
 

 

 

 

Consultation Response 
 
 

A Decent Homes Standard in the Private Rented 
Sector: Consultation  
 
 
 
 
lisabel.miles@ageuk.org.uk  

 

 

 

 

 

All rights reserved. Third parties may only reproduce this paper or parts of it for 
academic, educational or research purposes or where the prior consent of Age UK 
has been obtained for influencing or developing policy and practice.  
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:lisabel.miles@ageuk.org.uk


About this consultation  
 

This consultation seeks views on the introduction and enforcement of a Decent 
Homes Standard in the private rented sector in England. 
 

 
 

Age UK consultation response 
 

Key points and recommendations: 
 

¶ 



The number of older people living in the private rented sector is increasing rapidly and 
is forecast to reach 1.5 million by 2046ii. Given the rising cost of caring for our ageing 
population and the effect of poor housing on both the individual concerned and on 
stretched NHS and social care resources, these reforms must ensure that the PRS is 
structured in a way that allows people to grow older as healthily, confidently and 
independently as possible. The Decent Homes Standard is key but it must be 
supported by clear guidance, be a tool for greater accessibility and use of adaptations 
and be properly enforced.  
 
 
We would like to see:  
 
All the different regulation governing standards in the PRS drawn together and 
clearly set out   
 
The Decent Homes Standard is one of several bits of legislation and guidance which 
sets out standards within the PRS. The NRLA points out that there are 168 pieces of 
legislation affecting the PRS in Englandiii. This can make it difficult for landlords and 
tenants to understand their rights and obligations. The proposed Property Portal, if 
well designed, could be a place where all of these bits of regulatio G
q
s are drawn together 
and set out clearly so that all parties are aware of what is required of them.  
 
 
Recognition of the need for more accessible homes and greater use of 
adaptations in all elements of the reforms including the Decent Homes Standard   
 
Adaptations and accessibility are key to helping older people live independently as 
they age. Minor adaptations such as a grab rail and more substantial adaptations



 
These words will have to be changed to reflect the Part M categories, which have 
superseded Lifetime Homes, but they should also be strengthened so that all retrofit 
incorporates accessibility where possible. The configuration of particular buildings 
wonôt make it possible for Part M, Category 2 to be applied to all retrofit but, where it 
can, it should be, so that over time we transform the accessibility of our existing 
housing stock. It is much cheaper to strengthen a bathroom wall so that it holds the 
weight of a grab rail when a bathroom is being fitted than to pull down the wall, 
strengthen and rebuild it when the grab rail is needed. The wording in the DHS 
guidance should be strengthened so that accessibility is automatically built in to any 
retrofit wherever possible.   
 
With stronger guidance, the Decent Homes Standard could be the catalyst for an 
extensive retrofit programme which gradually raises accessibility standards across the 
private rented sector.  
 
Adaptations 
 
The 2018 review of the Disabled Facilities Grant shows that fewer grants are made to 
private rented sector tenants than to those in other tenures and the numbers vary 
significantly across different regions.v Longer tenancies will help to increase the 
number of tenants eligible for grants but we also need to see clearer guidance in this 
area. Much time and resource is wasted in trying to get landlord permission for 
adaptations to be made, establish who is responsible for installation, removal and 
payment. The rules are clearly set out in a number of places such as the Citizens 
Advice website but they remain complicated and open to interpretation. This leads to 
friction and delay and sometimes means that adaptations do not get installed at all.  
 
These reforms need to provide clarity. We need clear guidance which sets out legal 
responsibilities in common situations and what could be required over and above this 
as best practise. It would be helpful to have case studies highlighting issues that often 
arise so that cases can be resolved quickly and efficiently.   
 
Efficient use of existing adaptations and accessible homes 
 
Those properties that are accessible and adapted should to be easy to identify so that 
they can be matched with tenants needing those features. If the registration process 
involved answering a few questions about the accessibility features of a property, the 
information would be publicly available and could be used by prospective tenants and 
agents. Better matching of properties would go some way to stop adaptations being 
automatically removed at the end of a tenancy and could help to establish a sub sector 
of accessible rent.  
 
The PRS offers flexibility and allows tenants to hand over responsibility for repairs and 
maintenance. Build to rent and other rentals which offer accessibility and real security 
of tenure - so homes that are unlikely to be sold or taken off the market ï should 
providets needing those featund.08866 0 594. 





13. How clear is the Standard as set out? 

The standard itself is clear but how it sits within the context of existing legislation is 
not. Obligations and responsibilities of both tenants and landlords need to be as clear 
as possible to minimise disputes 



32. Duplicative burdens on landlords at local and national level are undesirable 
where they can be avoided. We want to work with local councils and other 



33. Do you think local councils should have a duty to investigate complaints of 
properties that fail to meet the Standard in their area? 

Yes, we know that some older people are reluctant to complain about their living 
conditions and often live with difficult conditions for longer than they should. Even if 
people want to complain in some instances it can be daunting and intimidating. In 
many cases we need to see proactive investigation by local councils. Investigating 
complaints of properties that fail to meet the standard is the minimum that is required.  

Stretched resources are an issue and the result is a very varied approach to 
enforcement as the Public Accounts Committeeôs report on the Regulation of Private 
Renting shows. It is important to ensure that local authorities are sufficiently funded to 
deliver this function.  

37. Do you have any further comments on the proposal to put a duty on local 
councils? 

Proper enforcement is key to making the Decent Homes Standard a useful tool for 
improving conditions across the PRS. The penalty for breaches has got to be 
sufficiently strong to act as a real deterrent and force action.  

Local Authorities have to be properly resourced to carry out effective enforcement and 
should be required to use the full force of the resources available to them.  

56. There are risks that bringing in the Decent Homes Standard means landlords 
exit the market or that they pass costs on to tenants. Which of the below would 
you support to mitigate the risks of any negative impacts of introducing a 
Decent Homes Standard in the private rented sector? Choose as many as you 
would like. 

Age UK believes that a number of measures including in some cases extending the 
implementation timeline will be needed to mitigate any negative impacts of the 
Standardôs introduction.  

Supply is an issue and reforms in Scotland do seem to have led to a reduction in the 
number of rental homes available, particularly in some areas. A lack of affordable 
supply risks undermining the purpose of the reforms. 



continue to get away with poor practises. Good enforcement is essential to improving 
the sector and addressing these concerns. The process must also avoid the sense of 
a ñdrip feedò of further regulation which the Indigo Report cites as one reason for 
Scottish landlords leaving the market, and while some improvements over time are 
inevitable landlords and tenants will want to be confident that the direction of travel 
and bulk of the reforms are clearly established at the outset.  

Longer term, Build to Rent and an increase in social housing will help but this will take 
time to come on stream. The portal can signpost to help with energy upgrades and 
other assistance which some landlords might not be aware of. We are opposed to 
introducing cost caps, however, which we are concerned risks leaving the worst 
properties behind. It is exactly these properties that are most in need of work. Where 
necessary the implementation of the standards might have to be extended. Again, the 
use of extensions has to be limited so that it isnôt used to avoid compliance. 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1088486/EHS_20-21_PRS_Report.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1088486/EHS_20-21_PRS_Report.pdf
https://www.housinglin.org.uk/_assets/Resources/Housing/Support_materials/Other_reports_and_guidance/HAPPI-5-Rental-Housing.pdf
https://www.housinglin.org.uk/_assets/Resources/Housing/Support_materials/Other_reports_and_guidance/HAPPI-5-Rental-Housing.pdf
https://www.nrla.org.uk/campaigns/managing-tenancies/legislation-affecting-private-landlords-England
https://www.nrla.org.uk/campaigns/managing-tenancies/legislation-affecting-private-landlords-England


 
iv https://accessibleprs.co.uk/increasing-the-supply-of-accessible-rental

https://accessibleprs.co.uk/increasing-the-supply-of-accessible-rental-homes
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/762920/Independent_Review_of_the_Disabled_Facilities_Grant.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/762920/Independent_Review_of_the_Disabled_Facilities_Grant.pdf
https://committees.parliament.uk/publications/9608/documents/163793/default/
https://www.nrla.org.uk/campaigns/managing-tenancies/legislation-affecting-private-landlords-England
https://www.nrla.org.uk/campaigns/managing-tenancies/legislation-affecting-private-landlords-England

