causes for concern being more frequent / relevant. 

 
 If contamination of stored water or hot water system is suspected, showers and baths 

should be taken out of use until checked and cleared by Asset Maintenance/ Housing 
Capital teams 

 
8.3 Action in the Event of an Outbreak of Legionellosis 
 
 Detailed procedures are given in HSE ACoP L8, Appendix 2.   Members of the Asset 

Maintenance/ Housing Capital Teams will co-operate with any investigation undertaken 
by a properly constituted authority. 

 
 A copy of the relevant Clauses in the ACoP is attached to this policy as Appendix 7. 
 
9 Air Conditioning and Mechanical Ventilation 
 
 Air conditioning and mechanical ventilation plant can create conditions in which 

legionella bacteria can multiply.   The following operational recommendations are based 
on NHS Estates Health Technical Memorandum 2025, which is acknowledged to 
represent the best available guidance in this field. 

 
9.1 General 
 
 Air conditioning and ventilation plant and ductwork should be inspected to see that it is 

clean and to report on its general condition.   After several years in service, even in the 
case of a correctly filtered plant, there may be signs of dirt accumulation, and 
consideration should be given to cleansing the system.   Accumulation of dirt in a 
relatively short period is indicative either of a failure of the filtration system or that the 
wrong filters are being used.   In particularly polluted areas, it may be appropriate to 
consider the installation of a higher grade of filter as well as a pre-filter.   The quality of 
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filter housing and, in particular the seals is a critical factor in maintaining the efficacy of 
the filtration system by ensuring that air does not bypass the filter panels. 

 
9.2 Fresh Air Inlet 
 
 In the case of existing installations the use of portable smoke generators or smoke 

bombs may be helpful in visualising the discharge plume from cooling towers and 
discharges from extract systems in order to assess any potential risk. 

 
9.3 Cooling / Chiller Coils 
 
 Cooling / chiller coils precipitate water by condensing the vapour present in the air.   

This will occur during ‘sensible’ cooling as well as during dehumidification.   It is good 
practice to fit downstream eliminator plates.   Consideration should be given to installing 
downstream eliminator plates in existing plant.  

 
9.4 Humidifiers 
 
 If the humidifier is not to be used for an appreciable period of time, it and any break 

tank should be drained down, either manually or automatically, and left empty.   
Existing capillary cell humidifiers or systems which rely on recirculated water, for 
example spray coil systems, should be taken out of service or replaced. 

 
 The cleanliness of the water supply and the effectiveness of any water treatment 

regimen should be regularly checked to a procedure agreed by the infection control 
team.   The addition of treatment chemicals for continuous control of water quality for 
humidifiers / air handling units should be avoided.   Consideration could be given to 
installing a UV system to control microbiological growth.   UV systems, however, rely on 
high quality filtration to ensure the effective exposure of micro-organisms to the UV 
irradiation.   The performance of the filter and the UV detection system should be 
regularly checked. 

 
 Internal surfaces likely to be wetted should be regularly inspected.   In the event of 

fouling, specialist cleaning may be necessary. 
 
 Providing the water supply is suitable, existing spinning disc humidifiers may be 

retained in service.   Spinning disc humidifiers are known to present a considerable risk 
of causing humidifier fever once contaminated, and require to be kept clean and well 
maintained. 

 
 The frequencies utilised in ultrasonic humidifiers cannot be considered as effective for 

the control of micro-organisms.   The supply of water to the humidifier should be free 
from viable bacteria.   Regular inspection and cleaning is required. 

 
 There should be a clear statement of the microbiological and chemical COSHH 

assessment of the operation of all humidifiers, water treatment regimens and 
monitoring procedures. 

 
 The procedures should be detailed in both the operating and maintenance manuals 

produced for each plant. 
 
9.5 Drainage Traps 
 
 Plant condensate drainage traps, where fitted, should be checked monthly to ensure 

that the water level is correct. 
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9.6 Design of Air Conditioning and Mechanical Ventilation Systems 
 
 The definitive design guidance for air handling and air conditioning plant and systems is 

NHS Estates Health Technical Memorandum 2025.   Although such high standards are 
generally not applicable outside the Health Care Sector, they do represent the best 
practice.   Appendix 8 is an extract from NHS Estates Guidance which summarises the 
requirements which will be applicable to Redditch Borough Council premises. 
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          Appendix 1 

 
Schedule of Redditch Borough Council Properties 
 
 

LIST PRIORITY RISK        FACTOR TYPE OF PREMISES  OR SYSTEMS 
   
A Increased Homes for Older People 

Residential Premises 
Hostels and Group Homes 

  Day Centres for Older People 
Homes for Mentally Ill People 
Outdoor Education Centres 
Sport & Leisure Centres 

  Foot ball Changing Rooms 
Countryside Centre/ Youth afloat 

B Standard 
(Non-Education) 

Offices (larger/complex systems) 
Community Centres 
Youth Centres 

  Theatre 
  Void Housing stock 
C Low Crematorium 

Offices (smaller) 
Industrial Units 
Housing stock 
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Appendix 2 
 
Water Sampling for Legionella and Other Bacteriological Testing 
 
General guidance 
 
Samples should be taken as follows if indicated: 
 
a) Cold water system – from the cold water storage cistern or from the stored water outlet 

nearest to the cistern from which the outlet is supplied and the furthest outlet from the cistern.   
Samples may also be required from outlets in areas of particular concern, eg kitchen taps, 
aerosol-producing outlets such as showers, outlets off long pipe runs, etc. 

 
b) Hot water systems – from calorifier outlet or nearest tap to the calorifier outlet plus the return 

supply to the calorifier or nearest tap to that return supply.   Samples should also be taken if 
possible from the base of the calorifier where drain valves have been fitted.   The furthest 
outlet from the calorifier should also be sampled. 

 
The complexity of the system needs to be taken into account in determining the number of samples to 
take.   For example if there is more than one ring main present in the building, taps on each ring will 
need to be sampled.   In order to be representative of the system as a whole, samples should be of 
treated circulating water and not taken from temporarily stored water, eg a TMV controlled taps and 
showers.   These may require sampling but this should be determined by risk assessment. 
 
Water samples taken from cold water rising mains 
 
Ensure tap is direct from rising main and not passing through a water softener or inline filter.   Where 
possible, select a metal tap that is clean and that the washer or gland is not leaking.   If possible 
select a tap without an anti-splash device.  Sample in the manner specified by Severn Trent Water, 
OGC, PHLS, British Standards or other competent authority according to the analysis to be done.   
 
Water sample taken from stored water system (hot or cold, mains or tank fed) 
 
Establish that the supply is actually from a storage cistern or vessel, and that the outlet is likely to be 
representative of all such outlets.  Where possible select a metal tap that is clean and that the washer 
or gland is not leaking.   If possible select a tap without an anti-splash device.  Sample in the manner 
specified by, Severn Trent Water, OGC, PHLS, British Standards or other competent authority 
according to the analysis to be done.   
 
Sampling from a water storage cistern (directly) 
 
Carefully remove access lid, wearing disposable gloves and use a sterile dipper to dip the cistern and 
fill an appropriate sample bottle.   Do not fill sample bottle over cistern access to prevent 
contamination of cistern by inadvertently dropping cap or bottle into cistern.    
 
Sampling from showers 
 
Select a suitably representative shower.  Sample in the manner specified by Severn Trent Water, 
OGC, PHLS, British Standards or other competent authority according to the analysis to be done.  If 
contamination of the shower mixer, hose or spray head is suspected or is to be investigated, samples 
should be taken without first flushing the shower, taking normal precautions against contamination. 
 
Identification and Transportation 
 
Label each sample bottle as it is taken with site location for sampling point, date, time, temperature 
and sampler’s name.  Samples should be placed in a cool box or refrigerated container as necessary 
and transported to the analysing laboratory within 12 hours. 
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Appendix 3 
 

Redditch Borough Council 
 

 
Standard Conditions, Practices and Procedures for Contractors engaged in cleaning and/or 
disinfection of water systems using stabilised CHLORINE DIOXIDE for and on behalf of 
Redditch Borough Council Asset Maintenance Team/ Capital Team 
 
 
(1) General 
 

(a) The disinfection of water systems using chlorine dioxide must be carried out in 
compliance with the following conditions, practices and procedures.  Any deviations 
from these conditions, practices and procedures must be agreed in writing with Asset 
Maintenance/ Capital Team before they can be implemented. 

 
 (b) Prior to the commencement of all work the contractor must contact Asset 

Maintnenance/ Capital Team.  Adequate notice of the proposed starting date must be 
given in order to ensure all arrangements necessary for each type of property can be 
made. 

 
(d)      The contractor must ensure all staff working on the water supply   

will have received adequate training in respect of health and hygiene, cleaning and 
water treatment and this standard of training must be to the satisfaction of Asset 
Maintenance/Capital Team.  At no time should any operative, who is suspected of, or 
is suffering from any infectious disease be permitted to work on the water supply until 
satisfactory medical clearance has been obtained. 

 
(e)      Any special arrangements required by each property will be    
           co-ordinated through Asset maintenance/ Capital Team, each contractor will be  
           expected to adhere strictly to those requirements prior to the  
           commencement of, and throughout any contract. 

 
(f) All inspections and on-site analysis will be carried out by or under the direction of staff 

from Asset Maintenance/ Capital Team.  This will include all chlorine dioxide 
(Purogene) testing together with other necessary testing.  Testing must be to 
acceptable standard methods. 

 
 (g) During the cleaning and disinfecting operation, all contractors and their staff must 

comply with any operational and safety requirements (within the terms of the contract) 
requested by the member of staff on the site from Asset Maintenance/ Capital Team 

 
 (h) The contractor must ensure that all staff are fully equipped and trained in accordance 

with the Health and Safety at Work Act 1974 and appropriate Codes of Practice.  At 
no time must the contractor or his staff put other occupants of the building or 
employees at risk through non-compliance with the Health and Safety at Work 
Act1974 or any other regulations eg COSHH regulations etc. 

 
(i) The product “Purogene” will be used within the shelf life given to the product and in 

accordance with the manufacturer’s recommendations. 
 
 (j) Prior to the commencement of any contract, if pumping and discharging pipes are 

required, all this equipment must be fully cleansed and disinfected.  On no account 
must this equipment have been used for any purpose other than potable water. 

 
(k) All waste water from the holding cisterns, vessels etc, must be discharged in a 

continuous pipe leading directly to the foul water drainage system.  Care must be 
taken not to allow splashing or aerosol creation by the water. 
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(l) All scale, rust, deposit and sludge must be suitably bagged in water-tight sacks and 

suitably disposed of at an approved waste disposal site. Records of such disposals 
must be available for inspection. 

 
(m) During the re-filling of the water cisterns/vessels, all  equipment used, if via hydrant or 

holding cistern must be pre-disinfected to the approved standards.  Approval to use 
any hydrant must be obtained from the Water Company. 

 
(n) The Contractor and his staff must ensure that the highest standard of hygiene 

precautions are taken during the final re-filling operation. 
 

(o) All lids and covers must be washed and disinfected prior to refitting. 
 
 (p) Where any de-scaling of cisterns etc or calorifiers has been carried out, checks 

should have been made by the contractor to ensure that no immediate damage to the 
fabric of the cistern or calorifier has been made that would lead to leakage. 

 
(q)  Prior to the contractor leaving the premises a final clearance certificate must be left 

with the person in charge of the premises, as to completion of the contract work and 
clearance of the water supply of all disinfectant. 

 
(r)   All shower heads, spray taps and other tap outlets must be  

de-scaled and cleansed where necessary, and disinfected.  
 

(s) Following the cleaning and disinfection, bacteriological and chemical samples will be 
taken at agreed locations.  These are to be analysed for all bacteriological and 
chemical parameters deemed necessary. 

 
 (t)  All sampling and testing is to be carried out in accordance with UKAS accreditation 

procedures where such exist, by a UKAS accredited laboratory. 
  
 
2) Disinfection of the System 
 
 (a) Prior to the commencement of the disinfection of the system all cisterns/vessels must 

be isolated from the main feed to the water distribution system. 
 
 (b) An inspection of the system will dictate the sequence of operations in the cleaning 

and disinfection procedure. 
 
 (c) If the inspection indicates a near absence of deposits in the vessels or cisterns and/or 

that the deposit will not be stirred up and  distributed through the system during the 
operations laid down below, the following procedure will be adopted. 

 
 (d) The water in the cisterns/vessels must be treated to a minimum of 60mg per litre of 

available chlorine dioxide. 
 
 (e) This water must then be used to charge the distribution system to a minimum level of 

60mg per litre of available chlorine dioxide at all outlets hot and cold.  The whole 
system must be allowed to stand charged for a minimum period of 1 hour, during this 
period tests must be carried out every 20 minutes throughout the distribution system 
to ensure that the minimum level of 50mg per litre of chlorine dioxide has been 
maintained.  All test and sampling points must be identified and the results of each 
test recorded.  Systems with a large distribution network may require the cisterns 
refilling and treating several times to cope with water quantity needed. 
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 (f) Following the charging of the system, the vessels and cisterns will be cleaned 
as follows:- 

 
(1) All cisterns/vessels must be isolated from the feed to the distribution system. 

 
  (2) The remaining water/disinfectant in the cistern/vessel must be emptied via a 

pumped system and discharged to a suitable foul water drainage system. 
 
  (3) All cisterns/vessels including floats and float operated valves must be 

thoroughly cleansed, using a brush method etc, to remove all scale, slime 
and deposits as is reasonably possible.  All debris, scale, rust etc to be 
collected into water-tight plastic bags or and disposed of at an approved 
disposal site.  At no time must a cleaning method be used that will cause an 
aerosol transmission.  Following this operation the cistern must be thoroughly 
rinsed with cold mains water. 

 
  (4) All remaining water must be removed from the vessel/cistern by means of a 

wet vacuum cleaner and discharged to a foul water drainage system, if 
necessary repeating several times until water is clear. 

 
  (5) The cistern will be disinfected by spraying or wiping with an active 

disinfectant solution of 500mg/L of available chlorine dioxide.  The spraying 
will include the cistern lids, floats and float operated valves etc.  Instructions 
for the preparation of the disinfection solution are to be found at (5) below. 

 
  (6) Spray or wipe all internal surfaces of the vessel/cistern with disinfectant 

solution.  Surfaces must be wetted for a minimum of 10 minutes. 
 
   Active disinfectant solutions may be mildly irritating when in prolonged 

contact with skin, suitable protection eg gloves/safety glasses must be used 
when preparing solutions and when in use.  Suitable breathing apparatus 
should be used in areas with inadequate ventilation when spraying or fogging 
takes place. 

 
  (7) Following the above procedures the vessel/cistern must be refilled with clean 

mains water the whole system flushed and rinsed until an available chlorine 
dioxide level of 1 milligramme per litre or less has been obtained throughout 
every outlet or user point. 

 
 (g) An alternative post-clean cistern disinfection procedure is as follows:- 
 
  (1) After isolation the clean cisterns/vessels will be refilled and will then be 

charged to the minimum level of 60mg/L of available chlorine dioxide.  These 
must be allowed to stand for a minimum period of 1 hour, during which time, 
tests will be carried out to ensure that the minimum level of 50mg/L of 
available chlorine dioxide is maintained.  After this time the treated water 
must be pumped directly to a foul water drain and cisterns/vessels flushed 
with clean mains water several times and again pumped directly to waste.   

 
  (2) The cisterns/vessels are then filled to a normal working level with clean 

mains water. 
 
  (3) When the cisterns have been filled, all outlets of the distribution system must 

be opened, together with outlet valves to all cisterns/vessels and the system 
completely flushed to remove the disinfectant to a maximum level of 1mg/L 
chlorine dioxide. 

 
   On-site tests must be carried out throughout the distribution system to ensure 

that the water left within the system following the cleaning and/or disinfection 
will be of the same standard of that of the incoming mains water supply.  All 
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disinfectant used must have been removed to a maximum level of 1mg/L 
chlorine dioxide. 

 
  (h) If the initial inspection indicates an excessive amount of deposit in the vessel/cistern, 

the following procedure is to be adopted for cleaning and disinfection: 
 
  (1) The vessel/cistern must be isolated from the feed to the distribution system 

and emptied via a pumped system with the deposit removed by a “wet” 
vacuum cleaner.  The cistern is cleaned and any further deposit removed by 
the “wet” vacuum system.  The cistern is then flushed with clean water 
several times (until the water is clear) and the resulting water pumped directly 
to a foul water drain. 

 
   (2) If the contents of the cistern were found to be stagnant, otherwise suspect, 

the water should be disinfected (60mg/L of available chlorine dioxide for 1 
hour) before the cistern is emptied. 

 
  (3) The cistern may be disinfected by spraying (as at (2) (f) (s). 
 
  (4) The cistern is then charged with water and Purogene added to a minimum 

level of 60mg/L of available chlorine dioxide. 
 
  (5) The distribution system is charged with treated water as per (2) (e) above, 

with both cistern and system allowed to stand for a minimum of 1 hour. 
 
  (6) If the cistern has not been disinfected by spraying, it must be filled to the 

normal working maximum level with treated water and allowed to stand for a 
minimum of 1 hour as per (2) (e) above. 

 
  (7) The whole system is then flushed with clean mains water as per (2) (g) (3) 

above as that clean mains water is present throughout the system. 
 
 (3)  Calorifiers 
   
  (a) Where de-scaling and cleaning is required, first raise the temperature to a 

minimum of 70°C over the whole surface of the calorifier for at least one hour, 
with the flow valves closed in order to obtain pasteurisation. 

 
  (b) Following the above, drain, clean and de-scale ensuring all sludge in the 

base is removed (with sufficient flushing to ensure complete removal of 
sludge and discoloured water).  The sludge is to be bagged in water-tight 
containers and disposed of to a suitable disposal site.  Following this 
operation allow the surface of the calorifier to dry. 

 
  (c) When dry, refill, ensuring that all air has been removed.  Raise the 

temperature to a minimum of 70°C for 1 hour.  Before returning the calorifier 
to service, open the header valves slowly in order to reduce the risk of 
turbulence.  Return the calorifier to its normal working temperature and draw 
the water through the distribution system until the correct distribution 
temperature has been obtained.  During this procedure, all safety precautions 
must be taken to prevent the risk of scalding to the occupants of the building. 

 
 (4) Sprinkler, Water Cooling Towers and Air Conditioning Units 
 
  Where these are in place, any special arrangements and methods for treatment if 

required will be given prior to commencement of the contract for each building and 
details will be included in the particular specification. 
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 (5) Solution for disinfection of Cisterns/Vessels by Spraying 
 

  Preparation of 500mg/L available Chlorine Dioxide Solution (advocated). 
 
  Place 125ml of Purogene in a clean plastic bucket then add 12.5 grams of citric acid.  

Prepare in a well ventilated area, avoiding breathing in any fumes.  Wait 5 minutes for 
activation to take place and the crystals to dissolve completely.  Dilute with 5 litres of 
potable water (gives 500 ppm available chlorine dioxide) for use. 
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     Appendix 4 
 

 
 
 

 

THE CONTROL OF LEGIONELLOSIS 
 
 

A RECOMMENDED CODE OF CONDUCT 
 

FOR SERVICE PROVIDERS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A copy of the code of conduct 
 

Produced jointly by the 
British Association for Chemical Specialities  

and the  
Water Management Society 

 

Legislative requirements for the control of legionellosis put the responsibility for 
compliance clearly with the owner/operator of water systems.  Under the Health and 
Safety at Work etc Act 1974 and the Control of Substances Hazardous to Health 
Regulations 1994 as regards risks from legionellosis, all owner and operators of 
such systems have a responsibility to ensure that the risk is minimised and kept to 
an acceptable level.  The HSC’s Approved Code of Practice stresses that whilst the 
tasks required to be undertaken to minimise the risk may be contracted to an 
external specialist, the owner/operator must take all reasonable care to ensure the 
competence of the service provider to carry out the work on his behalf. 
 
This Code of Conduct is intended to give guidance alone, on the standard of 
service that a Client should expect from those Service Providers who agree to 
abide by the Code.  The responsibility for the prevention and control of 
legionellosis lies with the Client and the Service Provider. 
 
The guidelines outlined in this document have been designed to help 
owner/operators select a competent service provider by highlighting six critical 
areas and detailing the commitment that the owner/operator should expect from 
prospective service providers when making the competence assessment. 
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Conditions of Compliance 

 
(1) There should be a clearly defined written agreement between the service provider* and the 

client* setting out the individual responsibilities of both parties to ensure compliance with 
current legislation. 

 
(2) Service Providers should demonstrate and document a satisfactory level of competence of 

their staff* in order to achieve the objectives of this document. 
 
(3) The recommendations made by the service provider should be equal to, or better than, the 

relevant Codes of Practice and guidance documents pertaining to the system in question (see 
attached list). 

 
(4) Lines of communication and reporting between client and service provider should be defined 

as well as the management plan in the event of remedial or corrective action being required, 
including matters of evident concern outside contracted obligations. 

 
(5) Adequate and up to date monitoring and treatment records should be kept.  These should be 

readily available. 
 
(6) The performance of the control measures should be reviewed jointly by the service provider 

and the client at least annually and the necessary remedial action plan agreed. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Definitions * 
 
SERVICE PROVIDER 
 Companies or individuals or their sub-contractors who are involved with 

providing:- advice, consultancy, operating, maintenance and management 
services or the supply of equipment or chemicals to the Client. 

 
CLIENT 
 The owner or occupier of the premises, or his appointed representative, or 

other person nominated to be the “Responsible Person” as defined in HSC 
document.   “The control of Legionella bacteria in water systems” Approved 
Code of Practice L8 (2000) paragraphs 23 and 39.aphs 8 and 17. 

 
STAFF 
 Any person directly or indirectly employed in meeting the requirements of this 

document. 
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Service Provider Commitments 

 
 
 
1. Allocation of responsibilities: 

The service provider will: 
 
• explain in detail the client’s obligations under the legionellosis legislation. 
• identify those services covered by the contract and those which should be provided by the 

client to meet all current obligations. 
• formalise an agreement detailing the respective responsibilities for each requirement. 

 
2. Training and competence of personnel: 
 The service provider will: 
 

• supply details of the training that is provided to his personnel associated with the control of 
legionellosis. 

• indicate how personnel competence is assessed, training needs are established, and what 
measures are taken to ensure that personnel are kept up to date with best practice 
procedures. 

• assist the client to assess and meet the training needs of the client’s staff. 
 
3. Control measures: 
 The service provider will: 
 

• indicate how the design, monitoring and maintenance of an appropriate programme of control 
measures is assessed. 

• show how his company would audit preventive and corrective actions. 
 
4. Communication and management: 

The service provider will: 
 

• detail the management systems which operate if the control programme deviates from 
specifications, e.g. a positive legionella result, and show how these are audited. 

• indicate how his management team would communicate with the client’s team in the even of 
any necessary actions. 

• also bring to his client’s attention any significant matters affecting the control of legionellosis 
of which he has become aware, beyond the responsibilities of his contract. 

 
5. Record keeping: 
 The service provider will: 
 

• indicate which records should be kept by both parties and where they will be kept. 
• establish with the client who will be responsible for the maintenance of these records. 
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6. Review: 
 The service provider will: 
 

• recommend a programme that will allow both parties to review formally all aspects of the 
agreement covering system management and the control of legionellosis. 

 
 
 
In each instance the service provider will provide corroboration if requested to do so. 
 
 
 
 

It is a condition of compliance with this Code of Conduct that the 
service provider supplies a copy of the Code to every client, together 

with a copy of the Registration Certificate 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
In the event that the client believes that a service provider has not 
complied with the Code of Conduct, he may write, with full details, to: 
Code of Conduct Secretariat, Mill House, Tolson’s Mill, Fazeley, 
Tamworth, Staffs, B78 3QB 
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 APPENDIX 5 
 

 
SYSTEM DESIGN STANDARDS FOR HOT AND COLD WATER 
 
 
Cold Water 
 
Storage temperature: 20oC (maximum) 
 
Storage capacity: 4 hours (where necessary) 
 24 hours (maximum) 
 Avoid installing cisterns if possible 
 
Distribution temperature: 20oC (maximum) 
 
 
Domestic Hot Water 
 
Storage temperature: 60oC (minimum) 
 65oC (maximum) 
 
Distribution temperature: 50oC (minimum) 
 
 
DHWS Distribution Pipework 
 
Maximum length of: 
 Spur – 5 metres 
 Dead leg / blind end – 5 pipe diameters 
 Blended pipework – 2 metres 
 
Distances are measured from the circulating main to the point of draw-off, and INCLUDE any length 
of blended pipework, shower hose, etc. 
 
Pumps 
 
Secondary circulation - single pump, in return leg 
 - provide ‘dry’ standby adjacent 
 - use electrical plug and socket 
 
Anti-stratification - shall run for one hour per 24 hours 
 - must only run in times of low or no demand 
 - primary heat source to be ‘on’ during pump run period 
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Distribution System Layout 
 
Design temperature drop: 5K (maximum) 
 
Hydraulic balancing:  avoid multiple parallel loops, aim for ‘single pipe’ with short return leg 
 
General 
 
Avoid tank-fed systems if possible;  use mains pressure 
 
Select direct gas-fired water heaters in preference to calorifiers 
 
Select electric mains-fed unvented point-of-use water heaters for small systems, but control to limit 
electrical maximum demand. 
 
Avoid concealed pipework, cisterns and components and observe the requirements of the Water 
Regulations. 
 
Spray taps are not to be specified. 
 
 
Temperature Sensor Positions on New/Refurbished Projects 
 
Include BEMS temperature sensors in: 
 
- Incoming mains CWS downstream of stop valve 
- Cold water feed into calorifiers or water heaters 
- Cold water storage tanks 
- HWS flow from calorifier or water heater 
- HWS return to calorifier or water heater 
 
Install dial-pattern thermometer in storage cisterns. 
 
Where BEMS is not installed, provide 100mm dial thermometers in the above locations to permit 
manual observation. 
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APPENDIX 6 
 

REDDITCH BOROUGHCOUNCIL 
 
 
WATER QUALITY POLICY 
 
Advice to building occupiers concerning regular flushing of showers 
 
The statutory requirement relating to the above is the Health and Safety Commission’s Approved 
Code of Practice L8 ‘Legionnaire’s Disease - The control of legionella bacteria in water systems’ 
which states as follows: 
 
“…consideration should be given to removing infrequently used showers…” (Clause 164) 
 
“… When outlets are not in regular use, weekly flushing of these devices for several minutes can 
significantly reduce the number of legionella discharged from the outlet.  Once started, this procedure 
has to be sustained and logged…” (Clause 165) 
 
“Where it is difficult to carry out weekly flushing, the stagnant and potentially contaminated water from 
the shower and associated dead-leg needs to be purged to drain before the appliance is used.  It is 
important that this procedure is carried out with the minimum production of aerosols, eg. additional 
piping may be used to purge contaminated water to drain.” (Clause 166) 
 
Practical measures 
 
Showers which are used less than once a week should strictly be considered as un-necessary, and 
be disconnected and removed in accordance with the Approved Code of Practice Clause 164. 
 
If showers are required to remain installed for occasional use, it is important that the occupier 
institutes a programme of weekly flushing.  So long as showers are flushed weekly, there are no 
special safety requirements other than to turn the shower fully on and allow to run to drain for a few 
minutes (five minutes is a reasonable period).  However, it is important to make a written record of the 
date, time and name of the person who carried out the procedure.  This could be kept in a simple log 
book. 
 
If a shower has been unused for more than a week, for example at the start of the football season, 
then the water inside it could potentially be contaminated. In such cases, however, it is a wise 
precaution to avoid the creation of an aerosol or excessive splashing.    
 
With flexible shower hoses, the spray head could be lowered temporarily into a bucket placed on a 
stool, and the water run to drain that way without creating an aerosol.  In the case of fixed high-level 
shower heads, the most simple and practical way of achieving safe flushing is to fabricate a length of 
rigid plastic piping, of the required length to suit the shower, fitted with a tundish at the upper end.  
The tundish is positioned underneath the shower head and the discharged water is conveyed safely 
into the shower tray/outlet without generating an aerosol.  With careful selection of the length of the 
pipe, the system can be made self-supporting.   
 
Cleaning shower heads 
 
This is no different to a shower in a domestic residence, with which most people are familiar and 
capable of keeping clean.  Over time, scale may build up on the outlet plate but this can be removed 
by regular cleaning or scrubbing, or the use of a proprietary chemical descaler where a prolonged 
build-up has been allowed to occur (the COSHH Regulations apply to use of this at work).  Public 
buildings and Communal showers in sheltered accommodations covered by the Redditch Borough 
Council will receive a six-monthly service to all showers, which includes cleaning and descaling of all 
shower heads.  Normal domestic cleaning during the intervening period should prevent undue build-
up of scale. 
 

Page 110



Appendix 1 

Water hygiene policy 33/40 

 

          APPENDIX 7 
 

REDDITCH BOROUGHCOUNCIL 
 
 
WATER QUALITY POLICY 
 
Action in the Event of an Outbreak     (Extracted from HSC AcoP L8) 
 
 
1 Legionnaires disease is not notifiable under public health legislation in England and 

Wales but, in Scotland, legionellosis (ie all diseased caused by legionella) is notifiable 
under the Public Health (Notification of Infectious Disease) (Scotland) Regulations 
1988. 

 
 
2 An outbreak is defined by the Public Health Laboratory Service (PHLS) as two or more 

confirmed cases of legionellosis occurring in the same locality within a six month 
period.   Location is defined in terms of the geographical proximity of the cases and 
requires a degree of judgment.   It is the responsibility of the Proper Officer for the 
declaration of an outbreak.   The Proper Officer is appointed by the Local Authority 
under public health legislation and is usually a Consultant in Communicable Disease 
Control (CCDC).   In Scotland it is the Consultant in Public Health Medicine (CPHM) 
employed by the Health Board and acting as Designated Medical Officer for the Local 
Authority. 

 
 
3 Local Authorities will have established incident plans to investigate major outbreaks of 

infectious disease including legionellosis.   These are activated by the Proper Officer 
who involves an Outbreak Committee, whose primary purposes is to protect public 
health and prevent further infection.   This will normally be set up to manage the 
incident and will involve representatives of all the agencies involved.   HSE or the Local 
Authority EHO may be involved in the investigation of outbreaks, their aim being to 
pursue compliance with health and safety legislation. 

 
 
4 The Local Authority, CCDC, or EHO acting on their behalf (often with the relevant 

Officer from the enforcing authorities – either HSE or the Local Authority) may make a 
site visit. 

 
 
5 As part of the outbreak investigation and control, the following requests and 

recommendations may be made by the enforcing Authority. 
 
 (a) To shut down any processes which are capable of generating and disseminating 

airborne water droplets and keep them shut down until sampling procedures and any 
remedial cleaning or other work has been done.   Final clearance to restart the system 
may be required. 

 
 (b) To take water samples (see paragraphs 124 – 131, Part 2) from the system before any 

emergency disinfection being undertaken.   This will help the investigation of the cause 
of the illness.   The investigating Officers from the Local Authority/ies may take samples 
or require them to be taken. 

 
 (c) To provide staff health records to discern whether there are any further undiagnosed 

cases of illness, and to help prepare case histories of the people affected. 
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 (d) To co-operate fully in an investigation of any plant that may be suspected of being 
involved in the cause of the outbreak.   This may involve, for example: 

 
  (i) tracing of all pipework runs; 
 
  (ii) detailed scrutiny of all operational records; 
 
  (iii) statements from plant operatives and managers; 
 
  (iv) statements from water treatment contractors or consultants. 
 
 
6 Any infringement of relevant legislation may be subject to a formal investigation by the 

enforcing Authority. 
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APPENDIX 8 
 

REDDITCH BOROUGHCOUNCIL 
 
 
WATER QUALITY POLICY 
 
Design Guidance for Air Conditioning and Mechanical Ventilation Systems 
 
 
General 
 
The design of the plant and selection of equipment within an air-conditioning or supply ventilation 
system should aim to minimise the distribution of excess moisture within the ductwork.   The 
installation, and in particular the plant room layout, should provide adequate access to items of plant 
for inspection and, when necessary, for affecting a cleansing regimen as part of the plant 
maintenance programme. 
 
All materials used in the construction of cooling coils / chiller batteries and humidifiers should 
withstand bio-degradation; this applies in particular to surface finishes, mastics, gaskets, insulation, 
etc.   Natural fibrous material should not be used. 
 
Fresh Air Inlet 
 
The fresh air supply inlet(s) must be located to avoid the possibility of air being carried over from 
evaporative cooling towers or being discharged from other extract systems and drawn into the 
system. 
 
Cooling / Chillers Coils 
 
The cooling coils / batteries and their components should be designed to allow regular cleaning. 
 
Humidifiers 
 
The cleanliness of the water supply is essential for the safe operation of humidifiers.   Provision 
should be made for draining down supply pipework and break tanks for periodic disinfection and for 
periods when they are not required in service.   Water supply should be potable quality from a rising 
main. 
 
The addition of treatment chemicals for continuous control of water quality for humidifier / air handling 
units should be avoided.   Consideration could be given to installing a UV system to control 
microbiological growth.   Given the limitations of UV systems, however, this will require filtration to 
high quality to ensure the effectiveness of exposure of organisms to the UV irradiation.   As with all 
water treatment systems the unit should be of proved efficacy and incorporate UV monitors so that 
any loss of transmission can be detected. 
 
Overriding controls separate from the normal plant humidistat should be installed.   Their purpose is to 
prevent excessive condensation when starting up.   A time delay should be incorporated into the 
humidifier control system such that the humidifier does bit start until 30 minutes after the ventilation / 
plant start-up.   In addition, a high limit humidistat should be installed to switch off the humidifier when 
the saturation reaches 70%.   This humidistat is to control added moisture, it is not necessary to install 
a dehumidifier to reduce the humidity of the incoming air if it already exceeds 70%.   The normal 
humidifier control system should ensure that the humidifier is switched off when the fan is not running. 
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Steam Humidifiers (Electric or Gas Fired) 
 
The humidifier lance design should prevent steam impinging onto the side(s) of the duct, condensing 
and generating excess moisture.   Water supply should be taken from a rising main with short pipe 
runs to minimise stagnation. 
 
System Drainage 
 
It is essential that cooling coils / humidifiers, fan scrolls (when necessary), eliminators and heat 
recovery systems are at a sufficient height from the floor to permit the installation of drainage 
pipework systems with access for maintenance. 
 
Each device should have its own drainage trap. 
 
A drainage / drip tray should be provided, to collect condensation on cooling coils (including the return 
bends and headers), and for humidifiers, eliminators and, if necessary, heat recovery devices.   The 
drainage /drip tray should be constructed of a non-corrodible material and be so arranged that it will 
completely drain.   To prevent ‘ponding’ it is essential that the drain outlet should not have an 
upstand.   The tray should be large enough to trap all the water produced by the device.   Provision 
should be made for easy inspection of the tray.   Any jointing material used to seal the tray to the duct 
must not be of a type that will support microbial growth, (the Water Fittings Directory lists suitable 
materials).   A slope of approximately 1 in 20 in all directions should be incorporated to the drain outlet 
position. 
 
Drainage / drip trays should be connected to a drainage trap assembly that should discharge via a 
Type A air gap as laid down in BS 6281 : Part 1 : 1988.   The depth of any trap should be at least 
twice the static pressure head generated by the fan so that the water seal is not ‘blown out’ during 
plant start-up.   (See Figure 5, typical air-conditioning plant drain). 
 
A trap need not be directly under the drainage tray if the pipework connecting the two has a 
continuous fall.   Each trap must be of the transparent type to show (visibly the integrity of the water 
seal, and should be provided with a means for filling.   Permanent markers on each trap should be 
provided to show the water seal levels when the system fan is running at its design duty.   Each 
installation should incorporate quick release couplings to simplify removal of the traps. 
 
If trace heating of drainage traps is necessary to provide frost protection, insulation should not be 
fitted, otherwise the trap will be obscured from view. 
 
The pipework should have a minimum fall of 1 in 60 in the direction of flow.   (Transparent pipework is 
not necessary).   Water from each trap should discharge over either an open tundish connected to a 
drainage stack via second trap, or a floor gully (or channel).   Where the drainage pipework from the 
tundish outlet, which should be ventilated, discharges into a surface water drainage stack or a 
dedicated plant drainage stack, the connection must be via an easy swept tee. 
 
It will be necessary to disinfect humidifiers / cooling coils etc;  thus it is preferable to discharge plant 
drains into the foul drainage system.   The surface water drainage system may be used, for example 
when a plant is installed on the roof, but if chemicals are used during cleaning operations it will be 
necessary to discharge the effluent to the foul drainage system, for example by use of a hose. 
 
The drainage system should be constructed of a corrosion resistant material.   It should be capable of 
removing all the moisture produced, for example during periods of maximum dehumidification load 
and in the event of full discharge from the humidifier during fan failure, and provide a means of safely 
disposing of the water via an independent drain.   Drainage / drip trays for coils should be provided 
with a means to prevent air by-passing the coil (for example by the inclusion of suitable baffle 
arrangements). 
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APPENDIX 9 
 

REDDITCH BOROUGHCOUNCIL 
 
 
WATER QUALITY POLICY 
 
 
WRITTEN SCHEME FOR CONTROLLING THE RISK OF EXPOSURE TO LEGIONELLA BACTERIA IN 
REDDITCH BOROUGHCOUNCIL PREMISES 
 
The following written scheme is issued in accordance with HSC Approved Code of Practice L8, and contains a 
summary of the requirements of the Redditch Borough Councils Water Quality Policy, 2009, to which reference 
should also be made. 
 
(a) Schematic Diagram 
 
The schematic diagram for the particular premises is contained in the Water Services Log Book, located at the 
premises.  A further copy is held by the Asset maintenance Team/ Housing Capital team 
 
(b) Description of correct and safe operation of systems 
 
The water services systems at the premises operate under the following conditions of temperature: 
 
Cold water storage cisterns: below 20°C 
Hot water storage: 60–65°C 
Hot water distribution: 60–65°C 
Hot water service return: 50°C or above 
Hot water to be heated to 60–65°C before first draw-off takes place 
All outlets to be flushed weekly unless used more frequently 
Hot water outlets with blending valves set to 41-46°C as appropriate 
 
(c) Precautions to be taken 
 
Design and construction of new systems and alterations to be in accordance with HSC ACoP L8, BS6700, WCC 
Water Quality Policy and WCC Standard Mechanical Technical Clauses/Trade Preambles appropriate to the 
contract. 
 
New and modified pipework to be disinfected and sampled as per BS6700 and WCC Water Quality Policy. 
 
Hot water outlets which pose a scalding risk to be fitted with thermostatic mixing valves within 2 metres of point of 
draw-off. 
 
Showers and outlets shall be flushed in a manner that removes the possibility of creating an aerosol.  With 
flexible shower hoses, the spray head should be lowered temporarily into a bucket placed on a stool, and the 
water run to drain that way without creating an aerosol.  In the case of fixed high-level shower heads, the most 
simple and practical way of achieving safe flushing is to fabricate a length of rigid plastic piping, of the required 
length to suit the shower, fitted with a tundish at the upper end.  The tundish is positioned underneath the shower 
head and the discharged water is conveyed safely into the shower tray/outlet without generating an aerosol.  With 
careful selection of the length of the pipe, the system can be made self-supporting.   
 
(d) Checks to be carried out to ensure efficacy of scheme 
 
Checks, their frequency and the persons responsible for carrying them out are in accordance with Table 1 of this 
document. 
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Water hygiene policy 38/40 

(e) Remedial actions to be taken  
 
The expected results of the checks set out in Table 1, and the actions to be taken in the event of non-compliance, 
are listed below under the reference number for each check. 
 
(1) No reporting appropriate.  
 
(2) Temperature at blended outlets should be nominally 43°C but specifically in the range 39°C for bidets, 41-
43°C for showers, washbasins and unattended baths, and 46°C for attended baths.  Record discrepancies, call in 
Maintenance Contractor and request adjustment or replacement. 

 
(3) Temperatures at sentinel taps should be within range and times stated in Table 1.  Record discrepancies and 
report to Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial 
action. 
 
(4) Temperatures at calorifiers should be within range stated in Table 1.  Record discrepancies and report to  
Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial action. 
 
(5) If shower roses and hoses cannot be cleaned or descaled effectively, call in Maintenance Contractor and 
request replacement. 
 
(6) Temperatures at incoming main and storage tanks should be below 20°C in all cases.  Record discrepancies 
and report to Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial 
action. 
 
(7) Cold water temperature rise should be less than 2-3°C under constant flow conditions.  Record discrepancies 
and report to Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial 
action. 
 
(8) Water from calorifier drains should be clean and free from visible debris.  Record discrepancies and report to 
Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial action. 
 
(9) Calorifiers should be clean internally and free from sludge or heavy scaling.  Record discrepancies and report 
to Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial action. 
 
 (10) Compare temperature of water from taps checked with original values measured at Risk Assessment.  If 
any differ by more than 5 degrees or fall outside the control parameters in Table 1 (3) above, record 
discrepancies and report to Water Management Officer at Asset Maintenance/ Housing Capital, for investigation 
and remedial action. 
 
 (11) Cold water storage cisterns should be serviced in accordance with the requirements of the Mechanical 
Maintenance Service Contract.  Record work done and discrepancies, and report to Water Management Officer 
at Asset Maintenance/ Housing Capital, for investigation and remedial action. 
 
(12) Report any discrepancies between the schematic drawing and the physical arrangements of water services 
found on site to Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and 
remedial action. 
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Water hygiene policy 39/40 

 
Table 1 
  

   
Frequency Action Responsibility 
   
   
1. Weekly Flush little-used outlets to drain without 

release of aerosols.   Record. 
Occupier 

   
2. Weekly Check and record blended water 

temperatures from thermostatic mixing valves 
where fitted.   Confirm that stable temperature 
is attained within one minute. 

Occupier (2) 

   
3. Monthly Check water temperatures at sentinel taps.   

Hot water >50oC after 1 minute, cold water 

<20oC after 2 minutes.   Record. 

Occupier (2) 

   
4. Monthly Check calorifier temperatures.   Flow 60oC, 

return >50oC.   Record. 
Occupier (3) 

   
5. Quarterly or 
as necessary 

Dismantle, clean and descale shower heads 
and hoses.   Record. 

Occupier (1) 

   
6. Six monthly Measure incoming water temperature to cold 

water cisterns and water temperature remote 
from float valve.   Record. 

Maintenance 
Contractor 

   
7. Six monthly 
(January and 
July) 

Measure cold water temperature rise between 
incoming main and most distant outlet.  
Should be less than 2-3°C.  Record. 

Occupier (4) 

   
8. Annually Take sample and record condition of water 

from HWS calorifier drains. 
Maintenance 
Contractor 

   
9. Annually Open and inspect internal surfaces of HWS 

calorifiers for scale and sludge and clean or 
descale as necessary.   Record. 

Maintenance 
Contractor 

   
10. Annually Check and record temperatures at a 

representative number of taps throughout the 
system, on a rotational basis. 

Occupier (2) 

   
11. Annually Inspect cold water cisterns and carry out 

remedial work as necessary.   Record work 
done and report outstanding defects. 

Maintenance 
Contractor 

   
12. Annually Physically inspect the hot and cold water 

systems and check accuracy of schematic 
drawings.   Note changes. 
Check for under-used fittings and report 
recommendations. 

Scientific 
Services and/or 
Specialist 
Contractors 
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Water hygiene policy 40/40 

Notes 
 
1) May be undertaken by competent Caretaker or maintenance operative using proprietary 

domestic kettle descaler (COSHH Regulations apply to use of chemicals at work), or by 
Maintenance Contractor.   However, the person responsible must be clearly defined by the 
Occupier 

 
2) Shall be done using a simple digital thermometer with immersion probe. 
 
3) Readings to be taken from fitted temperature gauges. 
 
4) Should be done using digital thermometer as in (2).   Sample points can be the nearest tap to 

the incoming main, and the most distant tap.   These points should be labelled permanently to 
identify them. 

 
5) Water samples for analysis, where appropriate, are to be taken at the same time as the visual 

survey is undertaken.   In addition samples will be taken at a greater frequency, to be agreed 
with Asset Maintenance where the water supply is obtained from a private source 

 
Definitions and explanations 
 
Sentinel tap: a 'sentinel' is a sentry who stands guard over something, watching and keeping an eye 
on safety, and the term is used to describe the taps which are used regularly to monitor, sample and 
check the water quality and temperature. Basically, the sentinel taps are defined as the first and last 
ones on the system. For the cold water, they will be the taps nearest to and furthest from the incoming 
cold water main, and for the hot water, they will be the nearest to and furthest from the hot water 
source, be it calorifier, tank, vessel or water heater. All buildings will have at least two cold and two 
hot sentinel taps, and they are usually easy to identify. For larger buildings, and campuses with 
several blocks, there may be more sentinel taps, which can be identified by reference to the water 
services schematic diagram for the site. Once identified and labelled, they will not change unless 
some major alterations are done to the water systems. Schematic diagrams are prepared when a 
formal Risk Assessment is undertaken 
 
Calorifier: a calorifier is nothing more than an industrial-size version of the indirect domestic hot 
water cylinder found in houses.  Calorifiers tend to be fitted in larger premises, whereas smaller 
properties often have point-of-use electric water heaters, which pose fewer risks.  Calorifiers rely on 
thermal stratification where the hot water collects at the top and is drawn off for use. A pumped 
circulation main is often fitted in larger premises, and the returning slightly cooler water is injected 
back into the calorifier cylinder part way up. Cold feed water from a tank enters at the bottom. Close 
control and monitoring of the temperatures in and around the calorifier and pipework is necessary to 
ensure that water is heated to and held at 60degC before being drawn off, in order to kill any bacteria 
present in the feed water. 
 
 
Contacts and further advice may be obtained from: 
 
Redditch Borough Council Asset Maintenance 01527 64252 
Redditch Borough Housing Capital Team 01527 64252  
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REDDITCH BOROUGH COUNCIL 
 
 

WATER SERVICES LOG BOOK 
 
 
 

Name of Premises ………………………………………. 
 
 
 
 

CONTENTS 
 
 

 
 
 
Written scheme for controlling the risk of exposure to Legionella bacteria in 
Redditch Borough Council premises 
 
Advice to building occupiers concerning regular flushing of showers 
 
Record sheets for Legionella precautions carried out by occupiers 
 
Record sheets for Legionella precautions carried out by Service Contractors 
 
Water Quality guidance document – Management Arrangements for the 
Control of Legionella and Maintenance of Wholesome Water Quality in 
Redditch Borough Council Buildings 
 
Legionella Risk Assessment for the Premises 
 
Schematic diagram of the water services 
 
 
Any other relevant documents may be filed in this log, such as:  
 
Maintenance Contractor’s reports 
Disinfection and cleaning certificates 
Completed temperature record sheets 
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REDDITCH BOROUGHCOUNCIL 
 
 

WATER QUALITY POLICY 
 
 
WRITTEN SCHEME FOR CONTROLLING THE RISK OF EXPOSURE TO LEGIONELLA BACTERIA IN 
REDDITCH BOROUGHCOUNCIL PREMISES 
 
The following written scheme is issued in accordance with HSC Approved Code of Practice L8, 
and contains a summary of the requirements of the Redditch Borough Councils Water Quality 
Policy, 2009, to which reference should also be made. 
 
(a) Schematic Diagram 
 
The schematic diagram for the particular premises is contained in the Water Services Log Book, 
located at the premises.  A further copy is held by the Asset maintenance Team/ Housing Capital 
team 
 
(b) Description of correct and safe operation of systems 
 
The water services systems at the premises operate under the following conditions of 
temperature: 
 
Cold water storage cisterns: below 20°°°°C 
Hot water storage: 60–65°°°°C 
Hot water distribution: 60–65°°°°C 
Hot water service return: 50°°°°C or above 
Hot water to be heated to 60–65°°°°C before first draw-off takes place 
All outlets to be flushed weekly unless used more frequently 
Hot water outlets with blending valves set to 41-46°°°°C as appropriate 
 
(c) Precautions to be taken 
 
Design and construction of new systems and alterations to be in accordance with HSC ACoP L8, 
BS6700, WCC Water Quality Policy and WCC Standard Mechanical Technical Clauses/Trade 
Preambles appropriate to the contract. 
 
New and modified pipework to be disinfected and sampled as per BS6700 and WCC Water 
Quality Policy. 
 
Hot water outlets which pose a scalding risk to be fitted with thermostatic mixing valves within 2 
metres of point of draw-off. 
 
Showers and outlets shall be flushed in a manner that removes the possibility of creating an aerosol.  
With flexible shower hoses, the spray head should be lowered temporarily into a bucket placed on a 
stool, and the water run to drain that way without creating an aerosol.  In the case of fixed high-level 
shower heads, the most simple and practical way of achieving safe flushing is to fabricate a length of 
rigid plastic piping, of the required length to suit the shower, fitted with a tundish at the upper end.  The 
tundish is positioned underneath the shower head and the discharged water is conveyed safely into the 
shower tray/outlet without generating an aerosol.  With careful selection of the length of the pipe, the 
system can be made self-supporting.   
 
(d) Checks to be carried out to ensure efficacy of scheme 
 
Checks, their frequency and the persons responsible for carrying them out are in accordance 
with Table 1 of this document. 
 
(e) Remedial actions to be taken  
 
The expected results of the checks set out in Table 1, and the actions to be taken in the event of 
non-compliance, are listed below under the reference number for each check. 
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(1) No reporting appropriate.  
 
(2) Temperature at blended outlets should be nominally 43°°°°C but specifically in the range 39°°°°C 
for bidets, 41-43°°°°C for showers, washbasins and unattended baths, and 46°°°°C for attended baths.  
Record discrepancies, call in Maintenance Contractor and request adjustment or replacement. 

 
(3) Temperatures at sentinel taps should be within range and times stated in Table 1.  Record 
discrepancies and report to Water Management Officer at Asset Maintenance/ Housing Capital, 
for investigation and remedial action. 
 
(4) Temperatures at calorifiers should be within range stated in Table 1.  Record discrepancies 
and report to  Water Management Officer at Asset Maintenance/ Housing Capital, for 
investigation and remedial action. 
 
(5) If shower roses and hoses cannot be cleaned or descaled effectively, call in Maintenance 
Contractor and request replacement. 
 
(6) Temperatures at incoming main and storage tanks should be below 20°°°°C in all cases.  Record 
discrepancies and report to Water Management Officer at Asset Maintenance/ Housing Capital, 
for investigation and remedial action. 
 
(7) Cold water temperature rise should be less than 2-3°°°°C under constant flow conditions.  
Record discrepancies and report to Water Management Officer at Asset Maintenance/ Housing 
Capital, for investigation and remedial action. 
 
(8) Water from calorifier drains should be clean and free from visible debris.  Record 
discrepancies and report to Water Management Officer at Asset Maintenance/ Housing Capital, 
for investigation and remedial action. 
 
(9) Calorifiers should be clean internally and free from sludge or heavy scaling.  Record 
discrepancies and report to Water Management Officer at Asset Maintenance/ Housing Capital, 
for investigation and remedial action. 
 
 (10) Compare temperature of water from taps checked with original values measured at Risk 
Assessment.  If any differ by more than 5 degrees or fall outside the control parameters in Table 
1 (3) above, record discrepancies and report to Water Management Officer at Asset Maintenance/ 
Housing Capital, for investigation and remedial action. 
 
 (11) Cold water storage cisterns should be serviced in accordance with the requirements of the 
Mechanical Maintenance Service Contract.  Record work done and discrepancies, and report to 
Water Management Officer at Asset Maintenance/ Housing Capital, for investigation and remedial 
action. 
 
(12) Report any discrepancies between the schematic drawing and the physical arrangements of 
water services found on site to Water Management Officer at Asset Maintenance/ Housing 
Capital, for investigation and remedial action. 
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Table 1 
  

   
Frequency Action Responsibility 
   
   
1. Weekly Flush little-used outlets to drain without 

release of aerosols.   Record. 
Occupier 

   
2. Weekly Check and record blended water 

temperatures from thermostatic mixing 
valves where fitted.   Confirm that stable 
temperature is attained within one minute. 

Occupier (2) 

   
3. Monthly Check water temperatures at sentinel taps.   

Hot water >50oC after 1 minute, cold water 

<<<<20oC after 2 minutes.   Record. 

Occupier (2) 

   
4. Monthly Check calorifier temperatures.   Flow 60oC, 

return >50oC.   Record. 
Occupier (3) 

   
5. Quarterly 
or as 
necessary 

Dismantle, clean and descale shower 
heads and hoses.   Record. 

Occupier (1) 

   
6. Six 
monthly 

Measure incoming water temperature to 
cold water cisterns and water temperature 
remote from float valve.   Record. 

Maintenance 
Contractor 

   
7. Six 
monthly 
(January and 
July) 

Measure cold water temperature rise 
between incoming main and most distant 
outlet.  Should be less than 2-3°°°°C.  
Record. 

Occupier (4) 

   
8. Annually Take sample and record condition of water 

from HWS calorifier drains. 
Maintenance 
Contractor 

   
9. Annually Open and inspect internal surfaces of 

HWS calorifiers for scale and sludge and 
clean or descale as necessary.   Record. 

Maintenance 
Contractor 

   
10. Annually Check and record temperatures at a 

representative number of taps throughout 
the system, on a rotational basis. 

Occupier (2) 

   
11. Annually Inspect cold water cisterns and carry out 

remedial work as necessary.   Record 
work done and report outstanding defects. 

Maintenance 
Contractor 

   
12. Annually Physically inspect the hot and cold water 

systems and check accuracy of schematic 
drawings.   Note changes. 
Check for under-used fittings and report 
recommendations. 

Scientific 
Services and/or 
Specialist 
Contractors 

   
 
Notes 
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1) May be undertaken by competent Caretaker or maintenance operative using 
proprietary domestic kettle descaler (COSHH Regulations apply to use of 
chemicals at work), or by Maintenance Contractor.   However, the person 
responsible must be clearly defined by the Occupier 

 
2) Shall be done using a simple digital thermometer with immersion probe. 
 
3) Readings to be taken from fitted temperature gauges. 
 
4) Should be done using digital thermometer as in (2).   Sample points can be the 

nearest tap to the incoming main, and the most distant tap.   These points 
should be labelled permanently to identify them. 

 
5) Water samples for analysis, where appropriate, are to be taken at the same time 

as the visual survey is undertaken.   In addition samples will be taken at a 
greater frequency, to be agreed with Asset Maintenance where the water supply 
is obtained from a private source 

 
 
 
 
Definitions and explanations 
 
Sentinel tap: a 'sentinel' is a sentry who stands guard over something, watching and keeping 
an eye on safety, and the term is used to describe the taps which are used regularly to 
monitor, sample and check the water quality and temperature. Basically, the sentinel taps are 
defined as the first and last ones on the system. For the cold water, they will be the taps 
nearest to and furthest from the incoming cold water main, and for the hot water, they will be 
the nearest to and furthest from the hot water source, be it calorifier, tank, vessel or water 
heater. All buildings will have at least two cold and two hot sentinel taps, and they are usually 
easy to identify. For larger buildings, and campuses with several blocks, there may be more 
sentinel taps, which can be identified by reference to the water services schematic diagram 
for the site. Once identified and labelled, they will not change unless some major alterations 
are done to the water systems. Schematic diagrams are prepared when a formal Risk 
Assessment is undertaken 
 
Calorifier: a calorifier is nothing more than an industrial-size version of the indirect domestic 
hot water cylinder found in houses.  Calorifiers tend to be fitted in larger premises, whereas 
smaller properties often have point-of-use electric water heaters, which pose fewer risks.  
Calorifiers rely on thermal stratification where the hot water collects at the top and is drawn off 
for use. A pumped circulation main is often fitted in larger premises, and the returning slightly 
cooler water is injected back into the calorifier cylinder part way up. Cold feed water from a 
tank enters at the bottom. Close control and monitoring of the temperatures in and around the 
calorifier and pipework is necessary to ensure that water is heated to and held at 60degC 
before being drawn off, in order to kill any bacteria present in the feed water. 
 
 
Contacts and further advice may be obtained from: 
 
Redditch Borough Council Asset Maintenance 01527 64252 
Redditch Borough Housing Capital Team 01527 64252  
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REDDITCH BOROUGHCOUNCIL 
 

WATER QUALITY POLICY 
 
Advice to building occupiers concerning regular flushing of showers 
 
The statutory requirement relating to the above is the Health and Safety Commission’s 
Approved Code of Practice L8 ‘Legionnaire’s Disease - The control of legionella bacteria in 
water systems’ which states as follows: 
 
“…consideration should be given to removing infrequently used showers…” (Clause 164) 
 
“… When outlets are not in regular use, weekly flushing of these devices for several minutes 
can significantly reduce the number of legionella discharged from the outlet.  Once started, 
this procedure has to be sustained and logged…” (Clause 165) 
 
“Where it is difficult to carry out weekly flushing, the stagnant and potentially contaminated 
water from the shower and associated dead-leg needs to be purged to drain before the 
appliance is used.  It is important that this procedure is carried out with the minimum 
production of aerosols, eg. additional piping may be used to purge contaminated water to 
drain.” (Clause 166) 
 
Practical measures 
 
Showers which are used less than once a week should strictly be considered as un-
necessary, and be disconnected and removed in accordance with the Approved Code of 
Practice Clause 164. 
 
If showers are required to remain installed for occasional use, it is important that the occupier 
institutes a programme of weekly flushing.  So long as showers are flushed weekly, there are 
no special safety requirements other than to turn the shower fully on and allow to run to drain 
for a few minutes (five minutes is a reasonable period).  However, it is important to make a 
written record of the date, time and name of the person who carried out the procedure.  This 
could be kept in a simple log book. 
 
If a shower has been unused for more than a week, for example at the start of the football 
season, then the water inside it could potentially be contaminated. In such cases, however, it 
is a wise precaution to avoid the creation of an aerosol or excessive splashing.    
 
With flexible shower hoses, the spray head could be lowered temporarily into a bucket placed 
on a stool, and the water run to drain that way without creating an aerosol.  In the case of 
fixed high-level shower heads, the most simple and practical way of achieving safe flushing is 
to fabricate a length of rigid plastic piping, of the required length to suit the shower, fitted with 
a tundish at the upper end.  The tundish is positioned underneath the shower head and the 
discharged water is conveyed safely into the shower tray/outlet without generating an aerosol.  
With careful selection of the length of the pipe, the system can be made self-supporting.   
 
Cleaning shower heads 
 
This is no different to a shower in a domestic residence, with which most people are familiar 
and capable of keeping clean.  Over time, scale may build up on the outlet plate but this can 
be removed by regular cleaning or scrubbing, or the use of a proprietary chemical descaler 
where a prolonged build-up has been allowed to occur (the COSHH Regulations apply to use 
of this at work).  Public buildings and Communal showers in sheltered accommodations 
covered by the Redditch Borough Council will receive a six-monthly service to all showers, 
which includes cleaning and descaling of all shower heads.  Normal domestic cleaning during 
the intervening period should prevent undue build-up of scale.
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 Record Sheet for Legionella Precautions – From  ……………………..…………  to  …..……..……………………. 
 

Name of Premises  ………………………………………………….………………………………………… 
 

Name and Position of person undertaking checks  …………………………………………………………………….. 
 
 

Week starting: 
            

 
Weekly 

Flush little-used outlets to drain, 
without release of aerosols. 
Record date done 
 
Check and record blended 
water temperatures from 
thermostatic mixing valves, 
where fitted.  
Initial to confirm that stable 
temperature is attained within 1 
minute. 

 
 
 
 
…
…
…
… 
 
oC 
 
 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
 
 
 
………
… 
 
 
 

oC 
 
 
 
………
… 
 

 
Monthly 

Check and record water 
temperatures at sentinel 
taps. 
Hot water to be >50oC after 1 
minute. 
Cold water to be <20oC after 2 
minutes.. 
Check and record calorifier 
temperatures. Flow to be 60oC, 
return to be >50oC. 

 
 
 

Hot: 
 
 

Cold: 
 
 

Flow: 
 

Return: 
 

 
 
 

oC 
 
 

oC 
 
 

oC 
 

oC 
 

 
 
 

Hot: 
 
 

Cold: 
 
 

Flow: 
 

Return: 
 

 
 
 

oC 
 
 

oC 
 
 

oC 
 

oC 
 

 
 
 

Hot: 
 
 

Cold: 
 
 

Flow: 
 

Return: 
 

 
 
 

oC 
 
 

oC 
 
 

oC 
 

oC 
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Three Monthly 
Dismantle, clean and descale 
shower heads and hoses.  
Initial and record date done. 

  
 
………
… 
 
………
… 

over / …. 
Record for six monthly and annual checks (if they fall within currency of record form) 

 
 

 
Date: 

 
……..  January  20….. 

 

 
……..  July  20….. 

 
Six monthly 

Measure cold water temperature 
rise between incoming main and 
most distant outlet.  
Calculate and record 
temperature rise. 
 
 

 
 

Cold water temperature at/near 
mains inlet  =               oC 

 
Cold water temperature at furthest outlet     =                oC 
 
                        Temperature rise (subtract)    =               oC 
 

 
 

Cold water temperature at/near 
mains inlet  =               oC 

 
Cold water temperature at furthest outlet     =                oC 
 
                        Temperature rise (subtract)    =               oC 
 

 
Annually 

Check and record temperatures 
at a representative number of taps 
throughout the system on a 
rotational basis. 
 
 
 

 
Location of taps: 
 
a) ………………………………………………………………………….. 
 
b) ………………………………………………………………………….. 
 
c) ………………………………………………………………………….. 
 
d) ………………………………………………………………………….. 
 
e) ………………………………………………………………………….. 
 
f) ………………………………………………………………………….. 
 
g) ………………………………………………………………………….. 
 
h) ………………………………………………………………………….. 
 

 

Water temperature          Date 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
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i) ………………………………………………………………………….. 
 
j) ………………………………………………………………………….. 
 
 

 
=  …………….  oC      ……………… 
 
=  …………….  oC      ……………… 
 
 

 
 
 
 
 
 
  Duties to be undertaken by Service Contractor           
 Sheet 1 of 2 
 
  Record Sheet for Legionella Precautions - From ………………………………. to ……………………………….. 
 
  Name of Premises ……………………………………………………………………………………………………….. 
 

 Name and Position of person responsible or Officer-in-Charge ………………………………………………………… 
 
 

Action Date Signature Date Signature Date  Signature Date Signature 

 
 

        
 
 
Six-monthly:   
Measure incoming water 
temperature at storage 
cistern float-operated 
valve and cistern outlet.   
Inspect storage cisterns 
and report defects or 
undertake remedial work 
-  
Clause 3.21.1(a) 
 
 
 

Notes Notes Notes Notes 

Date Signature Date Signature 

 
 

   

 
 
 
Annually:   
Take sample and record 
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condition of water from 
hot water system 
calorifier drains -  
Clause 3.21.18 
 
 
 
 
 
 
 
 

Notes  Notes  

 
Duties to be undertaken by Service Contractor            Sheet 2 of 2 
 
 

Action Date Signature Date  Signature 

 
 

    
Annually:   
Open up and inspect 
internal surfaces of hot 
water system calorifiers 
(where possible) for 
scale or sludge.   Clean 
or descale as necessary, 
heat up to 60°C and hold 
for 1 hour before putting 
back on line - Clause 
3.21.18 
 
 

Notes 

 

Notes 

 

Date Signature Date Signature 
 
 
Annually:   
Inspect cold water 
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cisterns and carry out 
remedial work as 
necessary.   Shut off 
incoming water and carry 
out ‘drop test’.   Record 
defects -  
Clause 3.21.1(b) 
 
 
 
 

Notes  Notes  

Date Signature Date Signature 

 
 

   

 
 
Annually:   
Physically inspect hot 
and cold water systems 
and check accuracy of 
schematic drawings.   
Note changes.  Check 
for under-used water 
fittings and report - 
Clause 3.21.28 
 
 
 

Notes 

 

Notes 

 

f:\data\cabinet\forms\pnh duties sheet Legionella.doc 
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Forward 
 
I am pleased to introduce Redditch Borough Council’s Private Sector Housing 
Strategy for 2010 – 2015.  The Borough has a thriving private housing sector, and 
the council are pleased to be supporting private sector landlords, private tenants and 
owner occupiers to ensure standards are kept high. 
 
Redditch Borough Council aspires to ensure that homes in Redditch are decent, safe 
and secure places for people to live in.  We want households that are entitled to 
support to improve housing conditions, to be able to receive that support.  We are 
committed to ensuring households are well insulated and fuel poverty is reduced.  
These objectives contribute to the wider corporate vision of the council which is; 
“Redditch is an enterprising community, clean and green.” 
 
This council is committed to achieving the objectives detailed in the Private Sector 
Housing Strategy.  This Strategy will help both staff, Members, Stakeholders and the 
Public to see clear direction for the Council and assist in their understanding of their 
own role and responsibilities for shaping the future of private sector housing in 
Redditch. 
 
 

 
Councillor Brandon Clayton 
Housing, Local Environment and Health Portfolio Holder 
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 4 

Executive summary 
 

§ Central Government recognises the importance of a thriving private sector, 
and looks to local authorities to support this.  Redditch Borough Council has 
already developed some outstanding initiatives to improve conditions in the 
private sector.  To continue to make a real difference the objectives outlined in 
the action plan of this strategy need to be implemented. 

 
• The Central ward has the greatest need for action to improve properties.  This 

is due to the high number and density of pre 1919 dwellings.  Adjacent wards 
with similarly aged dwellings (Abbey, Lodge Park and Headless Cross and 
Oakenshaw) also give a high percentage and a strong need for future 
investment in the stock.  

 
• Astwood Bank and Feckenham ward give the second highest output, and in 

the Building Research Establishment (BRE) stock modelling survey (2009) 
analysis this ward is higher than the national BRE average in six out of nine 
categories.  This ward has highest percentage of SAP less than 35 (24%).  
Astwood Bank and Feckenham ward contains some of the oldest properties in 
the Borough.  Pre 1919 dwellings are more difficult to insulate, and many are 
not connected to mains gas.  These factors can contribute to excess cold in 
dwellings, a HHSRS Category 1 hazard.  There are parts of this ward that are 
affluent with the likelihood of no need of financial assistance.  However the 
BRE data (2009) states this ward has 573 dwellings (28%) with Category 1 
hazards.  The council has a duty to act in cases of Category 1 hazards.  Due 
to the age of the stock it is likely that the hazard in this area is excess cold.  
And with 373 households (19%) in fuel poverty there is clearly a need for 
support in this area.   

 
• Work is required to assist rural dwellings where householders are in need of 

assistance.  Although there are a lower percentage of vulnerable households 
in this area, it doesn’t mean that there aren’t households requiring support.   

 
• The council will work with the priority areas to promote grants to improve 

energy efficiency, disabled facilities grants and lifetime loans, including those 
aimed at HMO landlords.   

 
• Work is needed to support private landlords to raise standards and access 

support in the form of advice and financial assistance that is available to them.  
In particular encouraging landlords to become accredited by the Midland 
Landlord Accreditation Scheme (MLAS).    

 
• Private sector tenants, landlords and owner occupiers were surveyed about their 

priorities for private sector housing services, the results are: 
 

1. Provide assistance to low-income households on property maintenance and 
helping arrange subsidised loans. 
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2. Helping older people and people with disabilities live independently in their 
own homes by providing stairlifts, wider doorways, ramps etc. 

3. Returning empty properties to use.   
 

 

Page 135



 6 

Introduction 
 
The majority of Redditch residents live in the private sector, either as owner 
occupiers or private tenants (71% owner occupier and 4% private tenants – 2001 
Census). It is therefore important that the Council has a clear understanding of the 
issues relating to this sector and the condition of the stock.   
 
Chapter One identifies the strategic drivers; national, regional and local that 
influenced this strategy. 
 
Chapter Two gives a profile of private sector housing in Redditch and reports on the 
stock modelling survey findings produced by Building Research Establishment 
(BRE), carried out in April 2009.   
 
Chapter Three reports on findings from consultation with residents.  This information 
helped identify priority areas for Redditch Borough Council to focus on.  It then 
details the priorities for this strategy.  It will outline the key areas that have emerged 
from a review of the strategic context, stock modelling and through engagement with 
stakeholders.   
 
Chapter Four details the current functions carried out by the private sector housing 
team, and identifies where we want to be in the future and how we can achieve this. 
 
The appendices to this document include an action plan outlining the delivery of this 
strategy.  There is also a progress report from the 2004 Private Sector Housing 
Strategy.   
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Chapter 1: Private Sector Housing – a national, regional and 
local strategic priority 
 
 
National policy drivers 
 
At a national level, the Government is committed to improve the quality of private 
sector accommodation and has introduced legislation and policies that affect the way 
the council delivers services in the private sector.  These are summarised as follows: 
 
Quality and Choice: A Decent Homes for All (2000) 
A green paper that introduced a new policy direction in terms of the Decent Homes 
Standard.  It set national targets for social and private sectors for meeting the 
standard. 
 
The Regulatory Reform (Housing Assistance) (England and Wales) Order 2002 
(RRO 2002). 
This emerged from ‘Quality and Choice - A Decent Home for All’ and introduced 
wide-ranging discretionary powers for local authorities to provide more flexible ways 
in addressing private sector renewal.  The centre of the RRO is a policy view that 
homeowners have a basic responsibility to maintain their properties using their own 
resources.  This has resulted in a shift in national policy from the use of grants to 
loan-based models of assistance. 
 
The RRO places a mandatory duty on local authorities to adopt a strategy to assist 
homeowners to maintain and improve their homes. 
 
The Housing Act 2004 
This is the most significant piece of primary legislation relating to private sector 
housing.  It reinforces the link between housing and health and introduced a 
measure for assessing health and safety hazards.  The Housing, Health and Safety 
Rating System (HHSRS) replaced the ‘fitness’ standard for housing.  The Act also 
strengthens and increases the rights for private tenants.  It introduced a system of 
tenancy deposit protection schemes, and most significantly a landlord licensing 
requirement for certain types of shared housing referred to as houses in multiple 
occupation (HMOs).  Additional powers are also available under this legislation for 
councils to tackle empty properties, and to declare additional and selective licensing 
where there are problems associates with anti-social behaviour. 
 
The 2004 Act places a number of mandatory duties on the Council which include: 
 

• A duty to review the housing stock 
• A duty to intervene where a Category One Hazard exists 
• A duty to set up a Mandatory HMO licensing scheme and proactively seeks 

licensable HMOs 
• A duty to issue Interim and Final Management Orders when appropriate 
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The Council also has the following discretionary powers: 
 

• Power to deal with Category Two Hazards 
• Power to set up an Additional Licensing Scheme 
• Power to set up a Selective Licensing Scheme 
• Power to issue Empty Dwelling Management Orders 
• Power to issue Special Management Orders 

 
There are additional mandatory duties placed on a local authority though legislation:  
 
Housing Grants Construction and Regeneration Act 1996 (HGCR 1996) 
 

• A duty to assist people with disabilities to enable them to live independently 
within their own home  

 
Home Energy Conservation Act (HECA) 1995 
 

• A duty to report on the standard of energy efficiency throughout the Borough 
 
The Housing Act 1996 as amended by the Homelessness Act 2002 
This requires local authorities to carry out and publish a homelessness review and 
formulate a homelessness strategy.  Use of move-on accommodation and temporary 
accommodation in the private sector, as an alternative to bed and breakfast, is a 
component of the County Homelessness strategy. 
 
Planning and Compulsory Purchase Planning Act 2004 and the Fire Safety 
Order (2005) 
This Act introduced a new approach to how a local authority may acquire land and 
homes via powers of compulsory purchase orders for the purposes of assisting 
regeneration and development programmes.  
 
The Fire Safety Order replaces many of the references to fire safety in other 
legislation such as the Fire Precautions Act, Licensing Act and Housing Acts with a 
simple, single order.  It requires any person who exercises some level of control in 
premises to take reasonable steps in reducing the risk from fire and ensure 
occupants can safely escape.  This entails greater partnership working between the 
fire service and local authorities in responding to fire and safety issues, particularly in 
the case of enforcing standards in the private rented sector. 
 
The Housing Green Paper, Homes for the Future: More Affordable, More 
Sustainable (2007) 
This sets out the government’s policy proposals to remedy acute shortages of new 
affordable housing, through its home ownership and affordable housing programmes 
such as the National Affordable Housing Programme (NAHP) and the HomeBuy 
scheme.  The paper advocates a need to reduce the number of empty properties 
and also reduce the number of people in temporary bed and breakfast 
accommodation. 
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Projected increases in the growth of the older (aged 60 or over) resident population , 
who will  make up 48 per cent of the increase in the number of additional households 
by 2026, mean it’s a major policy priority to ensure housing, health and care services 
are adequately joined up to respond to this demographic change.  The importance of 
accessible homes and neighbourhoods that meet the needs of older people is 
contained in the ‘National Housing Strategy for an Ageing Society: Lifetime 
Homes, Lifetime Neighbourhoods’.  The strategy also sets out targets and 
measures to increase the number of accessible homes to meet the future housing 
needs and aspirations of older people.  Targets are also set for more homes to 
achieve the Lifetime Homes Standard, which is the current recognised design code 
for accessible homes. 
 
Housing is an important factor in enabling vulnerable people to live successfully as 
part of the community.  The right support plays vital role in helping people to keep 
their tenancies and in preventing homelessness.  Housing-related support through 
the government’s Supporting People programme is one of the main ways that 
vulnerable people, including older people are given the opportunity to achieve or 
maintain independence and a better quality of life. 
 
The Criminal Justice and Immigration Act 2008 
This Act introduces the premises closure order which allows the police and local 
authorities to apply to magistrates' courts to close privately owned, rented, 
commercial and local authority premises at the centre of serious and persistent 
disorder or nuisance.  This is an alternative if not appropriate to use an Interim 
Management Order. 
 
The Protection from Eviction Act 1977 and the Housing Act 1988 
Local Authorities have the power to start legal procedings for offences under the 
protection from eviction act. If the evidence justifies it then a local authority can carry 
out an investigation and prosecute. 
 
 
The Government’s commitment to raising the standards of the private sector is 
demonstrated in the aforementioned legislature.  Central Government has taken a 
step further in its commitment to recognising the importance of the private sector, 
and commissioned a national review of this sector – The Rugg Review. The findings 
of this review, published October 2008 are currently out to consultation, but are 
summarised below: 

The independent review into the Private Rented Sector (PRS), headed by Julie Rugg 
of the University of York, recommends a new drive to improve the quality of the 
sector through: 

• Introducing a light touch licensing system for landlords and mandatory 
regulation for letting agencies, to increase protection for both vulnerable 
tenants and good landlords. 
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• Introducing a new independent complaints and redress procedure for 
consumers, to help end long drawn out disputes. 

• Tax changes to encourage good landlords to grow, including changes to 
stamp duty to encourage them to buy more properties.  

• Looking at ways for the PRS to be more accommodating towards households 
on lower incomes, including considering more support for landlords prepared 
to house more vulnerable people. 

• Local authorities taking steps to better understand the sector and support 
good landlords whilst tackling poorly performing landlords and promoting 
tenants' rights.   

Redditch Borough Council in partnership with Homestamp1 responded to the 
consultation of this document and look forward to how this will be progressed. 

 
Regional policy drivers 
 
The national strategic drivers affecting private sector housing are translated at a 
regional level and summarised as follows. 
 
West Midlands Regional Housing Strategy (RHS) June 2005 
One of the core aims of this strategy is to see that the Governments’ Decent Homes 
standards are met across all housing sectors including those in vulnerable 
circumstances in the private rented sector.  The RHS encourages local authorities to:  
 

• Work with financial institutions to develop schemes to allow those who wish to 
do so to mobilise capital tied up in their home.   

• Work with businesses to continue to develop quality assure services to assist 
older people to maintain the fabric of their homes in the private sector.  
Demonstration projects should explore ways of offering a wider service and 
benchmark with other authorities in order to spread best practice in meeting 
the needs of older households. 

• Vigorously pursue schemes to identify and assist vulnerable households in 
fuel poverty. 

• Explore initiatives with private sector developers which bring private sector 
empty homes back into use.  Look at grants to enable empty homes to 
achieve decent homes targets; which can then be let to homeless families. 

 
The RHS expects local authorities to: 

• Demonstrate they have a robust assessment to the extent to which vulnerable 
households in the private sector are housed in non-decent stock within their 
area and that they have a clear and effective strategy, within the context of 
their overall neighbourhood renewal strategy, to deal with this.  All possible 

                                                 
1 Homestamp are a regional consortium of local authorities, landlord associations, police and fire 
services 
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sorts of funding sources should be explored in order to establish the most 
effective means of obtaining sustainable improvements. 

 
West-Midlands Kick Start 
The renewal of existing private sector housing in the RHS is prioritised under a 
programme known as Kick Start.  The initiative aims to provide home improvement 
assistance to around 4,000 vulnerable/low income households to improve their home 
towards, or to, the Decent Homes Standard.  Funding for Kick Start has been 
increased on the basis that this will be the main funding source for private sector 
decent homes. 
 
The underlying principles of the Kick Start programme are based on: 
 

• The need to work in partnership, pool resources and add value to scarce 
public resources through joint commissioning of key services. 

• The use of loans as a replacement for grant funding when helping 
homeowners improve house conditions in the private sector. 

• The use of home improvement agencies and the good practice of 
caseworkers to offer home options advice and secure the most sustainable 
package of solutions in response to the homeowners’ needs 

• The use of fully regulated financial advice and fund management services 
offering a range of loan products and operating consistently to meet the 
standards and conditions of potential private sector funders. 

• The need to operate and develop local delivery arrangements towards 
rationalisation and capacity building, improving the capacity for service 
providers regionally. 

 
Local policy drivers 
 
Worcestershire Sustainable Community Strategy and Worcestershire Local 
Area Agreement (LAA) 
The Worcestershire Partnership brings together local government, public services 
such as health, learning providers, police and probation, voluntary and community 
organisations and local businesses within Worcestershire. The work of the 
Partnership is based on a shared common purpose and good will. 
 
Its vision is for "a county with safe, cohesive, healthy and inclusive communities, a 
strong and diverse economy and a valued and cherished environment".   
 
Redditch Local Strategic Partnership (LSP) 
The vision of Redditch Partnership is for: 
 
Redditch to be successful and vibrant with sustainable communities built 
on partnership and shared responsibility.  We want people to be proud 
that they live or work in Redditch 
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Redditch Partnership brings together representatives from public, private, community 
and voluntary agencies to work together effectively to deliver a range of local 
projects, services and initiatives.  Redditch Partnership aims to provide a leadership 
and governing role through sharing information, resources and effort to efficiently 
and effectively meet the needs and aspirations of local communities. 
 
Redditch Partnership is responsible for producing and delivering the Redditch 
Sustainable Community Strategy (2008).  It has core themes, built around the 
same core themes of the LAA that are: 

 
 Communities that are safe and feel safe 

 
  
 A better environment – for today and tomorrow 

 
 
 Economic success that is shared by all 

 
  
 Improved health and wellbeing 
 
  
 Meeting the needs of children and young people 
 
  
 Stronger communities 
 
 
RBC Corporate Plan 2009-2012 
The Council’s Corporate Plan has established a new vision for the development of 
Redditch which is: 
 
Our vision is for Redditch to be an enterprising community which is safe, 
clean and green. 
 
To underpin the delivery of the Council’s priorities it is recognised that the Council 
needs to be: 
 

• A well managed organisation that uses its resources effectively in order to 
achieve its priorities and values and delivers high quality services that meet 
the need of its residents and provide value for money. 

 
Redditch’s corporate plan has priorities that fit into the themes of the Sustainable 
Community Strategy and the Private Sector Housing Strategy will fulfil the objectives 
of the Corporate Plan. 
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Redditch Housing Strategy Statement 2005 – 2009 
The councils’ Housing Strategy Statement identifies four strategic priorities for the 
further development of housing.  This includes: 

• Improving conditions in the private sector 
o Carry out enforcement activity against landlords and householders to 

maintain housing conditions 
o Develop an Empty Homes Strategy 
o Improve financial assistance given based on hierarchy  of assistance 
o Improved communication with private landlords 

 
The Housing Strategy identifies the need to engage with private landlords to promote 
greater understanding of Housing Benefit regulations, increase the uptake of energy 
efficiency grants, identify issues of concern, help develop our policies regarding the 
private sector and to raise standards in the sector.  This Private Sector Housing 
Strategy will help deliver these priorities. 
 
Homelessness Strategy – Working together to change lives and Homelessness 
and Housing Advice Review 2008 
In 2005 a Scrutiny review was undertaken by Members which looked at 
Homelessness Prevention. One of the findings recommended greater use should be 
made of the Private Sector in housing homeless households. 
 
The Homelessness Strategy highlights that the private rented sector in Redditch is 
very small, less than half the national average.  Re-let supply is therefore also low 
and an assessment has been undertaken to assess turnover relative to need levels.  
Over three years the survey data suggests that around 510 units a year become 
available, but 660 households require market rented housing, a shortfall of 150 units. 
 
The Homelessness strategy sets local goals, those that are relevant to, and will be 
incorporated in this private sector housing are summarised here: 
 

• Research and improve links with private sector landlords to prevent 
homelessness and overcome issues of access to this sector 

 
Another goal identified by this Strategy is to encourage the best use of existing 
stock.  One of the ways of doing this is tackling empty homes, this links into Redditch 
Borough Council’s Empty Homes Strategy. 
 
Empty Homes Strategy May 2009 
Redditch Borough Council’s Empty Homes Strategy launched in May 2009 aims to 
reduce the number of empty homes that are having a detrimental impact on the 
communities in which they are situated, and can potentially contribute to increasing 
the level of affordable housing in the Borough. 
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Housing Assistance Policy 2005 
Redditch Borough Council offers discretionary Lifetime Loans to homeowners and 
landlords.   
 

• Grants for owner occupiers are limited up to a maximum of £10,000 per 
dwelling over a three year period2 

• Interest free loans for landlords of HMOs are available up to the value of 50% 
of the work, subject to a maximum of £3,000 per unit of accommodation 

 
 
Worcestershire Home Improvement Agency (HIA) Review 
Redditch Borough Council in conjunction with the local authorities within the County 
are reviewing the Home Improvement Agency (HIA) as part of a move to have a 
countywide HIA.  The HIA will look to join West Midlands Kick Start.  Currently North 
Worcestershire Care and Repair Agency provide lifetime loans to the private sector 
to improve standards for vulnerable households and undertake Disabled Facility 
Grant (DFG) work on behalf of the Council.   
 
Redditch Borough Council’s private sector housing function is continually developing 
and has recently introduced new initiatives such as landlord accreditation, rent 
deposit guarantee scheme, a system on licensing HMOs and a strategy to bring 
empty properties back into use.   
 
The Rugg review recommended that more support is needed for good landlords and 
this strategy recognises there is further room to develop in this area.  The Rugg 
review also recommends that local authorities commit to promoting tenants rights, 
and this strategies’ action plan sets out ways we can achieve this.   
 
Although the role of the private sector housing service has grown, it is recognised 
that there are still areas that are underdeveloped.  This strategy seeks to address 
these weaknesses and aims to give a clear direction of travel over the next five 
years.   The next chapter gives a profile of the population and private sector housing 
stock in Redditch to illustrate areas requiring attention. 
 
 

                                                 
2 To qualify the homeowner must have an entitlement to an income related benefit with less than 
£6,000 in savings. 
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Chapter 2 Profile of private sector housing in Redditch 
 
Issues in Redditch 
 

 
 
Whilst the level of owner occupation in Redditch (71%) is above the national 
average, it is below the County average. In terms of owner occupation, more people 
in Redditch are purchasing their property with a mortgage than those who own their 
property outright.  
 
There is a variation across the district, (illustrated in the table below) particularly 
Central with a high level of privately rented accommodation. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

The Borough has two distinct areas within its boundaries of roughly equal size.  
There is the largely urban area of the north east which includes Redditch town centre 
(this area has 93% of the population) and the other essentially rural area to the south 
and west, including Astwood Bank and Feckenham (which has 7% of the 
population). 

Percentage of Homes in each tenure , by Ward 
Ward Owned Private rent Social rent Other Total No 
Abbey 73% 4% 21% 3% 2,065 
Astwood Bank and Feckenham 82% 5% 11% 3% 2,190 
Batchley 49% 3% 44% 4% 2,724 
Central 68% 13% 15% 3% 2,194 
Church Hill 62% 2% 33% 3% 3,419 
Crabbs Cross 86% 3% 9% 2% 2,280 
Greenlands 63% 3% 32% 2% 3,166 
Headless Cross & Oakenshaw 74% 5% 19% 2% 3,703 
Lodge Park 67% 4% 25% 3% 1,976 
Matchborough 73% 2% 22% 3% 2,316 
West 85% 3% 10% 2% 2,212 
Winyates 74% 2% 22% 2% 3,407 
Redditch Total 71% 4% 23% 3% 31,652 
Source:2001 Census 
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Population Profile 
 
Disability projections 
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Source: Research & Intelligence Unit, Worcestershire County Council 
 
In line with the rest of the County, households that are affected by a member with a 
disability are projected to increase.  Redditch is projected to rise from 14.1% in 2009 
to 15% in 2015, over the life of this Strategy and to almost 20% in 2025.  This 
indicates that more support will be needed. 
 
Population Projections 
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Official ONS Mid-2008 Population Estimates % 
 
 
For Mid-2008 Redditch has an estimated population of 79,940.  Projections indicate 
that by 2021, Redditch will have a significant section (over 30%) of the population 
over 65.  This has implications on the development of housing stock in the borough 
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and emphasises the importance of having robust Private Sector Housing Renewal 
provisions. 
   
Housing Need 
The South Housing Market Area assessment for 2007/08 indicates there is a 171 
annual affordable housing shortage for Redditch.  Some of this demand can be met 
using the private rented sector.  Many landlords work with the council to support the 
demand for affordable housing, and do meet the decent homes standard.  To ensure 
that properties do meet this standard Redditch Borough Council has developed a 
Property Accreditation Scheme to trains and supports landlords.  
 
Income figures (mean) 
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Source: PayCheck, CACI. 
 
The mean income figures for Redditch are slightly lower than the Worcestershire 
average, but higher than the West Midlands and the UK mean average.   
 
 
Stock modelling survey 
Building Research Establishment (BRE) completed a stock modelling survey of 
Redditch private housing (all non-social) in April 2009.  This stock modelling survey 
is a proven desk top method of surveying homes using national data sets.  Their 
methodology can be found in appendix 4.   
 
The research is broken down into the following categories: 
 

1. Non decent 
2. Inadequate thermal comfort 
3. Housing Health and Safety Rating System (HHSRS) Category 1 hazards 
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4. Disrepair 
5. Non modern 
6. SAP less than 35 
7. Fuel poverty  
8. Vulnerable households 
9. Vulnerable non decent 
 

 
Definitions of these indicators can be found in appendix xx. 

 
Summary of BRE findings 
 
The BRE data has enabled the council to identify the specific areas where resources 
to improve conditions should be targeted.  The maps are shaded by census output 
areas3.   
 
A summary of the data broken down into wards can be found on the spreadsheets 
overleaf.  When looking at the figures broken down into wards, it is important to note 
particular streets extending across ward boundaries can create a high output, these 
are clustered together particularly in the central ward area, with similar types of 
properties that form the centre of Redditch.   
 
The maps are of particular importance when analysing the data because it shows 
areas of housing type, extending across ward boundaries that give a similar output. 
 
Central ward, with high density housing and high numbers of pre 1919 dwellings has 
the highest percentage4 of dwellings in the following categories: non-decent 
dwellings, dwellings with inadequate thermal comfort, dwellings with category 1 
hazards, dwellings in disrepair, non-modern dwellings, dwellings in fuel poverty, 
vulnerable households, vulnerable households living in non-decent accommodation.   
 
Astwood Bank and Feckenham ward has the highest percentage5 of dwellings with a 
SAP less than 35, scores worst (lowest) in vulnerable households living in decent 
accommodation, the second highest percentage next to Central of non-decent 
dwellings, category 1 hazards, dwellings in fuel poverty and dwellings in disrepair.  
This is again due to the age of properties in this ward. 
 
On some of the maps for example dwellings with inadequate thermal comfort, if you 
look at Batchley most of the ward appears to be in good condition, but a particular 
output area gives a high percentage.  Therefore even in wards where properties 
appear to be in good condition there are hot spots where future policy and resources 

                                                 
3 A census output area is a cluster of streets with the same unit postcode and they fit within ward 
boundaries.  If a postcode straddles a ward boundary it’s split into two output areas. 
 
4 BRE 2009 stock modelling survey 
5 BRE 2009 stock modelling survey 
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need to be directed to improve condition.  This factor will be taken into consideration 
in action planning and must be considered in planning future grants schemes. 
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BRE stock modelling findings 
 

   % of dwellings     % of households  

Ward Dwellings 
(private) 

Households 
(private) 

Non 
decent 

Inadequate 
thermal comfort 

HHSRS 
Cat. 1 

Disrepair Non 
modern 

SAP less 
than 35 

Fuel 
poverty 

Vulnerable 
6households 

Vulnerable non 
decent 

Abbey 1688 1647 31% 15% 20% 6% 1% 11% 13% 24% 9% 
Astwood Bank and 
Feckenham 

2042 1968 41% 18% 28% 11% 1% 24% 19% 13% 7% 

Batchley 1633 1530 24% 15% 13% 6% 1% 6% 8% 25% 7% 
Central 1990 1868 48% 30% 35% 23% 4% 15% 22% 39% 16% 
Church Hill 2332 2276 25% 14% 14% 2% 0% 6% 10% 19% 4% 
Crabbs Cross 2104 2069 22% 10% 14% 4% 1% 7% 6% 14% 5% 
Greenlands 2311 2164 30% 18% 18% 6% 1% 11% 11% 27% 7% 
Headless Cross and 
Oakenshaw 

3059 2997 31% 16% 18% 7% 2% 11% 10% 20% 8% 

Lodge Park 1518 1483 36% 21% 23% 11% 2% 11% 13% 28% 9% 
Matchborough 1836 1799 26% 15% 16% 2% 0% 7% 9% 22% 5% 
West 2062 1989 25% 12% 15% 5% 1% 8% 9% 13% 4% 
Winyates 2717 2676 25% 14% 14% 2% 0% 6% 8% 19% 4% 
Redditch 25291 24466 30% 16% 19% 7% 1% 10% 11% 21% 7% 
England 18053000 17496000 36% 17% 24% 8% 2% 13% 12% 18% 8% 
 
Key:  
Above national average 
 
The BRE survey is a model based on national and local data sets.  The table above is a summary of percentages, displayed 
by ward.  The table overleaf is a summary by ward of numbers of dwellings or households.  This is broken down further into 
census output areas on maps in the next section.

                                                 
6 A definition of vulnerable used here uses the definition used by the CLG in its 2006 EHCS report.  This included households who were in receipt of means tested 
and disability based benefits. 
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 BRE data using numbers of households or dwellings 
 

Ward 
Dwellings 
(private) 

Households 
(private) Non decent 

Inadequate 
thermal 
comfort 

HHSRS 
Cat. 1 Disrepair 

Non 
modern 

SAP less 
than 35 

Fuel 
poverty 

Vulnerable 
households 

Vulnerable 
non 

decent 

Abbey 1688 1647 521 253 342 107 20 186 211 394 156 
Astwood Bank and 
Feckenham 2042 1968 829 368 573 218 20 494 373 259 133 
Batchley 1633 1530 392 246 213 92 24 102 119 378 113 
Central 1990 1868 954 595 692 453 84 297 407 727 298 
Church Hill 2332 2276 573 315 325 53 6 147 236 440 96 
Crabbs Cross 2104 2069 464 217 286 81 12 141 134 292 95 
Greenlands 2311 2164 697 415 426 129 17 263 244 580 153 
Headless Cross and 
Oakenshaw 3059 2997 961 477 551 206 55 343 286 587 236 
Lodge Park 1518 1483 550 323 351 160 24 162 188 422 128 
Matchborough 1836 1799 486 275 286 42 4 134 153 399 86 
West 2062 1989 506 239 314 108 11 158 174 259 78 
Winyates 2717 2676 672 384 373 66 5 170 203 509 109 
Redditch 25291 24466 7606 4109 4734 1716 283 2598 2729 5246 1682 
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Non Decent dwellings  
 
 
 
 
 

 
 
 
 
 
 
 

Two wards have higher than the national BRE average of 
36%.  Central ward has the highest percentage of non 
decent dwellings at 48% (954 dwellings).  The second 
highest is Astwood Bank and Feckenham ward at 41% 
(829 dwellings).  Lodge Park ward is the same as the 
national BRE average at 36% (550 dwellings), all other 
areas fall below the level of the national BRE average.   
 
These two wards with the highest percentage of non-
decency have older properties than the rest of the 
borough.  The Central ward has a high number of private 
rented dwellings and many pre 1919 properties converted 
into houses in multiple occupation (HMO).   
 
Due to the ribbon development of the town centre in the 
19th century, some issues of non decency as detailed 
extend on the fringe of the Abbey and Lodge Park wards.   
 
Parts of Feckenham and Astwood Bank have some of the 
oldest dwellings in the borough, this impacts on the 
findings. 
 
Part of central Winyates ward is a hot spot that gives a 
high output for non decency, this area consists mainly of 
council housing, but with quite a high level of right to buy.  
This indicates that the now privately owned properties are 
not decent and the owners may be in need of assistance. 

Definition: To qualify as a ‘Decent Home’ a dwelling must satisfy four criteria, these are: 1) meeting the current statutory minimum standard for housing,   2) 
being in a reasonable state of repair, 3) having reasonable modern facilities and services, 4) providing a reasonable degree of thermal comfort.  Non 
Decent dwellings would be failing in one or more of these four areas. 
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Dwellings with Inadequate Thermal Comfort  
 

 
 
 
 
 
 
 

The area with the highest percentage of 
inadequate thermal comfort is Central ward 
with 30% (595 dwellings) in this category.  
There is a vast number of pre 1919 
dwellings with typically difficult to insulate 
solid walls.  Again the pre 1919 dwellings in 
the central area rate the poorest in this 
category, this being due to the age of the 
dwellings.   
 
Lodge Park ward is the second highest with 
21% (323 dwellings). Astwood Bank and 
Feckenham ward and Greenlands ward are 
at 18%, both higher than the national BRE 
average of 17%.   
 
Analysis indicates some of the district centre 
town dwellings are hot spots, this is could be 
flats with difficult to insulate flat roofs. 
 

Definition: A dwelling is required to have both 
efficient heating; and effective insulation to meet 
standard for adequate thermal comfort.   
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Dwellings with HHSRS Cat 1 
 
 
 
 
 

 
 

The ward with the highest number of 
Category One hazards is Central 
ward with 692 (35%), followed by 
Astwood Bank and Feckenham ward 
with 573 (28%).  This compares to 
the national BRE average of 24%.  
Again this is attributed to the age of 
the stock. 
 
Areas giving a high output in this 
category are the ribbon 
development dwellings in Mount 
Pleasant which are pre 1919.  
Feckenham and most of Astwood 
Bank (in particular the High street 
area that includes Evesham Road 
and Feckenham Road) have a high 
percentage of dwellings with 
Category 1 hazards. 
 
It is likely that in Central ward and 
Astwood Bank and Feckenham ward 
that the cause of the category 1 
hazards is excess cold due to the 
age of the dwellings.  Promotion of 
grants to improve insulation and 
services to vulnerable households in 
this area is required.   
 

Definition: The HHSRS assesses 29 categories of housing hazard (e.g. damp, excess cold, crowding and space).  A hazard rating is expressed through a 
numerical score, those with scores above 1000 are rated as having Category 1 hazards. 
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Dwellings in Disrepair 
 
 
 
 

 
 
 

Central ward has the highest level of 
disrepair at 23% (453 dwellings) 
compared to Redditch as a whole at 
7%.  There is a considerable margin 
between central and the second 
highest level of disrepair.  The second 
joint highest both with 11%, and above 
the national BRE average of 8% are 
Astwood Bank and Feckenham ward 
(218 dwellings) and Lodge Park (160 
dwellings).   
 
Again the level of disrepair in these 
wards can be attributed to the high 
number of pre 1919 dwellings.   

Definition: The condition of components are measured against their expected component lifetimes to measure disrepair.  For example wall 
structure – 80 years, external doors – 40 years.  To qualify as being in ‘disrepair’ the component must have over a set % in disrepair, e.g. wall 
structure requiring replacement of 10% or more or repair 30% or more.  
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Non-Modern Dwellings 
 

 
 
        
 

The highest percentage of non-
modern dwellings is in Central ward 
with 4% (84 dwellings), again 
considerably higher the rest of 
Redditch and the only ward above 
the BRE national average of 2%.  
This is again due to the higher 
proportion of private rented and pre 
1919 dwellings in this area. 

Definition: A dwelling is considered non-
modern if it lacks three or more of the 
following facilities; 

• a kitchen which is 20 years old or 
less 

• a kitchen with adequate space and 
layout 

• a bathroom which is 30 years old 
or less 

• an appropriately located bathroom 
and WC 

• adequate noise insulation 
• adequate size and layout of 

common entrance areas for blocks 
of flats. 
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Dwellings SAP less than 35 
 

 
 
 
 
 
 

Definition: SAP is the Government’s standard 
methodology for home energy cost ratings.  SAP 
ratings allow comparisons of energy efficiency to 
be made, and can show the likely improvements 
to a dwelling in terms of energy use.  A SAP 
rating runs from 1 (very inefficient) to 100 (very 
efficient). 

Redditch has two wards with a SAP 
rating less than 35 and is above the 
national BRE average of 13%.  These 
are Astwood Bank and Feckenham with 
24% and Central with 15%.   
 
These wards have a very high number in 
this category, most likely due to the high 
number of pre 1919 dwellings that are 
hard to insulate and heat, and a high 
number of households in fuel poverty. 
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Households in Fuel Poverty 
 
 

 
 
 
 
 
 
 
 

There are four wards with above BRE national 
average (12%) fuel poverty.    Central ward has 
22%, (407 dwellings) in fuel poverty. This is 
because it has the highest level of vulnerable 
households (see next section) and this combined 
with typically hard to insulate properties puts them 
in fuel poverty.   
 
The next highest is Astwood Bank and Feckenham 
ward with 19% (373 dwellings).  This ward, as well 
as having many older properties it also has 
properties without mains gas, making energy more 
expensive therefore increasing fuel poverty.  
 
Other areas with high output of fuel poverty are 
parts of Church Hill, Abbey and Lodge Park wards.  
 
 

Definition: A household is said to be in fuel poverty if it needs 
to spend more than 10% of its income on fuel to maintain an 
adequate level of warmth (usually defined as 21 degrees for 
the main living area, and 18 degrees for other occupied 
rooms).   
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Vulnerable households 
 
 

 
 
 
 
 
 
 
 
 

Central ward has a very high percentage of vulnerable 
households at 39% (727 households).  There is a 
considerable margin between this ward and the 
second highest ward - Lodge Park with 28% (422 
households). 
 
Most wards (except for except for Crabbs Cross, 
Astwood Bank and Feckenham, and West) in Redditch 
are above the BRE national average (18%) for 
percentage of vulnerable households.   
 
The highest output is from the pre 1919 dwellings in 
the town area, extending across ward boundaries 
(Central, Abbey and Lodge Park); an area with a high 
percentage of private rented accommodation 
compared to the rest of Redditch.  This is another 
indicator that resources should be targeted towards 
vulnerable households privately renting or owner 
occupiers in this area. 
 
Astwood Bank and Feckenham ward have a very low 
percentage of vulnerable households – 13% (259 
households), this is the lowest percentage of 
vulnerable households per ward in the borough (joint 
with West ward).  This indicates that private 
households in this ward are less likely to require 
assistance with improving their properties.   
 
 

Definition: Vulnerable households are defined as those households in receipt of means tested or welfare related 
benefits.  A full list can be found in appendix 3 
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Vulnerable non decent 
 

 
 
 
 

Definition: vulnerable households (see previous 
definition) living in non decent dwellings (see 
non-decent definition). 

The town centre wards (Central (16%), 
Abbey (9%), Lodge Park(9%)) give the 
highest output of vulnerable non decent 
households.  With Central ward the 
highest at again at 16% (298 
households).  The BRE national average 
is 8%.  Parts of Batchley also have a 
high percentage of vulnerable 
households living in non decent 
accommodation, although the overall 
percentage of for this ward is low at 7%. 
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Summary 
 
The Central ward has the greatest need for action to improve properties.  This is due 
to the high number and density of pre 1919 dwellings.  Adjacent wards with similarly 
aged dwellings (Abbey, Lodge Park and Headless Cross and Oakenshaw) also give a 
high percentage and a strong need for future investment in the stock.  
 
Central ward has the highest percentage in eight out of the nine categories 
examined by BRE;  
 

• Non-decent (48% of dwellings),  
• Dwellings with inadequate thermal comfort (30%),  
• Dwellings with HHSRS Category 1 hazards (30%),  
• Dwellings in disrepair (23%),  
• Non-modern dwellings (4%),  
• Households in fuel poverty (22%),  
• Vulnerable households (30%),  
• Vulnerable non decent (16%),  

 
In the SAP less than 35 categories Central ward has the second highest percentage 
of 15% of dwellings, which is still higher than the national BRE average of 13%.    It is 
the only ward to have a higher than the BRE national average non modern rating.  
The area that features most frequently in this ward is the ribbon development of 
properties stretching across Mount Pleasant where there is a high proportion of pre 
1919, and three-storey buildings.  Poor condition is strongly linked with the age of a 
dwelling, its use as a HMOs and the private rented sector, with this type of dwelling 
feature highly in this area.  Redditch has above national average numbers of HMOs, 
the majority of these are located in the central area of the borough (wards including 
Central, Abbey, Lodge Park) 
 
Astwood Bank and Feckenham ward give the second highest output, and in the BRE 
analysis is higher than the national BRE average in six out of nine categories.  This 
ward has highest percentage of SAP less than 35 (24%).  This ward ranks second 
highest in percentage of;  
 

• Non-decent dwellings (41%),  
• Dwellings with HHSRS Category 1 hazards (28%),  
• Dwellings with disrepair (11% - joint with Lodge Park),  
• Households in fuel poverty (19%),    

 
This ward has the third highest percentage of dwellings with inadequate thermal 
comfort (18% - joint with Greenlands). 
 
Astwood Bank and Feckenham ward contains some of the oldest properties in the 
Borough.  Pre 1919 dwellings are more difficult to insulate, and many are not 
connected to mains gas.  These factors can contribute to excess cold in dwellings, a 
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HHSRS Category 1 hazard.  There are parts of this ward that are affluent with the 
likelihood of no need of financial assistance.  However the BRE data (2009) states 
this ward has 573 dwellings (28%) with Category 1 hazards.  Due to the age of the 
stock it is likely that the hazard in this area is excess cold.  And with 373 households 
(19%) in fuel poverty there is clearly a need for support in this area.   
 
The North Worcestershire Care and Repair Agency give a very small number of 
grants to Astwood Bank and Feckenham.  This may be due to fewer households 
being in receipt of qualifying benefits.  There may be households in this ward that are 
eligible for council tax benefit for example that aren’t claiming.  Promotion of benefits 
lifetime loans, grants to improve insulation and other available support needs to be 
carried out in Redditch’s rural areas.   
 
Conclusion 
 
Based on the evidence of the BRE stock modelling data this strategy recognises 
there are significant issues in older areas of the borough, and hot spots in part of the 
former new town areas.  Resources and policies should be focussed towards the 
areas of most need, these being the older dwellings that are situated in Central and 
adjacent wards (Lodge Park and Abbey). 
  
Work is also required to assist rural dwellings where householders are in need of 
assistance.  Although there are a lower percentage of vulnerable households in this 
area, it doesn’t mean that there aren’t households requiring support.  Particularly as 
there are a high number of households (373 households – 19%) living in fuel poverty 
in this area. 
 
The council will work with the above priority areas to promote grants to improve 
energy efficiency, disabled facilities grants and lifetime loans, including those aimed 
at HMO landlords.  Work is needed to support private landlords to raise standards 
and access support in the form of advice and financial assistance that is available to 
them.  In particular encouraging landlords to become accredited by the Midland 
Landlord Accreditation Scheme (MLAS).  This not only educates private landlords on 
required standards and best practice, but a benefit of being accredited by MLAS 
allows them to access grants for free loft and cavity wall insulation. 
 
After the BRE data had been analysed the Housing Strategy team carried out a snap 
shot survey of private sector housing in the borough.  This has helped to obtain 
residents priorities, and in conjunction with the BRE data, and the national, regional 
and local policy drivers will shape this strategies action plan.  The strategic priorities 
are explained in the next chapter. 
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Chapter 3 
 
Strategic Priorities for the future Redditch’s Private Sector Housing 
 
The process for establishing the strategic priorities for has been reached through 
examining the national, regional and local policy drivers, the BRE stock modelling 
data, and a snap shot survey.  The results of the snapshot survey are outlined 
below. 
 
Consultation with residents, homeowners and landlords 
 
A snapshot survey took place during summer 2009 using face to face contact with 
customers, Redditch Borough Council’s website and a postal/email survey of private 
tenants, landlords and owner occupiers to see which private sector housing services 
are seen as priority.   
 
The survey asked respondents to select, two private sector housing services that 
they consider important for Redditch Borough Council to provide residents of 
Redditch. 
 
There were 70 responses to the survey.  It was mainly private tenants (57%) that 
responded, followed by owner occupiers (33%) then landlords (10%).  Five 
respondents live outside of the borough, the remainder live in Redditch. 
 
The response to this consultation prioritised the services in the following order: 
 

 
 Service % 
1 Assistance to low-income households on 

property maintenance and helping arrange 
subsidised loans 
 

17 

2 Returning empty properties back to use 
 

16 

2 Helping older people and people with 
disabilities to live independently in their own 
homes by providing stairlifts, wider doorways, 
etc 
 

16 

3 Advice on reducing energy use and combating 
fuel poverty 
 

15 

4 Enforcing minimum house condition standards 
 

12 

5 Licensing of private landlords to encourage 
better standards of property management 

10 
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6 Help with finding reputable builders 

 
5 

7 Advice to private landlords 
 

5 

8 Protecting private tenants from harassment 
from their landlords 
 

3 

 
This survey shows that residents’ top priorities are: 
 
• Assistance to low-income households on property maintenance and 

helping arrange subsidised loans 
• Returning empty properties back to use 
• Helping older people and people with disabilities to live independently in 

their own homes by providing stairlifts, wider doorways, etc 
• Advice on reducing energy use and combating fuel poverty 
 
The top priority; that respondents want the council to provide is assistance 
to low-income households on property maintenance and helping to arrange 
subsidised loans.  This is reflected in the BRE data, households do need 
assistance to improve decency, reduce fuel poverty and improving thermal 
comfort.  There is an opportunity to explore further assistance, in the form 
of loans using Black Pear (Worcestershire Credit Union), for those 
households that don’t meet the criteria for the council’s lifetime loans 
scheme, but are unable to access a loan to fund household maintenance 
through a bank.   
 
This survey also highlights that private sector residents back the council’s 
commitment to bringing empty properties back to use. 
 
The BRE findings are also mirrored in this survey with 15% of respondents 
prioritising advice on reducing energy use and combating fuel poverty.  The 
BRE research found that Central and Astwood Bank and Feckenham 
wards have a combination of 780 households in fuel poverty.  The research 
finds that Redditch as a whole has 2729 dwelling in fuel poverty. 
 

Merging priorities from research 
 
The findings have been categorised in the following priority areas: 
 

1. Improving housing conditions in the private sector 
2. Support and advice to private sector tenants and vulnerable households 
 

The table overleaf lists the priorities and shows from which process they have 
derived.  It also links their relevance to the key themes in the Sustainable 
Community Strategy and Corporate Plan. 
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Strategic Priority Source Sustainable 
Community 
Strategy 
Objective 

Corporate 
Objective 

Improving housing conditions in the private sector 
 

• Fully implement Redditch 
Property Accreditation Scheme 
(PAS) 

 
 
  

Snap shot survey 
BRE data 2009 
Housing Act 2004 
Protection form Eviction Act 
1977 
Housing Act 1988 
Homelessness Strategy  
West Midlands Regional 
Housing Strategy 2005 – key 
objective 
 

 
 
 
 
 
 
 

Enterprising 
Community 
Safe 
Clean and 
Green 
 
 

• Develop a systematic approach 
to the inspection of licensable 
HMOs and the reissues of 
licenses 

 

Housing Act 2004 
 

 Safe 
Clean and 
Green 
 

• Returning empty properties back 
to use (Implement the Empty 
Homes Strategy) 

Snap shot survey 
RBC Housing Strategy 2005 
Homelessness Strategy 
Empty Homes Strategy 2009 
Housing Act 2004 
West Midlands Regional 
Housing Strategy 2005 
 

 
 
 
 
 

Enterprising 
Community 
Safe 
Clean and 
Green 

• Target areas with greatest need 
of support to improve thermal 
efficiency and fuel poverty 

 

Snapshot survey 
BRE data 2009 
West Midlands Regional 
Housing Strategy 2005  
HECA 1995 
 

 Enterprising 
Community 
Clean and 
Green 
 

• Investigate what assistance can 
be given to off grid properties in 
rural areas. 

 
 

BRE data 2009  
West Midlands Regional 
Housing Strategy 2005 
 

 Enterprising 
Community 
Clean and 
Green 

1 

• Provide assistance to low-income 
households on property 
maintenance and helping arrange 
subsidised loans and help older 
people and people with 
disabilities live independently in 
their own homes 

 

Snap shot survey 
BRE data 2009  
Decent Homes 
RRO 2002 
HGCR 1996 
West Midlands Regional 
Housing Strategy 2005 
Disability projections 

 Enterprising 
Community 
Safe 
Clean and 
Green 
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 • Explore and implement database 
system for recording PSHT work 

Housing Act 2004 
Housing Strategy KLOE 

This is required to support the 
work carried out within the 
Private Sector Housing Team 
and underpins all of these 
objectives. 

Give support and advice to private sector tenants and vulnerable owner occupiers 
 

• Promote available grants lifetime 
loans and support schemes to 
Central (inc older style 
properties), Astwood Bank and 
Feckenham.  

 

Snap shot survey 
BRE data 2009 
West Midlands Regional 
Housing Strategy 2005 
 
 

 Clean and 
Green 
Enterprising 
Community 

• Identify vulnerable private sector 
households, and promote energy 
efficiency grants, lifetime loans, 
and support 

Snap shot survey 
BRE data 2009 
West Midlands Regional 
Housing Strategy 2005 
 

 Clean and 
Green 
Enterprising 
Community 

• Work with Redditch Credit Union 
or similar to develop a savings 
scheme for low income 
households to pay for home 
improvements 

 

Snap shot survey 
BRE data 
West Midlands Regional 
Housing Strategy 2005 
HGCR 1996 
 

 Enterprising 
Community 
 

• Develop a proactive approach to 
liaising with and educating private 
tenants 

 

West Midlands Regional 
Housing Strategy 2005 
 
 

 Safe 
Enterprising 
Community 
 

• Develop a policy and procedure 
for dealing with harassment and 
illegal eviction 

 

West Midlands Regional 
Housing Strategy 2005 
Protection form Eviction Act 
1977 
Housing Act 1988 
 

 Safe 
 

• Develop a policy and procedure 
for taking action in cases of 
serious ASB in privately rented 
property under the Criminal 
Justice and Immigration Act 2008 

Criminal Justice and 
Immigration Act 2008 

 Safe 
Enterprising 
Community 
Clean and 
Green 

2 

• Produce tenants handbook 
 

West Midlands Regional 
Housing Strategy 2005 
Protection form Eviction Act 
1977 
Housing Act 1988 
Homelessness Act 2002 
Homelessness Strategy 2008 
 

 Safe 
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Analysis of Priorities 
 
Improving housing conditions in the private sector 
The majority of the population live in the in private sector either as owner occupiers 
or as private lets.  The BRE data has helped the Council to identify which particular 
areas of the borough require support in improving conditions.  The snap shot survey 
highlights that residents prioritise services that seek to improve conditions in the 
private sector, particularly:  

• assistance to low-income households on property maintenance and helping 
arrange subsidised loans,  

• returning empty properties back to use,  
• helping older people and people with disabilities to live independently in their 

own homes by providing stairlifts, wider doorways, etc and  
• advice on reducing energy use and combating fuel poverty.   

 
It is well established that decent housing is an important factor of a healthy and 
socially stable population.  Redditch PAS seeks to improve housing conditions in the 
private rented sector so that vulnerable households are not being put at risk.  
 
 
Support and advice to private sector tenants and vulnerable households 
By educating private tenants, they will be more empowered to manage private 
tenancies better, and make more of a positive contribution to their community, and 
be less likely to become homeless, in rent arrears and other debt.  This strategy 
sees that this council has a responsibility to ensure that households that are entitled 
to assistance to improve their homes get that assistance.  The council provides 
support in the form of lifetime loans for home owners on qualifying benefits.  In 
addition there are those households not in receipt of qualifying benefits and on a low 
wage unable to access loans or mortgages, but still need support to finance 
essential property maintenance.  An objective of this strategy is to develop a scheme 
that addresses this gap. 
 
Summary 
This strategy commits to delivering these priorities and the private sector housing 
team will: 
 

• Intervene where housing conditions are statutorily unacceptable to ensure 
residents live in safe, healthy homes 

 and, 
• Provide education, information and support services to compliment the 

enforcement of legislation. 
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Chapter 4: Private Sector Housing Services 
 
Where are we now? 
 
What work are we doing now in the private sector? 
There are staff working in four sections at Redditch Borough Council whose prime 
function is working with the private sector housing.  They are located in Environmental 
Health, Housing Strategy, Care and Repair, and Housing Options.    
 
Housing Options 
The Homelessness Prevention Officer situated in Housing Options provides specialist 
advice regarding Assured Shorthold Tenancies and offers a mediation service between 
tenants and landlords with the aim of preventing homelessness.  This post also 
manages the rent deposit scheme.   
 
The table below shows how many priority need cases are being housed in the private 
rented sector. 
Households assisted in the private rented 
sector 2005/06 2006/07 2007/08 2008/09 
Priority need cases assisted with the private 
rented sector no deposit   22 21 
Priority need cases assisted with the private 
rented sector with a deposit 5 26 15 37 
Total 5 26 37 58 
 
The use of the private rented sector for priority need cases is growing.  The council has 
a responsibility to ensure the homes they are housed in are decent.  The plan is to roll 
out Redditch Property Accreditation Scheme for vulnerable applicants. 
 
The Housing Options Service is being enhanced via the Communities and Local 
Government Trailblazer Grant.  This Trailblazer Programme includes projects that are to 
have a benefit to private sector tenants and owner occupiers, these include: 
 

• Use Pod technology to tackle Overcrowding and Disability 
• Information Packs for Offenders and Tackle Financial Exclusion 
• Specialist Rent Deposit Scheme for Socially Excluded 
• Shared House for Singles on Benefits 
• Housing Options, Employment, Education, Benefit Link worker 

 
 
North Worcestershire Care and Repair Agency (HIA) 
The Care and Repair Agency is partly funded by a Supporting People contract and is 
currently undergoing a countywide review.  A summary of the Agency has been 
included, but does not form part of the review of the private sector housing function.   
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What’s happening operationally? 
The Housing Surveyor and the Environmental Health Practitioner from the 
Environmental Health service currently carry out the tasks below relating to the private 
housing sector.  
 
1. Multi-occupied houses (HMOS, licensable and non-licensable) 
1.1 Development of HMO licensing and re-licensing procedure for Redditch Borough 

Council 
1.2 Proactively seeking licensable HMO’s 
1.3 Inspection of HMO’s and issuing schedules of work to ensure compliance with the 

Housing Act 2004 
1.4 Processing HMO lifetime loan applications, inspecting work and issuing lifetime loan

payments in relation to these applications 
1.5 Inspection of licensable HMO’s to ensure that landlords comply with license conditions 

and to give general advice on regulations 
1.6 Drawing plans for means of escape    
1.7 Processing licence applications 
1.8 Carrying out HHSRS inspections of all licensed HMO’s, as required under Part 1 of 

Housing Act 2004 
1.9 Proactively identify non-licensed HMO’s and seek to prosecute landlords for non-

compliance where  
appropriate 

 
2. General housing condition 
2.1 HHSRS inspection of homes in the private sector based on complaints from the  

public regarding property conditions and as per requests from Housing Options 
 

2.2 Dealing with complaints from the public about property conditions, inspecting and 
issuing notices where applicable 

2.3 Dealing with housing prosecution cases under appropriate acts e.g. Housing Act  
2004 

 
3. Grants and lifetime loans 
3.1 Processing HMO lifetime loan applications, inspecting work and issuing lifetime loans
3.2 Dealing with grants enquiries for energy efficiency 

 
  
4. Additional Inspections 
4.1 Completing immigration inspections and reports, these are looked at primarily from 

the viewpoint of overcrowding under the Housing Act 1985, although there is an 
element of HHSRS inspection involved.  

 
5. Energy Efficiency 
5.1 Promoting home energy efficiency 
5.2 Dealing with grant enquiries for energy efficiency 
5.3 Produce the annual home energy conservation report 
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What’s happening strategically?  
These roles are currently carried out by the Housing Policy Officer from the Housing 
Strategy service. 
 
1. Service development 
1.1 Development, implementation and communication of strategies within private sector 

housing (e.g. empty homes) 
1.2 Development, implementation and communication of private sector housing policies 

and procedures (e.g. Interim Management Orders) 
 
 
2. Energy efficiency 
2.1 Development and implementation of microgeneration technology scheme 
2.2 Promotion of energy efficiency to the private sector 
2.3 Delivery of the Warmer Worcestershire project 
 
3. Working to raise standards in private sector housing 
3.1 Development and education of staff and landlords on new policies  
3.2 Developing and delivering training programme for colleagues and private sector 

landlords 
3.3 Development and co-ordination the landlords’ forum and newsletter 
3.4 Development of private sector housing web pages 
3.5 Communication of legislation affecting the private rented sector using leaflets, mail 

shots and Redditch Landlords’ Forum. 
3.6 Development and promotion of landlord accreditation scheme to private landlords  

and tenants 
3.7 Development and promotion of Redditch property accreditation scheme 
3.8 Work with partners (LA, police, fire service, Community Safety Partnership) to  

promote and share best practice and develop new initiatives in the private rented  
sector (e.g. Homestamp, MLAS) 

 
 
Harassment and Illegal eviction 
The Housing Policy Officer has also dealt with the investigation of reported cases of 
harassment and illegal eviction.  In a period of six months a few cases have been 
investigated, and in 4 of these cases the tenant left the private landlord because they 
believed when the landlord told them to ‘get out by tomorrow’ they had no other option. 
 
This indicates there is a need for educating private tenants, or prospective private 
tenants on their rights and responsibilities.  The production of a private tenants’ 
handbook and the provision of training would work to achieving greater understanding 
from landlords and tenant empowerment, and less homelessness applications. 
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North Worcestershire Care and Repair Agency 
The key aim of the Agency is to help homeowners and private tenants remain safe, 
secure, comfortable and independent in their own homes by providing information and 
assistance if the house needs repairs, adaptations or improvements.  The Agency is non-
profit making and receives money from local government and other sources to operate the 
service.  The Agency operates: 
 

1. Disabled Facilities Grant (DFG) 
This is a mandatory grant for people with disabilities for essential adaptations to give 
better freedom of movement into and around their home and to access essential 
facilities within it.  Where necessary it can also provide the essential facilities 
themselves. 
 
Who qualifies? 
Anyone who has a disability or someone living with them who has a disability and 
requires adaptations to their property can apply.  You must either be the owner of the 
dwelling, or be a private tenant and be able to provide the Local Authority with the 
necessary owners or tenants certificate.  Confirmation from the owner that they are 
happy with the work being undertaken within their property is also required. 
 
2. Lifetime Loans 
Lifetime Loans are discretionary loans for essential repairs, improvements and minor 
adaptations to a dwelling or mobile home.  It is given in the form of an interest free 
loan, that is repaid when the ownership of the property changes. 
 
Who qualifies? 
You must be a homeowner aged 18 or over, and have lived in the property for at least 
three years.  You must have an entitlement to an income related benefit with less than 
£6,000 in savings. 
Qualifying benefits include: 

• Income support 
• Income based Job Seekers Allowance 
• Working Tax Credit 
• Housing Benefit 
• Council Tax Benefit 
• Pension Credit 

 
Expenditure 

 
Grant 2005/06 2006/07 2007/08 2008/09 
Disabled 
Facilities 
Grant 

£281K £320K £399K £460K 

Minor 
Works/Lifetime 
Loan 

£78K £95K £189K £163K 

Care and Repair: Grant expenditure  
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Progress report from Private Sector Housing Strategy 2004 
 
The table at Appendix 2 is an updated version of the action plan from the existing 
Private Sector Housing Strategy (2004).  The last two columns indicate whether the 
objective was completed, with an explanation where necessary, and whether any further 
action is required.   
 
Some of this action plan has been implemented including the HMO licensing system for 
higher risk HMOs.  To date 50 HMOs have been licensed, 9 are in the process of 
becoming licensed, and it is thought that there are a further 20-30 HMOs requiring 
licensing.  This objective was achieved by using extra resources from the Regional 
Capital Housing Pot.    
 
A successfully achieved objective has been the reestablishment of the Landlords’ 
Forum, which is growing in popularity.  The Forum has recently been accompanied by 
‘Ahead of the Game’ the Redditch Landlords’ Newsletter which goes out to in excess of 
400 landlords.  The Forum has been a useful aide in promoting the Midland Landlord 
Accreditation Scheme (MLAS).  This Midland wide scheme has accredited almost 1000 
landlords including 21 operating in Redditch. 
 
However some areas still require work, and due to lack of resources some objectives, 
including those given a high priority are yet to be fulfilled: 
 
1. To have a Private Sector Housing Team with adequately and appropriately 
skilled staff, given a high priority has not been completed.  Lack of staff resources has 
impacted on the delivery of 2004 Strategy’s Action Plan.  A review of the private sector 
housing function is still required, is still considered to be a high priority.   
 
3. A new systematic approach to inspection and enforcement in the private 
sector, this was given a high priority and has not been completed.  This strategy still 
recognises this as high priority and it is in the action plan. 
 
5. An accreditation system in partnership with local landlords, given a low priority.  
A scheme has been developed, however is yet to be fully implemented.  Phase one of 
this scheme – MLAS – training and development of landlords has been implemented.  
Phase two – the property accreditation scheme is pending introduction.   
 
6. A formal approach to returning Empty Properties back to use, given a medium 
priority has been developed, but is yet to be fully implemented. 
 
8. An agreement with a specialist financial provider to offer a range of equity 
release and similar financial packages, given a medium priority wasn’t completed 
due to the Financial Service Authority requirements in local authorities providing 
financial advice regarding equity release.  What has been developed are lifetime 
loans and the current review of the HIA which will introduce the Kickstart scheme. 
For those households experiencing financial exclusion and not eligible for lifetime 
grants the action plan seeks to develop a scheme with the Credit Union to 
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encourage households to save, then be in a position to borrow money for home 
improvements. 
 
These objectives some modified still need to be met.  The implementation of the 
accreditation scheme has been upgraded to a high priority because the scheme has been 
developed and approved by council and the risk of not completely rolling this out has an 
impact on vulnerable households.   
 
Where do we want to be? 
 
The evidence tells us that we should be working on the following: 
 
A. Priorities from consultation 
The top three priorities from the survey of private sector tenants, landlords and owner 
occupiers are: 
 

1. Provide assistance to low-income households on property maintenance and 
helping arrange subsidised loans. 

2. Helping older people and people with disabilities live independently in their own 
homes by providing stairlifts, wider doorways, ramps etc. 

3. Returning empty properties to use.   
 
The existing private sector housing team and the Care and Repair Agency are already 
working to meet these priorities, but can expand these, such as looking at ways of 
supporting households that don’t qualify for lifetime loans, and ensuring the existing 
schemes operated by the council are publicised in the best way possible.   
 
B. Priorities emerging from research 
 

• Operating a proactive service, with a systematic approach that concentrates on 
areas identified by BRE research as in greater need.  A strategic approach to 
inspection that moves away from the current complaint led approach.   

 
• Devise a system to complete the HHSRS inspection of licensed HMOs 

 
• Identify other multi-occupied properties which are non-licensable and investigate a 

procedure for ensuring compliance with requisite standards. 
 

• Develop a targeted approach using the BRE data for the promotion of grants 
schemes for energy efficiency and lifetime loans for properties in need of repair. 

 
• Work with landlords that own pre 1919 properties in the town centre areas to 

ensure that the buildings are as energy efficient as possible. 
 

• Develop a policy and procedure to protect private tenants from harassment and 
illegal eviction from their landlords.   
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• Investigate providing assistance to low-income households on property 
maintenance and helping arrange subsidised loans.  Look at developing a scheme 
with Black Pear (Worcestershire Credit Union). 

 
• Promote lifetime grants to vulnerable households so that these households are 

aware of assistance available to them for home improvement works. 
 
 
C. Building upon existing resources 
 
It is recognised at all tiers of Government that local authorities need to work alongside 
landlords to encourage better standards of property management.   Using the Redditch 
Property Accreditation Scheme (PAS) this council can achieve this goal.  The scheme has 
a two tier approach to accrediting landlords.  The first stage is about training and 
continuous professional development of the private landlord and the second stage is 
about ensuring property standards meet the decent homes standard.  Redditch Borough 
Council utilise the Midland Landlord Accreditation Scheme (MLAS) for the first stage, and 
to date have 21 landlords, that operate in the area are MLAS approved. 
 
The Redditch PAS has not yet been implemented, and it is proposed that a pilot is run on 
the second stage to test the resource requirements.  Once this scheme is fully functioning 
the aim is that all private sector referrals of vulnerable applicants would be to Redditch 
PAS properties.  
 
The private sector housing team currently deal with complaints from private tenants on 
unfitness, overcrowding and harassment and illegal eviction.   
 

 07/08 08/09 
Unfitness & Overcrowding 55 29 
Harassment & Illegal Eviction 1 5 

 
Note: due to the current system of recording complaints, not all incidents are reported above, these figures 
give an indication.  The Housing Options team deal with a number of private landlord/tenant disputes in 
which they intervene and prevent homelessness.   
 
 
Conclusion 
 
Central Government recognises the importance of a thriving private sector, and looks 
to local authorities to support this.  Redditch Borough Council has already developed 
some outstanding initiatives to improve conditions in the private sector.  To continue 
to make a real difference the objectives outlined in the action plan at Appendix 1 now 
need to be implemented. 
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Appendix 1 Action Plan 
 

1. Improve housing conditions in the private sector 
What will we 

do? 

Priority When 
will we 
do it by? 

Who will 
deliver 
this? 

Resources 
Needed 

Milestones Target/Outcome? What would 
success look 
like? 

Comments 

1.1 Fully 
implement 
Redditch 
Property 
Accreditation 
Scheme  
 

HIGH 
The council 
relies heavily 
on the private 
landlords for 
housing 
applicants.  
Once 
implemented 
this scheme 
would ensure 
that 
vulnerable 
housing 
applicants 
are housed in 
decent 
private sector 
homes.   

Stage 1 
April 
2011 
 
 
 
 
Stage 2 
April 
2011 
 
 
 
 
Stage 3 
April 
2020 
 
 

Private 
sector 
housing 
team 
 

Existing 
Resources 

1. Ensure 100% of 
landlords used by 
Hsg Options are 
MLAS accredited 
 
2.Staff resources in 
place to operate 
Redditch PAS – 
admin and 
inspections carried 
out by PSHT 
 
3. Ensure that 75% 
of vulnerable 
applicants housed 
in the private sector 
are housed in 
Redditch PAS 
properties 

April 2011 Only use 
MLAS accredited 
landlords in Hsg 
Options  
 
 
April 2011 have the 
staff in place to 
properly administer 
and inspect the 
PAS.   
 
 
By April 2020 use 
PAS properties for 
75% of vulnerable 
referrals 

In 10 years have 
75% of vulnerable 
referrals living in 
decent homes 

Scheme 
already 
developed 
and agreed 
by council, 
this now 
needs to be 
fully 
implemented 
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What will we 

do? 

Priority When 
will we 
do it by? 

Who will 
deliver 
this? 

Resources 
Needed 

Milestones Target/Outcome
? 

What would 
success look 
like? 

Comments 

1.2 Develop a 
systematic 
approach to the 
inspection of 
licensable HMOs 
and the reissue 
of licenses  

HIGH 
This is a 
legal 
requirem
ent under 
the 
Housing 
Act 2004 

April 
2011 
 
 

Private 
Sector 
Housing 
Team 

Use data of 
existing licensed 
HMOS and CT 
records to ensure 
licenses in place.  
Then set plan for 
renewal process. 
 
 

1. Look at hot spot 
areas as identified by 
BRE survey 
2. Complete the 
HHSRS inspection of 
licensable HMOs (5 
year period) 
3. Devise a system to 
check licence 
conditions and re-
inspect HMOs.  Self 
assessment for 
MLAS landlords 
4. Have system for 
proactive inspection 

To have a system 
in place for 
proactively 
identifying 
licensable HMOs 

To have licensed 
90% of projected 
licensable HMOs 

Local 
authorities 
have a 
mandatory duty 
to licence and 
proactively 
seek licensable 
HMOs 

1.3 Fully 
implement the 
Empty Homes 
Strategy 
 

HIGH 
Essential 
housing 
resource
s could 
be 
wasted 
without 
delivering 
the 
empty 
homes 
strategy 

April 
2011 
 
 

Private 
sector 
housing 
team 
 
Housing 
Enabling 
Officer 

Existing 
Resources 

1. Have a dedicated 
role within an existing 
job dealing with 
empty homes. 
2. Set up a system of 
recording and 
monitoring progress. 
3. Targeted approach 
e.g. tackle dwellings 
with 2-3 bedrooms or 
with finance 
outstanding, links to 
mortgage rescue 
4. Work with private 
landlords/RSLs to 
bring empty homes 
back into stock 

Bring 90 empty 
homes back into 
use by 31st March 
2011 
 

 The strategy 
has already 
been approved 
by council.  
Bringing back 
empty homes 
into use has 
many benefits 
including: 
Reducing 
pressure on 
housing waiting 
list 
Reducing anti-
social 
behaviour 
Utilising a 
wasted 
resource 
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What will we do? Priority When 

will we 
do it by? 

Who will 
deliver 
this? 

Resources 
Needed 

Milestones Target/Outcome
? 

What would 
success look like? 

Comments 

1.4 Target areas with 
greatest need of 
support to improve 
thermal efficiency 
and fuel poverty 
 

HIGH 
Central ward 
has a very 
high level 
(30%) of 
dwellings 
with 
inadequate 
thermal 
comfort and 
22% in fuel 
poverty.    

April 
2013 
 
 

Private 
Sector 
Housing 
Team 
Care and 
Repair 
Act on 
Energy 
 
 

Existing 
Resources 

Use the Warmer 
Worcestershire data 
combined with the 
BRE stock modelling 
data to identify 
streets in greatest 
need 

National 
Indicators 186, 
187 and 188 

Achieved LAA NI 
target 

 

1.5 Investigate what 
assistance can be 
given to off grid 
properties in rural 
areas. 

LOW 
Properties off 
mains gas 
can be 
expensive to 
heat  

April 
2012 
 
 
 

Private 
sector 
housing 
team 
 

Existing 
Resources 

1. Identify which 
properties are off gas 
2. What schemes are 
available through 
suppliers (Eon 
scheme)? 
3. What are other 
LAs doing? 
4. Investigate 
external funding 
opportunities 

National 
Indicators 186, 
187 and 188 

To have assisted in 
reducing the fuel bills 
for 10% of properties 
in these areas. 
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What will we do? Priority Whe

n will 
we 
do it 
by? 

Who will 
deliver 
this? 

Resources 
Needed 

Milestones Target/Outcome? What would 
success look 
like? 

Comments 

1.6 Provide 
assistance to low-
income 
households with 
property 
maintenance and 
helping arrange 
subsidised loans. 
Help older people 
and people with 
disabilities live 
independently in 
their own homes  
 

High Ong
oing 

HIA Existing HIA 
resources, 
Kickstart 
funding 

Complete HIA 
review 

To deliver support 
services to 
qualifying Redditch 
households  

Qualifying 
households to be 
given assistance 
where needed 

 

1.7 Explore and 
implement 
database system 
for recording PSHT 
work 

High 
The current 
database(s) 
for recording 
is ad hoc.  
Uses 4 
different 
computer 
systems, it 
doesn’t show 
a true 
relection of 
complaints, 
inspections 
and work 
carried out 
within this 
team 

April 
2011 
 
 

Private 
sector 
housing 
team 

 
Existing 
Resources 

1. Investigate what 
systems other LAs 
use – BDC 
2. Assess RBC 
needs 
3. Get quotes 
4. Report findings 
with 
recommendations 
5. Implement new 
system 

To have suitable IT 
system for 
recording and 
reporting on Private 
sector housing 
inspections, actions 
etc.   
The system should 
be suitable for 
recording HHSRS 
inspections 

PSHT to be trained 
on system.  The 
system should 
allow the team to 
record and analyse 
all types of 
complaints and 
inspections  
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2. Give support and advice to private sector tenants and vulnerable owner occupiers 
What will we 

do? 

Priority When 
will we 
do it by? 

Who will 
deliver this? 

Resources 
Needed 

Milestones Target/Outcome
? 

What would 
success look 
like? 

Comments 

2.1 Promote 
available grants, 
lifetime loans and 
support, 
schemes to 
Central (pre 1919 
properties), 
Astwood Bank 
and Feckenham.    
 

HIGH 
These two 
wards have 
the poorest 
stock 
condition    

Ongoing 
 
 
 

Private sector 
housing team 
Care and 
Repair 

Existing 
Resources 

1. Use BRE data to identify areas in 
greatest need. 
2. Design promotional campaign 
e.g. work with Local/Village shops, 
Parish Council meetings, landlords 
Forum 
 

An increased 
take up of lifetime 
loans and energy 
efficiency grants 
from residents in 
pre 1919 
dwellings 

To get maximum 
take up on loans 
and grants 
schemes 

 

2.2 Identify 
vulnerable 
private sector 
households, and 
promote energy 
efficiency grants, 
lifetime loans, 
and support. 

 

HIGH 
Not all 
vulnerable 
households 
take 
advantage 
of the 
support 
available to 
improve 
property 
condition 
and reduce 
fuel poverty 

Ongoing 
 
 
 

Private 
Sector 
Housing 
Team 
Care and 
Repair 
 

Existing 
Resources 

Obtain data from CT records for 
those households in receipt of CT 
benefit and then promote lifetime 
loans to these households. 
 

An increased take 
up of lifetime loans 
and energy 
efficiency grants 
from those 
deemed as 
vulnerable (in 
receipt of 
qualifying benefits) 

To get maximum 
take up on loans 
and grants 
schemes 

Commenced 
by Care and 
Repair Oct 
09 

2.3 Work with 
Redditch Credit 
Union or similar 
to develop a 
savings scheme 
for low income 
households to 
pay for home 
improvements 

MED 
Households 
that are 
financially 
excluded 
from banks 
and/or don’t 
have 
enough 

April 
2011 
 
 

Private sector 
housing team 
Care and 
Repair 
 
 

Within 
existing 
resources 
 
 

1. Get data from C+R on applicants 
that didn’t meet criteria for Lifetime 
loans. 
2. Look at hot spot areas on BRE 
maps, particularly former RTB, 
identify areas in greatest need  
3. Explore funding opportunities to 
kickstart savings plan with CU 
4. Develop and get scheme 

To have 10 low-
income 
households on 
savings scheme 
for the purpose 
funding of property 
maintenance 

To have assisted 
3 households with 
subsidised loans 
for home 
improvements 

Easily 
achieved with 
minimum 
resource 
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income to 
pay to 
repairs and 
not on 
qualifying 
benefits for 
lifetime 
loans would 
benefit from 
assistance 
from the 
CU 

approved 
 5. Produce promo through website 
and target areas of highest need 

2.4 Develop a 
protocol with the 
Police for taking 
action in cases of 
serious nuisance 
in privately 
rented properties 
under the 
Criminal Justice 
and Immigration 
Act 2008 

LOW 
If a case 
arises 
where 
action 
under this 
act is 
appropriate 
it would 
help if a 
protocol 
had been 
agreed with 
the Police 

April 
2012 
 
 

Private sector 
housing team 

Existing 
Resources 

1. Research Criminal justice and 
immigration Act 2008? 
2. What are other Las doing? 
3. Consultation with Police and 
relevant officers 
4. Agree protocol with the Police 

To have agreed 
policy and 
procedure in place 

For relevant 
officers to be 
trained in new 
policy and 
procedure so that 
if situation occurs 
where appropriate 
to use, officers 
confident to take 
this cause of 
action.  
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What will we 

do? 

Priority When 
will we 
do it by? 

Who will 
deliver this? 

Resourc
es 
Needed 

Milestones Target/Outco
me? 

What would success 
look like? 

Commen
ts 

2.5 Develop a 
proactive 
approach to 
liaising with 
and educating 
private tenants 
 

MED 
The 
Council 
assists 
many 
vulnerable 
tenants 
that have 
had bad 
experience
s in the 
private 
rented 
sector 

April 
2012 
 
 

Private sector 
housing team 
 
Housing 
Options Link 
Worker 
 
Reddi centre 

Existing 
Resource
s 

1. Develop training and 
guidance for  private 
tenants and YMCA 
tenants looking to move 
into private sector to 
incorporate budgeting 
and tenants rights and 
responsibilities 
2. Produce 
leaflets/booklets available 
on RBC website 
3. Link to a private 
tenants 
passport/accredited 
tenants scheme  
 

A reduction in 
complaints 
from private 
sector tenants 
 

A better understanding 
by private tenants of 
their rights and 
responsibilities resulting 
in more tenancies 
sustained, greater 
financial stability, less 
debt, a thriving private 
sector and less 
homeless applicants 
Vulnerable young 
people being more 
equipped to manage 
any tenancy, including 
private sector 

 

2.6 Develop a 
procedure for 
dealing with 
harassment 
and illegal 
eviction  
 

MED 
Councils 
have power 
to start 
legal 
proceeding
s under the 
relevant 
legislation. 
There is 
currently 
no 
corporate 
system in 
place for 
dealing 
with such 
cases. 

October 
2011 
 
 

Private sector 
housing team  
 
Housing 
Options 
 
 
 

Existing 
Resource
s 

June 2010 to have central 
reporting system in place 
on shared drive, used by 
trained staff in 
OSS/HO/PSHT 
April 2011 to have policy 
and procedure approved 
October 2011 to have 
completed training on 
new procedure  
 
 
  

Procedure to 
be 
implemented 
and staff 
involved to 
have been 
trained by Oct 
2011 

Staff, private landlords 
and tenants to have 
been trained in how to 
deal with situations of 
possible harassment 
and illegal eviction. 
 
This should result in 
greater landlord 
knowledge, tenant 
empowerment and less 
homeless cases. 
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What will 

we do? 

Priority When 
will we 
do it 
by? 

Who will 
deliver 
this? 

Resources 
Needed 

Milestones Target/Outcome? What would 
success look like? 

Comments 

2.7 Produce 
tenants 
handbook 
 
 

MED 
Private 
tenants 
and 
landlords 
would 
benefit 
from 
guidance 
on rights 
and 
responsibil
ities with 
local 
support 
informatio
n. 

October 
2010 
 
 

Private 
sector 
housing 
team 
 

Budget for 
printing 
required – 
within 
existing 
resources 
 
 

1. Produce document in 
consultation with 
tenants, landlords, 
YMCA, Housing 
Options 
2. The Homestamp 
Read this First booklet 
 

October 2010 have 
document ready for 
distribution  

Every tenant going 
into private 
accommodation 
through RBC to be 
used with a 
handbook 
Every MLAS landlord 
to distribute these at 
sign up 
Handbook available 
on website for 
download 
Handbook used as a 
training tool for 
YMCA and Inspire 
project 
CAB and YMCA to 
stock handbook 

This is easily 
achieved 
within existing 
resources 
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Appendix 2: Indicator definitions 
 
The Decent Homes Standard 
 

This section gives a detailed definition of the decent home standard and explains the four 
criteria that a decent home is required to meet. These are: 

• it meets the current statutory minimum standard for housing; 

• it is in a reasonable state of repair; 

• it has reasonably modern facilities and services; 

• it provides a reasonable degree of thermal comfort. 

The decent home definition provides a minimum standard. Landlords and owners doing 
work on their properties may well find it appropriate to take the dwellings above this 
minimum standard. 

 

Criterion A: the dwelling meets the current statutory minimum standard for housing 

The purpose of the HHSRS assessment is not to set a standard but to generate objective 
information in order to determine and inform enforcement decisions. The guidance on 
inspections and assessments is contained in the Operating Guidance.  This is an extensive 
document and can be found at http://www.communities.gov.uk/index.asp?id=1161785 . 

HHSRS assesses twenty nine categories of housing hazard, including factors which were 
not covered or were covered inadequately by the housing fitness standard. It provides a 
rating for each hazard. It does not provide a single rating for the dwelling as a whole or, in 
the case of multiply occupied dwellings, for the building as a whole.    A hazard rating is 
expressed though a numerical score, which falls within a band. There are 10 bands. Scores 
in Bands A to C are Category 1 hazards. Scores in Bands D to J are Category 2 hazards. 

The hazards that can be assessed are those associated with or arising from: 
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Physiological Requirements Protection Against Infection

Damp and mould growth Domestic hygiene, pests and refuse

Excess cold Food safety
Excess heat Personal hygiene, sanitation and 

drainage

Asbestos (and MMF) Water supply for domestic purpose

Biocides Protection Against Accidents

Carbon monoxide and fuel 
combustion products

Falls associated with baths

Lead Falling on level surfaces

Radiation Falling on etc 
Uncombusted fuel gas Falling between levels

Volatile Organic Compounds Electrical hazards

Fire
Psychological Requirements Flames, hot surfaces

Crowding and space Collision and entrapment

Entry by intruders Explosions
Lighting Position and operability of amenities

Noise Structural collapse and failing 
elements  

 

The HHSRS assessment is based on the risk to the potential occupant who is most vulnerable to 
that hazard. For example, stairs constitute a greater risk to the elderly, so for assessing hazards 
relating to stairs they are considered the most vulnerable. The very young as well as the elderly 
are susceptible to low temperatures. A dwelling that is safe for those most vulnerable to a hazard 
is safe for all. 

Action by authorities is based on a three-stage consideration: (a) the hazard rating determined 
under an HHSRS assessment; (b) whether the authority has a duty or power to act, determined by 
the presence of a hazard above or below a threshold prescribed by Regulations (Category 1 and 
Category 2 hazards); and (c) the authority's judgement as to the most appropriate course of action 
to deal with the hazard.  

The threshold above which a hazard becomes a Category 1 hazard is currently a hazard rating 
score of 1,000. 
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Criterion B: the dwelling is in a reasonable state of repair 

A dwelling satisfies this criterion unless: 

• one or more key building components are old and, because of their condition, need 
replacing or major repair; or 

• two or more other building components are old and, because of their condition, need 
replacement or major repair. 

BUILDING COMPONENTS 

Building components are the structural parts of a dwelling (e.g. wall structure, roof structure), other 
external elements (e.g. roof covering, chimneys) and internal services and amenities (e.g. 
kitchens, heating systems). 

Key building components are those which, if in poor condition, could have an immediate impact on 
the integrity of the building and cause further deterioration in other components.  They are the 
external components plus internal components that have potential safety implications and include: 

• External Walls 

• Roof structure and covering 

• Windows/doors 

• Chimneys 

• Central heating boilers 

• Gas fires 

• Storage Heaters 

• Electrics 

If any of these components are old and need replacing, or require immediate major repair, then 
the dwelling is not in a reasonable state of repair and remedial action is required. 

Other building components are those that have a less immediate impact on the integrity of the 
dwelling. Their combined effect is therefore considered, with a dwelling not in a reasonable state 
of repair if 2 or more are old and need replacing or require immediate major repair. 

‘OLD’ AND IN ‘POOR CONDITION’ 

A component is defined as ‘old’ if it is older than its expected or standard lifetime. The component 
lifetimes used are consistent with those used for resource allocation to local authorities and are 
listed at the end of this appendix.  Components are in ‘poor condition’ if they need major work, 
either full replacement or major repair. The definitions used for different components are as listed 
at the end of this appendix. 

One or more key components, or two or more other components, must be both old and in poor 
condition to render the dwelling non-decent on grounds of disrepair. Components that are old but 
in good condition or in poor condition but not old would not, in themselves, cause the dwelling to 
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fail the standard. Thus for example a bathroom with facilities which are old but still in good 
condition would not trigger failure on this criterion. 

Where the disrepair is of a component affecting a block of flats, the flats that are classed as non 
decent are those directly affected by the disrepair. 

Criterion C: The dwelling has reasonably modern facilities 
and services 

A dwelling is considered not to meet this criterion if it lacks three or more of the 

following facilities: 

• a kitchen which is 20 years old or less; 

• a kitchen with adequate space and layout; 

• a bathroom which is 30 years old or less; 

• an appropriately located bathroom and WC; 

• adequate noise insulation; 

• adequate size and layout of common entrance areas for blocks of flats. 

The ages used to define the ‘modern’ kitchen and bathroom are less than those for the disrepair 
criterion. This is to take account of the modernity of kitchens and bathrooms, as well as their 
functionality and condition. 

There is some flexibility inherent in this criterion, in that a dwelling has to fail on three criteria 
before failure of the decent homes standard itself. Such a dwelling does not have to be fully 
modernised for this criterion to be passed: it would be sufficient in many cases to deal with only 
one or two of the facilities that are contributing to the failure. 

These standards are used to calculate the national standard and have been measured in the 
English House Condition Survey (EHCS) for many years. For example, in the EHCS: 

• a kitchen failing on adequate space and layout would be one that was too small to contain 
all the required items (sink, cupboards, cooker space, worktops etc) appropriate to the size 
of the dwelling; 

• an inappropriately located bathroom or WC is one where the main bathroom or WC is 
located in a bedroom or accessed through a bedroom (unless the bedroom is not used or 
the dwelling is for a single person). A dwelling would also fail if the main WC is external or 
located on a different floor to the nearest wash hand basin, or if a WC without a wash hand 
basin opens on to a kitchen in an inappropriate area, for example next to the food 
preparation area; 

• inadequate insulation from external airborne noise would occur where there are problems 
with, for example, traffic (rail, road or aeroplanes) or factory noise. Reasonable insulation 
from these problems should be ensured through installation of double glazing; 

• inadequate size and layout of common entrance areas for blocks of flats would occur where 
there is insufficient room to manoeuvre easily, for example where there are narrow access 
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ways with awkward corners and turnings, steep staircases, inadequate landings, absence 
of handrails, low headroom etc. 

Criterion D: the dwelling provides a reasonable degree of thermal comfort 

The definition requires a dwelling to have both: 

• efficient heating; and 

• effective insulation. 

Under this standard, efficient heating is defined as any gas or oil programmable central heating or 
electric storage heaters/programmable solid fuel or LPG central heating or similarly efficient 
heating systems1. Heating sources which provide less energy efficient options fail the decent 
home standard. 

Because of the differences in efficiency between gas/oil heating systems and the other heating 
systems listed, the level of insulation that is appropriate also differs: 

• For dwellings with gas/oil programmable heating, cavity wall insulation (if there are cavity 
walls that can be insulated effectively) or at least 50mm loft insulation (if there is loft space) 
is an effective package of insulation under the minimum standard set by the Department of 
Health; 

• For dwellings heated by electric storage heaters/programmable solid fuel or LPG central 
heating a higher specification of insulation is required to meet the same standard: at least 
200mm of loft insulation (if there is a loft) and cavity wall insulation (if there are cavity walls 
that can be insulated effectively). 

Component lifetimes and definition of ‘in poor condition’ used in the national measurement 
of the disrepair criterion 

COMPONENT LIFETIMES 

Table B.1 shows the component lifetimes within the disrepair criterion to assess whether the 
building components are ‘old’. These are used to construct the national estimates of the number of 
dwellings that are decent and those that fail. 

 

 

Table D.1: Component lifetimes used in the disrepair criterion 

Building components 

(key components marked*) 

Houses 
and 
bungalows 

All flats in 
blocks of 
below 6 
storeys 

All flats in 
blocks of 6 or 
more storeys 

Wall structure* 80 80 80 

Lintels* 60 60 60 

Brickwork (spalling)* 30 30 30 
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Wall finish* 60 60 30 

Roof structure* 50 30 30 

Chimney* 50 50 N/A 

Windows* 40 30 30 

External doors* 40 30 30 

Kitchen 30 30 30 

Bathrooms  40 40 40 

Heating – central heating gas 
boiler* 

15 15 15 

Heating – central heating 
distribution system 

40 40 40 

Heating – other* 30 30 30 

Electrical systems* 30 30 30 

 

IN POOR CONDITION 

Table B.2 sets out the definitions used within the disrepair criterion to identify whether building 
components are ‘in poor condition’. These are consistent with EHCS definitions and will be the 
standard used to monitor progress nationally through the EHCS. The general line used in the 
EHCS is that, where a component requires some work, repair should be prescribed rather than 
replacement unless: 

• the component is sufficiently damaged that it is impossible to repair; 

• the component is unsuitable, and would be even it were repaired, either because the 
material has deteriorated or because the component was never suitable; (for external 
components) even if the component were repaired now, it would still need to be replaced 
within 5 years. 

 

Table B.2: Component lifetimes used in the disrepair criterion 

 Definition of ‘in poor condition’ used in EHCS 

Wall structure  Replace 10% or more or repair 30% or more 

Wall finish  Replace/repoint/renew 50% or more 

Chimneys  1 chimney needs partial rebuilding or more 

Roof structure  Replace 10% or more to strengthen 30% or more 

Roof covering  Replace or isolated repairs to 50% or more 
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Windows Replace at least one window or repair/replace sash or 
member to at least two (excluding easing sashes, reglazing 
painting) 

External doors  Replace at least one 

Kitchen  Major repair or replace 3 or more items out of the 6 (cold 
water drinking supply, hot water, sink, cooking provision, 
cupboards 

Bathroom  Major repair or replace 2 or more items (bath, wash hand 
basin, 

Electrical system  Replace or major repair to system 
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SAP Rating 

SAP is the UK Government’s standard methodology for home energy cost ratings. SAP ratings 
allow comparisons of energy efficiency to be made, and can show the likely improvements to a 
dwelling in terms of energy use. The Building Regulations require a SAP assessment to be carried 
out for all new dwellings and conversions. Local authorities, housing associations, and other 
landlords also use SAP ratings to estimate the energy efficiency of existing housing. The version 
on which the SAP<35 model is based is SAP 2005. 

The SAP ratings give a measure of the annual unit energy cost of space and water heating for the 
dwelling under a standard regime, assuming specific heating patterns and room temperatures. 
The fuel prices used are averaged over the previous three years across all regions in the UK. The 
SAP takes into account a range of factors that contribute to energy efficiency, which include: 

• thermal insulation of the building fabric; 

• the shape and exposed surfaces of the dwelling; 

• efficiency and control of the heating system; 

• the fuel used for space and water heating; 

• ventilation and solar gain characteristics of the dwelling. 

SAP is not affected by the individual characteristics of the household occupying the dwelling or by 
the geographical location. 

SAP scale 

The SAP rating is expressed on a logarithmic scale, which normally runs from 1 (very inefficient) to 
100 (very efficient).  

 

Fuel Poverty 

A household is said to be in fuel poverty if it needs to spend more than 10% of its income on fuel 
to maintain an adequate level of warmth (usually defined as 21 degrees for the main living area, 
and 18 degrees for other occupied rooms). This broad definition of fuel costs also includes 
modelled spending on water heating, lights, appliances and cooking. 
 
The Fuel Poverty Ratio is defined as: 
 

fuel costs (usage x price) 
fuel poverty ratio = ________________________ 

income 
 
If this ratio is greater than 0.1 then the household is counted as being in Fuel Poverty. 
 
Income 
 
Two different classifications of incomes are used, and from these two different fuel poverty ratios 
are calculated. The official headline figure uses the full income definition whilst the basic income 
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definition is also produced. For both definitions, income is measured net of income tax and 
national insurance. 
 
• The basic income is a measure of household income and is calculated by adding the personal 
incomes of every member of the household together plus any benefit payments that the household 
receives (from private source, state benefits and savings) but excludes income related directly to 
housing; 
 
• The full income definition is the official headline figure. In addition to the basic income measure, it 
includes income related directly to housing (i.e. Housing benefit, Income Support for Mortgage 
Interest (ISMI), Mortgage Payment Protection Insurance (MPPI), Council Tax Benefit (CTB). 
 
Fuel Costs 
 
Fuel costs are modelled, rather than based on actual spending. They are calculated by combining 
the fuel requirements of the household with the corresponding fuel prices. The key goal in the 
modelling is to make sure that the household achieves the adequate level of warmth set out in the 
definition of fuel poverty whilst also meeting their other domestic fuel requirements. 
 
Vulnerable households 
The term vulnerable can take on a number of meanings.  The indicator used for the 2006 model 
includes households who were in receipt of the following benefits:  

• Income support  
• Housing benefit 
• Council tax benefit 
• Income based job seekers allowance 
• Disability living allowance : Care Component 
• Disability living allowance : Mobility Component 
• Pension Credit 
• Attendance allowance 
• Industrial Injuries Disablement benefit 
• War disablement pension 
• When income below £15,050  

o Working tax credit and in receipt of a disability premium 
o Child tax credit 
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Part of the process of designing house condition survey
contracts is explaining to councillors and senior officers how
impossible it is to provide the ward data they covet with any
accuracy unless huge and economically unjustifiable samples
are selected. It is more typical for authorities to use smaller,
less expensive samples and then divide the area into three or
four groups of wards for reporting purposes. While this might
be sounder statistically, it is, and remains, of little value for
targeting purposes. Occasionally, areas where problems are
suspected can be surveyed using larger samples but this is
rarely a complete solution. Because they are so expensive,
surveys cover several purposes and a sample, which is suitable
for one purpose eg unfitness, may be unsuitable for another
such as fuel poverty. 

Recognising these problems, Chris Jarvis at the Greater London
Authority, who advises London boroughs on local stock
condition data gathering and Simon Nicol, director of the
Building Research Establishment's Housing Centre had
considered using English House Condition Survey (EHCS) data,
which the BRE analyses for the Office of the Deputy Prime
Minister, to produce a mathematical model to predict local
housing conditions. In 2002, the BRE was successful in its bid
to the Foundation for the Built Environment for a grant to
fund the development of a local housing stock model. 

Eighteen months on, the BRE has designed a series of models
which have taken EHCS 2001 data and combined it with data
sources with national coverage (such as the census) to produce
detailed maps for key indicators, notably non decent homes.
BRE's initial development partner, the London Borough of
Richmond provided invaluable feedback on ward data supplied
by the preliminary models. This paved the way for the next
stage in model development, which resulted in maps (see
figures 1 and 2) that show typical outputs from the models for
a local authority area (in this case non decent homes for the
London Borough of Richmond and unfitness for the London
Borough of Redbridge). Figures 1 and 2 show the percentage
of non decent and unfit homes by census output area and
statistical ward while box 1 (see over) provides a description of
census output areas and statistical wards. 

Predicting
Housing
Conditions

Every local authority housing officer

needs to be able to target the worst

areas. Robert Flynn explains how

techniques developed by the Building

Research Establishment can assist local

authorities undertaking local house

condition surveys and add value to

existing data. 

The full text of this article was originally 

published in the January edition of the 

Environmental Health Journal
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So far, the BRE has produced models for: 
n dwellings which fail the decent homes standard;
n dwellings which fail the decent homes standard due to

unfitness, inadequate thermal comfort, disrepair and
non-modern facilities and services;

n non decent homes occupied by a vulnerable household;
n households in fuel poverty; and
n dwellings with a SAP rating less than 30.

Each model produces predictions of the percentages for each
variable at the level of the local authority, the statistical ward
and the census output area. The BRE was able to do this by
using a method called CHAID, which is short for Chi-squared
Automatic Interaction Detector. 

The method as the BRE used it can be broken downs into six
stages:
n Select the dependent variable ie the EHCS statistic that

is intended for modelling down to local level eg non
decent homes.

n Prepare and establish links between national small area
databases eg census and the EHCS data.

n Select the independent variables eg for non decent
homes, any that may be related to the level of non decent
homes such as dwelling type from the census, bearing in
mind that one of the advantages of CHAID is it can accept
large numbers of independent variables.

n Carry out the CHAID analysis. This is done using a
computer programme called AnswerTree, which splits the
database into groups that maximise the differences
between them for each variable. This results in a diagram
in the shape of an inverted tree with splits occurring at
nodes (see figure 3). The independent variables that have
greatest influence on the dependent variable are found at
the top of the diagram. Once the differences become too
small to be useful the programme stops splitting the
database at what is known as a terminal node. 

n The terminal nodes give predicted percentages for the
dependent variable eg non decent homes, which can be
assigned to every census output area in England.

n The percentages can then be summed to provide results
to statistical ward and local authority level.

Census geography
Census output areas: these are now the smallest
geographical unit the census reports on. They were
intended to have similar population sizes and be as
socially homogenous as possible (based on tenure
of household and dwelling type), avoid urban/rural
mixes and irregular shapes and tended to be
constrained by obvious boundaries such as major
roads. The specified minimum size was 40
households to ensure the confidentiality of data
and the recommended size above 125 households. 

Statistical wards: census output areas in England
and Wales have been designed to fit into 2003
statistical wards, which reflect administrative
boundaries promulgated (laid down in statute) by
31 December 2002. Most 2001 census outputs
however, use Census Area Statistics (CAS) wards 
– these are a subset of 2003 statistical wards, with
particularly small wards merged to protect data
confidentiality.

Page 196



These six stages describe the process for the non decent homes
model but each of the models was developed in a similar way. 

While this may sound reasonably straightforward the process
of preparing the data was a long and tortuous one of
matching datasets that were difficult to reconcile. Until the
2001 census data and other related datasets arrived in August
2003, the BRE found it had been extraordinarily difficult to
assemble the data in a usable format, which made it hard to
establish whether the technique was yielding results of any
real value. Now that the data has now been assembled and the
models produce results, how reliable are they?

Before answering this question, it ought to be said that CHAID
is considered to be a stage towards developing models rather
than a tool, which produces a fully developed model. However,
the results appear to be sufficiently encouraging to start
making use of them. 

The BRE has now supplied the models to two London
authorities, Richmond and Redbridge, and their initial
reactions have been very positive. Nevertheless, positive
reactions are not proof of a model. The big problem has been
and remains how can the models be proved when there is very
little evidence to test against them? Furthermore, what should
be regarded as proof? 

To verify the models, the BRE has followed four approaches:
n Comparison with private sector house condition surveys.

The results have been encouraging with survey data
showing good agreement with the unfitness and disrepair
models. The comparisons have, however, been limited to
highly targeted surveys that yielded data for a few wards. 

n Comparison with self-completion energy questionnaires.
The problem of small samples is bound to dog any
attempt at verification, so the large responses achieved
by self completion energy questionnaires presented a
means of verifying the SAP and fuel poverty models.
However, in the one case where the BRE attempted this it
found that problems of data quality and bias precluded
their use at ward level or below.

n Comparison with data supplied by an energy company.
The BRE used this information to develop a surrogate fuel
poverty indicator, which had a correlation coefficient of
0.4 with the BRE's fuel poverty model. For the complex
mix of social and physical data that make up the measure
of fuel poverty the BRE felt that this was a good result at
the level of the census output area. Certainly the fuel
poverty model would have been of assistance in targeting
the fuel poor in this local authority. 

n Comparison with data supplied by specific local authority
partners. The BRE was fortunate to be provided with good
quality information by both of its local authority partners.
As the data supplied by the London Borough of Redbridge
provides the most recent comparison, it is important to
consider this case in some detail.

The main statistic the London Borough of Redbridge provided
was unfitness. Officers from the borough carried out high
quality fieldwork for a 1996 survey, which was analysed by a
team from the then London Research Centre. The wards were
put into three groups for reporting purposes. The modelled
data and the 1996 survey data are included in table 1.

Figure 3: AnswerTree diagram illustrating how CHAID splits
the data for non decent homes

Unfit (per cent)
Ward Modelled 2001 data 1996 Survey
Clementswood 8 12
Valentines 8 12
Seven Kings 7 10
Mayfield 7 10
Newbury 6 10
Bridge 6 8
Cranbrook 6 8
Goodmayes 6 10
Aldborough 6 8
Fullwell 5 8
Clayhall 5 8
Barkingside 5 8
Church End 5 10
Wanstead 5 10
Roding 5 8
Loxford 5 12
Snaresbrook 5 8
Fairlop 5 8
Chadwell 4 8
Hainault 4 8
Monkhams 3 8
Borough 6 9

Table 1: Unfit dwellings: modelled and 1996 survey data
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There are four important points that should be made at this
stage: 
n there was a 3 per cent decline in unfitness nationally

between 1996 and 2001. If a similar decline took place in
the London Borough of Redbridge then the modelled
data is very close to the survey data;

n the modelled data tends to result in smoother data and
therefore narrower ranges. The rank order is therefore of
greater importance when making comparisons than the
actual value predicted;

n the grouping imposed by the 1996 survey may mask real
differences between wards within the groups; and

n the model includes all tenures whereas the 1996 survey
excludes the social rented sector.

There are two very obvious areas of agreement between the
model and the survey:
n two out of the three worst wards from the 1996 survey

were predicted to be the worst and second worst wards
by the model; and

n four out of the six wards in the second worst group of
wards from the 1996 data were placed in the next six
places. 

This indicates a fairly good agreement between the model and
the survey data at ward level although differences do exist.

The only other area comparison that could be made with the
survey data was between substantial disrepair in the 1996
survey and the disrepair component of decent homes. While
there are differences between these two measures they are
sufficiently similar that a good agreement on rank order would
be expected. In fact the disrepair model performed slightly
better than the unfitness model and there was close
agreement with the survey data.

So far, users of the models have been less interested in the
reports of the BRE's attempts at verification than in their own
gut reactions to data provided for them. The maps in particular
provide an easily assimilated impression of the predicted
conditions, which result in a rapid and usually positive response. 

As we near the end of the FBE-funded project, the BRE is
considering how the knowledge gained might best be taken
forward. The options include:
n seeking funding to develop the CHAID analysis into more

formalised models using techniques such as logistic
regression;

n seeking partners to provide good quality data to help
verify the models;

n providing a service to authorities using the existing
models; and

n developing models for other EHCS variables such as the
housing health and safety rating.

The techniques described are primarily intended for use
before a local survey has been carried out. This supports
ODPM guidance [1], which promotes the ideal of using all
available data sources to understand the local housing
stock before commissioning a survey. Most of the BRE's
efforts have therefore concentrated on developing a tool
that will be of use before commissioning a survey. However,
the question that is inevitably asked is, can this be used
instead of a survey? This depends on what the purpose of
the survey is. If all that is required is a strategic overview of
conditions in an authority to inform a housing strategy,
then this will probably suffice in the short term. The results
could then be used to stratify future survey samples to
target areas of interest in a much more focused way,
possibly in the form of a rolling programme. Authority-wide
results could still be achieved by including small samples in
the areas of lesser interest. 

This is not to say that the outputs of the models should be
approached uncritically but neither should local data sources
or the received wisdom on local conditions. The models merely
add to a cocktail of information that needs to be considered in
developing a strategy.

There is one other area that may prove to have as much
potential as those already mentioned. A lot of good local
surveys are undertaken that are only prevented on reporting
small area statistics by their small sample sizes. Where the
authority has confidence in its data, there is no reason why it
cannot be used in place of the EHCS data to model down to
census output area level. This is more time consuming than
using the national model as the CHAID analysis has to be
repeated, but if the local data quality is good then it should
provide a more accurate picture of local conditions. This means
that these techniques are of potential interest not only to
authorities about to embark on surveys but also those looking
to gain added value from their existing data.

Reference
1    Collecting, managing and using housing stock

information: a good practice guide, ODPM 2000.
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