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Executive Summary
Metastreet were commissioned lifie London Borough dfiackneyto reviewdwellingsin
the Private Rental Sector (including HouseMaftiple Occupatiofin theregionand assess

stressors related tehe private rented sudenure.

The detailed information provided in this report will facilitate the development and delivery
ofl I O yh&udir@igterventionsand enablea targeted approach to tackling poor

housing.
The main aireof thisreviewwereto investigate angrovide accurate estimates of:

1 Information on the population of the private rental sector (PRS), including
tenure, property type, and energy efficiency.

1 Information on the number of Houses in Multiple Occupation (HMOs) as a subset
of the private rented sectorfR %

1 Levesof serious hazards that might amount to a Catego& A2hazard (HHSRS)
within the PRS an#iMOpopulatiors.

1 Other housing related stressors, including antisocial behaviour &2®Bvice

demand linked directly to HMOand other PRS dwellings

Metastreethas developed a stocknodelling approach based on metadata and machine
learning to provide insightaboutthe prevalence and distribution of a range of housing

stressors andiactors.

The housing models are developed using unique property reference numbers (BS&N)

data key whichprovide detailed analysis at the property level.

Data records used to form the foundation of this report incline are not limited to:

Council tax Property licensing | Other council Tenancy deposit
interventions data
records
Housing benefit Private housing ASB complaints and Energy Performance
complaints and interventions data
interventions records
records




Key Findings

T

Thereare a total 0f125,000 residential properties itHackneyOf these 31.6%
(39,493) are PRS

The total PRS has increased B§% compared to 30.2% ofhouseholdsn 2011 over
the lastdecade.

Thetotal PRS itHackneyare distributed across alllavards.

The number ofotal PRS per ward ranges frat802 ¢ 2970.

The distribution ototal PRS dwellings acrossickneyshowsconcentrations in the
southwest wards (Hoxton) and in the northeast (Lea Bridge).

Flats (80%) and Houses (12%) make up the majority ofedXB8ding HMOproperty
types.

Bungalows represent the smallest percentaQe22%) of PR&xcluding HMO)
dwellings inHackney

Hackneyhadan average rented property possession ratdb claims per 10,000
households in 202

Overall,Hackneyaverage rents areZ498, which ishigherthan the Londonaverage
andthe averagefor England

There areb,241PRYexcluding HMOproperties with at least one serious home
hazard inHackneyThis is15% of the PR@&xcluding HMO3tock (national average is
10%).

The highest number (615) of PR&cluding HMOproperties with serious hazards
are in Cazenove, whilst the lowest number (98) are in Hoxton West.

Fire hazards dominate inspections, accounting for 63% of all recorded hazards.
Hazards relating to falls/trips account for 12%, damp & mould 7%.

ThePRS (excluding HM@&)using stock is dominated by EPC ratings C & D (79.8%),
with B & Batings less so (combined 19.4%).

Hackney has 2,256 PRS (excluding HMO) propeviie€£PQGecordsthat are E, F, &
Grated. This represents 8.3% of PRS properties for which there are EPC ratings in
Hackney.

Overthe period October 2013; September 2024 a total of 12,568 ASB incidents

(noise and/or waste) were recordet PRS (excluding HM@&gross Hackney.



Springfield (1,256) and Cazenove (1,243) had the highest numbers of recorded ASB
incidentsat PRS (excluding HM@yhilst De Beauvoir (179) had the lowest.

A total of 4,491 PR@xcluding HMOproperties were linked to ASB incident®ise
and/or waste) during the periodOctober 2019; September 2024.

Cazenove had the highest number (471) of ER&8uding HMOproperties linked to
ASB, whilst De Beauvoir had the lowest (87).

During the periodOctober 2019; September 2024 there were 1,800 RR&cluding
HMO)properties with repeated ASB (noise and/or waste) incidents.

Cazenove (228) had the most RB&luding HMOproperties linked to repeated

ASB incidents, whilst De Beauvoir, and Shacklewell had the lowest (29).

In the period October 2018 September 2024 Hackney issued 1,708 waste notices to
PRSexcluding HMOaddresses in Hackney.

Cazenove had the highest number of notices (ZAG)RS properties (excluding

HMO) with Springfield receiving the next highest (286).

Overall numbers of HMO (licensed and predicted/hidden) are calculated to be 6,038.
The highest number of HMOs was in Stoke Newington (398), the lowest was in
Stamford Hill West (144).

HMO propertiedorm 15.3% of PRS dwelling39,493 and 4.8% of all dwellings
(125,000) in Hackney.

Occupancy at known HMOs across Hackney is 20,655.

Stoke Newington has the highest number of HMO occupants (1,437), followed by
Dalston (1,433).

Flats (44.6%) and houses (40%) dominate HMO stock, bungalows (0.22%) form the
lowest percentage of HMO stock.

The number of HMO licences issued was 4,581, and the predicted number of hidden
HMO properties (1,457).

Two of the wardeachhave more than half (65%) of tlgootential HMOs

unlicenced (Springfield, Stamford Hill West). The overall average is 26%.

Overall, 12% of known HMO licences in Hackney are Mandatory (540), whilst 88%
are Additional (4,041).



Hoxton West has the highest number of Additional HMO licences (343). Lea Bridge
(63) has the highest number of Mandatory licences.

There are 1,818 HMO properties in Hackney that are likely to have at least 1 serious
housing hazard (30% of HMOSs), three times the PRS national average (10%).

De Beauvoir (142) and Stoke Newington (140) have the highest number of HMOs
with serious hazards.

Overall, 88% of HMOs with serious hazards were properties with Additional licences
(1,277), whilst 12% held Mandatory licences (180).

The highest number of properties with serious hazard&datitional licenced HMOs

was De Beauvoir (12I)he highest number at Mandatory licenced HMOs (27) was at
Lea Bridge.

Overall, 80% of HMO properties with serious hazards are known HMO (1,457), whilst
20% are predicted/hidden (361).

De Beauvoir had the highest number of known HMO with serious hazards (127),
whilst Stoke Newington had the highest number of hidden HMO with serious
hazards (46).

The HMO stock is dominated by EPC ratings C & D (82.5%).

Hackney has 298MOEPGecordsthat are E, F, & @ted (6.5% of all HMQOs)

In the periodOctober 2019; September 2024here were 592 service requests made

at HMO dwellings across Hackney

Hoxton West had the largest number of service requests (56) at HMOs.

Overall, there were 3,396 ASB (noise and/or waste) incidents linked to HMOs.

The most ASB (299) were from Hoxton West, the lowest from Hoxton East &
Shoreditch (45).

Of ASB (noise/waste) incidents at HMOs 72% (1,689) were at properties with
Additional HMO licences, whilst 28% (643) were at properties with a Mandatory
HMO licence.

Hoxton West had the highest number of ASB (242) at properties with an Additional
licence. Lea Bridge (102) had the highest number of ASB at properties with a

Mandatory licence.



Overall, 31% of ASB noise/waste incidents (1,064) occur at hidden HMO properties,
compared to 69% (2,332) at known HMOs.

Hoxton West has the highest number of ASB incidents at known HMOs (245).
Stamford Hill West (145) has the highest number of ASB incidents at hidden HMOs.
Across Hackney,363HMO properties had recorded ASB (noise and/or waste)
incidents

The highest number of HMOs with ASB incidents was Lea Bridge (113), whilst the
lowest was Hoxton East & Shoreditch (22).

Properties with an Additional HMO licence accounted for 77% (693) of the HMO
dwellings that recorded ASB incidents. Mandatory licenced HMO dwellings
accounted for 23% (210).

For Additional HMO licences, Hoxton West (51), and Lea Bridge (51) had the most
HMO properties with ASB incidents. For Mandatory HMO licences, Lea Bridge (33)
had the most HMO properties with ASB incidents.

There were 625 HMOs (all types) with repeat ASB incidents (noise and/or waste).
There were repeat ASB incidents across all wards, but Lea Bridge (56) had the
highest number of HMOs with repeated ASB.

HMOs with Additional licences accounted for 70% (296) of HMO properties with
repeated ASB (noise and/or waste) incidents, whilst HMOs with Mandatory licences
accounted for 30% (124).

Hackney Downs (24) and LBadge (24) had the most Additional licenced properties
with repeated ASB, whilst Lea Bridge (21) had the most Mandatory licenced
properties with repeated ASB.

Hidden HMOs account for 33% (205) of HMO properties with repeated ASB
(noise/waste) incidents, whilst known HMOs account for 67% (420).

Lea Bridge had the highest (84) number of known HMO with repeated ASB, whilst
Springfield (61) had the highest number of hidden HMO with repeated ASB.

In the period October 2018 September 2024 Hackney issued 460 waste notices to
HMO properties.

Lea Bridge had the highest total number of waste notices (68).
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1 Introduction & Project Objectives

Metastreet were commissioned lifie London Borough dflackneyto review itshousing

stock with a focus on the following key areas:

1 Private Housing Sector (PRS) dwellings:
o Distribution of PRS.
0 Housing condition of PRS dwellings.
0 PRS related stressors; including Asicial Behaviour (AS&)d service
demand.
1 Houses of Multiple Occupancy (HMO):
o Distribution of HMOs
0 Housing onditions of HMOs
o HMOrelated stressors, including Arliocial Behaviour (AS&)dservice
demand

o Quality ofmanagemenbf HMOs including regulation and enforcement

The report provides the council with the evidence base for developing housing and service
AYOGSNBSyiAz2yad ¢KS NBLRNI |faz2z Faarada AdK
stock as set out under Part 1, Section 3 of the Housing Act 2004.

For the purposes of this review, it was decided that a waxel summary is the most

appropriate basis to assess housing conditions adfaskneybuilt up from property level

data.

Predictive tenure models (Ti) have been developed as part of this prtsjatare unique to

Hackneythey include:

1 Private Rented Sector (PRS)

1 Owner Occupation

1 Serious housingazards Category 1 and/or high scoring Category 2 hazards, HHSRS
AD).

1 Houses in Multiple Occupation (shared amenity HMOs, Section 254)
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All data used itthis report istaken froml | O { yoWres€réce records over theeriod
October2019¢ September2024and other opersource property level dataéAn updated

dataframefocused on HM®has been developed specifically for this project.

The appendices to the report contain a summary of the data and a more detailed report

methodology.
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2 London Borough of Hackney Overview

The London Borough of Hackney is a London borough in Inner Ldddckneyhas an area

of 19.06km? (7.36mi?) and is the70" largest local authority in England by populafion

The historical and administrative heart of Hackney is Mare Street, whicBkiet mile9
northeast of Charing Cross. The borough is named after Hackney, its principal district.
Southern and eastern parts of the borough are popularly regarded as being part of east
London that spans some of the traditional East End of London with the nortleéstging
to north London. Its population was estimated to be 281,120 in 2022.

The modern borough was formed in 1965 by the merger of the Metropolitan Borough of

Hackney with the much smaller Metropolitan Boroughs of Stoke Newington and Shoreditch.

Hackney is bounded by Islington to the west, Haringey to the north, Waltham Forest to the
northeast, Newham to the east, Tower Hamlets to the southeast and the City of London to
the southwest. Hackney was one of the host boroughs of the London Olym{2i@$2nwith

several of the Queen Elizabeth Olympic Park venues falling within its boundaries.

2.1 Population/Census

The Office of National Statistics (ON®nsus 202fpopulationestimatefor Hackneywas
259,200%. This is &.3% increase from the 2011 figurd4g,270. Mid-year estimates of
populatior? show that the population has grown over the past ten ye&igyrel). The
latest available figures (2023) show a population @8,282, so letween the 21 and 2023
the population grewl0.5%.

1 WikipediaMarch2025: https://en.wikipedia.org/wiki/London Borough of Hackney

2 Office for National StatistiasCensus 2021
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/populationandhouseh
oldestimatesenglandandwales/census2021

3 ONSEstimates of the population for England and Wales
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/datasets/estimatesofthepopulat
ionforenglandandwales
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Figurel. Mid-Year population estimates for London Borough of Hackney 2011
¢ 2023 (Source ONS).

The rate of population increase Hackneyaveragesaround 047% per year.

2.1.1 Age of population

The median age of the population has seen a small shift upvends 2012with the latest
estimate beindg32.7 (2023), this compares to previous ages3ai8 (2021) and 3.2 (2012)
(Figure2).
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Figure2. Median age of the population in Hackney 20£2023 (Source ONS).
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2.2 Household Size
Household size (all tenures) provides an insight into how dwellingscargied across the
housing authority. The 2021 Censuatashow that inHackneythere were106,100

separate householdsThese varied frort--person households to-Bersons Eigure3).
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Figure3. Household size in Hackney at Census 2021 (Source ONS).

Household sizes in the range; # account for over 90% of all househqldad 67% of all

households have more than one person.

2.2.1 Dependent Children

The composition of households can give an indication of the kindsreifces that may be
important, for example in 2021 there werd8245 households with dependemhildrenin
Hackney(Figure4)®.

4 Office for National StatistiasCensus 2021,
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationestimates/bulletins/populationandhouseh
oldestimatesenglandandwales/census2021

5 ONS Households containing dependent children 2021:
https://www.ons.gov.uk/peoplepopulationandcommunity/birthsdeathsandmarriages/families/datasets/householdscontainingdependentc
hildrencensus2021
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Figure4. Households with dependent children in Hackney at Census 2021
(Source ONS).

Around27% of households inlackneyhad dependent childrenin 2021

2.3 Property Type

Analysis oproperty type profile offers an indication general housing stoakiakeup,

density, and construction type. Inspection data and Energy Performance Certificate (EPC)
records have been analyséadl assess the proportions of property types of general housing

stock inHackney(Figure5).
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Figureb. Property types for general housing stock in Hackney (Source EPC
2024).

Flats 77.2/6) dominate the property types, with Bungalows being the least represented

(0.22%) type

2.4 Tenure
Thereare a total of125,000residential properties itHackneyexcluding shell properties)

Of these 31.6% 39,493) are PR@8ncluding HMOTablel).

Over the past decaddackneyhas seen changes in tenure rates, with the PRR&asing

from 30.2% of housing stock in 2@ (Figureb6) to 31.6% in 2024Kigure?).
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Figure6. Tenure types 2011

(Source: ONS 2024) Figure7. Tenure types 2024

(Source: Ti 2025).

Since 2001 the PRS has shown a steady increase, whilst social housing has shown a slight

decreasgFigure8, Tablel).
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Figure8. Tenure changes in Hackney 202024 (Source: ONS & Ti 2025).
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There are differences between Census 2021 figuresTa@@25esults Tablel). These
differences are likely in part to be a result of distorted response rates in the PRS from the
Census data, in part because of the March 2021 governamepbsed coronavirus lockdown

measure8’.

LiQa AYLRNIFyd G2 y20S K Lréportedhyudatmids, ivislg TzNS
data is based on known dwellings within a local authority area. Some dwellings have
multiple households. Therefore, the number of households should normally dxbee

number of known dwellings.

Tablel. Numbers of households and dwellings by tenure typédmckney
20011 2024 (Source ONSH 2025.

Tenure 2001 2011 2021 202_4
(households) (households) (households) (dwellings)
OC%"{’J%‘T; g 27,613 26,553 28,730 42,382
PRSincl. HMO) 14,760 30,707 34,406 39,493
SocialHousing 43,669 44,430 42,945 43,125
Total 86,042 101,690 106,081 125,000

When viewed as percentage of the total tenure, the trends show more clegalyl€2).

Table2. Percentage of households and dwellings by tenure typélackney
200Ir 2024 (Source ONS'E 2025.

Tenure 2001 2011 2021 2024
(households) (households) (households) (dwellings)
Owner 32.1% 26.1% 27.1% 33.9%
Occupied
PRSincl. HMO) 17.2% 30.2% 32.4% 31.6%
Social Housing 50.8% 43.7% 40.5% 34.5%
Grand Total 100.0% 100.0% 100.0% 100.0%

The Private Rental Sector hasincreasedseeminglyat the expense of Social Housing (which

has fallen sharplgs a percentage The OwnefOccupied sector has returned 2001 levels.

6 Timeline of UK government coronavirus lockdowns and restricthuiyss://www.instituteforgovernment.org.uk/data
visualisation/timelinecoronaviruslockdowns

7Onlondon Atrticle (July 202Bjtps://www.onlondon.co.uk/londorcouncilsbriefingwarnsthat-censusmay-havesignificantly
undercountedcapitalspopulation/
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2.5 Deprivation (IMD)
The Indices of Multiple Deprivation 2019 (IMD 2019) provide a set of relaasures of
deprivation for LSOAs (Lowkayer super output areas) across England, based on seven

domains of deprivatioh

The London Borough éfackneyappears to havenore deprived areas compared to other

London Boroughd={gure9).

Of LSOAs in England

I '~ 5% most deprived (8)

I 'n 5-10% most deprived (99)

I In 10-20% most deprived (688)
In 20-50% most deprived (2,031)
In 50% least deprived (2,009)

Figure9. Distribution of deprivation across London (Source: London Datastore
2019, Map by London Datastore).

Thedarker shades are the modeprived areasHackneyranks as th&™ (rank of average

rank) most deprivedocal authorityin England out 0296 (based on 2023 wards)

To produce the ward level IMD 2019 data, government guidance and methodology to

convert the data has been ustd. SOAs have been matched to waainesusing Open

8 ONS2019https://www.gov.uk/government/statistics/englistindicesof-deprivation2019
9 MHCLG 201Bttps://assets.publishing.service.gov.uk/media/5d8b364ced915d03709e3cf2/1oD2019 Research Report.pdf
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Geoportal lookup tables. IMD 2019 scores have been ranked (deciles)edgloted for

population.

Weighted aerage IMD 2019 deeibcrossHackneywardsshows values ranging frogg 4
(FigurelOQ, Tablell). Low values indicate the most deprived areas, whilst high values

indicate the least deprived.
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Figurel0. Average IMD (2019) decile in Hackney by ward (Source IMD 2019).
Horizontal line shows national average (decile 5).

On the graph a value of 1 represents thest deprived 10%reas and 5 represents 50%
most deprived (national average). Hackneythe difference between the most and least
deprived is small. Six wardse the most deprived?), whilstClissolds the least4). Of the

21 wards,all are below the national average.

The geographical pattern of deprivation shows the most deprived wards tending to be in the

east Map1).
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4

Map 1. Distribution of Average IMD (deciléf Hackneyby ward (Source ONS
2019, Map by Metastreet).

The least deprived wards are towards thestof Hackney

2.6 Fuel Poverty

Fuel poverty is defined by the Warm Homes and Energy Conservation Act. A household
fuel poor if they have required fuel costs that are above average (the national median level);
and were they to spend that amount, they would be left with a residual income below the

official poverty line.

The fuel poverty score was produced by the Department for Ereegyrity& Net Zero
using2022data and published in 2@2These figuredhiavechangel substantially since the
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previously published dataset (2021 using 2019 da&ause of acute fuel price increases
during much of 2022/2. Hackneyhas alower proportion in fuel poverty 11.2%) than the

national average (13%) Figure11)*°.
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Figurell. Percentage of households in fuel poverty by ward in Hackney (After
Housing Costs, Source Dept. for Energy Security & Net Zero 2024). Horizontal
line shows national average (13.1%).

Notably, only3 wards demonstratedevels of fuel povertybovethe national average

6/ 1 TSy20Ss {LINAYIFASERT YR {GFYT2NR | Aff

(Table3).

10 Department for Energy Security & Net Zero 2Q2#ps://www.gov.uk/government/statistics/sulsegionatfuel-poverty-20242022
data/subregionatfuel-povertyin-england2024-2022data
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Table3. Percentage of households in fuel poverty across warddatkney
(After Housing Costssource Dept. for Energyecurity & Net Zer@024).

Ward Fuel Poor(percent)
Brownswood 8.9
Cazenove 17.2
Clissold 10.2
Dalston 8.5
De Beauvoir 8.5
Hackney Central 11.2
Hackney Downs 12.4
Hackney Wick 9.9
Haggerston 94
Homerton 11.6
Hoxton East & Shoreditch 9.0
Hoxton West 9.1
King's Park 13.2
Lea Bridge 12.7
London Fields 8.7
Shacklewell 7.2
Springfield 10.2
Stamford Hill West 17.7
Stoke Newington 13.9
Victoria 10.5
Woodberry Down 10.2
Overall Average 11.2

Shacklewelhas the lowesfuel poverty (7.2%), andStamford Hill Westhe highest(17.7%).

2.7 Child Poverty

PRSents have been identified as a key driver of poverty. With greater numbers of children
living in the PRS, understanding child poverty levels help us to understand the wider impacts
of the PRS.

11 Joseph Rowntree Foundation 202tps://www.jrf.org.uk/housing/housingcostsand-poverty-private-rents-comparedto-locak
earnings
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Estimates of child poverty for the period 2022023 give a national average of around
30%.

The percentage of children living under the poverty line in elachdonboroughin the

period 2022¢ 2023 show thaHackneyhasaboveaverage child povertyl8%,Figure12)'2.
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Figurel2. Percentage of children living in poverty (after housing costs) across
London Boroughs 2022023 (Source: Trust for London 2024).

Hackneyanks3 (out of 32)in terms of child poverty acroske London Boroughs.

12 Trust for Londor2024, https://www.trustforlondon.org.uk/data/childpoverty-and-housingtenure/
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3 Methodology
Tenure Intelligence (Ti) uses council held and publicly available data to identify tenure and

analyse property stressors, including property conditions amiitsocial behaviour
Metastreet has collaborated with the council to create a residential property data
warehouse focused on theRS and thknown and predicted HMO population. This has
been developed by using a mixture of licence holder and application flags held by the

authority and predictive models.

The project has included linking large amounts of council and externally held data to unique

property references (UPRN).

Machine learning has been used for propdeyelpredictions based on training data taken
from a contemporary sample of known outcomes. Results are analysed to produce a
summary of housing stock, predictions@tegory 1 and/or high scoring Category 2
hazards, HHSRSDA

Different combinations of risk factors were systematically analysed for their predictive
power interms of key outcomes. Risk factors that duplicated other risk factors but were
weaker in their predictive effect were systematically eliminated. Risk factors that were not

statistically significant were also excluded through the same processes of eloninat

It is important to note that this approach can never be 100% accurate as all large datasets
and statistical models include some level of error. A more detailed description of the
methodology and the specific factors selected to build predictive modekhi®project can

be found in Appendix 2.

Metastreet was asked to exclude HMOs licensed under Part 2 of the Housing Act 2004 from
the PRS stressor results, including housing conditions, ASB, service requests, and council
interventions. As a resul4,581known HMO properties were removed from the master PRS
dataset. However, all PRS dwellings have been accounted for in the population and
distribution section to allow the council to compare data with other authorities and

government statistics.

All specified and requested council held longitudinal data is from October @8&ptember

2024 unless otherwise specified.
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4 Private Rental Sector (PRS) in Hackney

The Private Rental Sector (PRS) covers properties where the dwelling, or part of it, is

occupied by grivatetenant paying rent (rather than a mortgage or outright ownership).

4.1 PRS Population

Hackne@total PRSincluding HMOjs nowcalculatedto be 31.6%(39,493) of housing
stock.This compares t80.2% (30,707 )of households irin 2011(ONS}. This represents a
28%increase over the lastecade.This increase is part of a nationwide tredtie PRS in

the UK has grown from 9.4% of housing stock in 2000is now the second largest housing
tenure in England, with a growing number of households renting from a population of

around 1.5 million private landloréfs

The PRS iHackneyare distributed across a1 wards figurel3). The number of PRS per
ward ranges fromi302 ¢ 2970.
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Figurel3. Number of PR8ncl. HMO)by wardin Hackney(SourceTi 2025.

3ONS Census 2011

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/adhocs/003049¢t0259201 1censustenureofdwellingbyaccommodation
typeofdwellingalldwellingsnationaltolocalauthority

1 The profile of UK private landlor@anlon K & Woodhead C CML research. LSE London. Decembhan@0Xml.org.uk

15 Landlord Licensing. Interim repesverview of the incidence and cost of HMO & discretionary schemes in England. February 2015

www.landlords.org.uk
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The distribution of PRS dwellings across the London Boroughakneyshows

concentrations in the southwest wardbloxton) and in the northeagtea BridgelMap 2).

Stamford Hill West

King's Park

Shacklewell

De Beauvoir

AllPRS
including HMO

1,302 to 1,485
1,485 to 1,664
1,664 to 1,848
1,848 to 1,956
1,956 to 2,200
2,200 to 2,970

Map 2. Distribution of PR$incl. HMO)dwellingsin Hackneyby ward (Sourcd'i
2025 Map by Metastreet).

The percentage dPRS properties in each ward ranges betw282% Y A y 3 Qandt I NJ
44.7% (alston Figureld). Therefore all of 21 HackneyCouncil wards have a higher

percentage PRS than the national average (19%)

16 English Housing Survey headline repor2 2 2022 https://www.gov.uk/government/statistics/englisthousingsurvey2021-to-2022
headlinereport
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Figurel4. Percentage of PRS (incl. HMO) across wards in Hackney (Source Ti

2025).

The percentage of dwellings that are PRS varies across the London Borblagkiogy
(Map 3).
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Stamford Hill West

Shacklewell

Hoxton West

PRS percentage

25.21026.7
26.7t028.8
28.81031.1
31.11033.0
33.0t035.1
35.1t044.7

Map 3. Percentage of PR@cl. HMO)dwellings (as a proportion of total
housing) by ward irHackney(SourceTi 2025 Map by Metastreet).

Higher percentages of PRS are seemoirthern & western wards, withlower percentages in

the eastern wards

4.2 Property Type
Analysis oproperty type profile offers an indication &RSnakeup, density, and

construction typeand other social economic indicataasross an area
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Inspection data and Energy Performance Certificate (EPC) records have been aoalysed
assess the proportions of property types of the Private Rental Seckaickney(excluding
HMO,Figurelb).

~ ¢ Rt Y UMPqdnL 6 Vs
Yfﬂ; JI\Z;&

Figurel5. Propertytypes for PRS (excl. HMO) dwellings in Hackney 2024
(Source EPC 2024, Ti 2025).

Flats 80%) and House4 2%) make up the majority of PRS property types. Bungalows
represent the smallest percentag@.22%) of PRS dwellingshtackney

4.3 Rented property possession claim rates

Hackneyhadan average rented property possession raf1.6 claims per 10,000
households in 202 (Figurel6). Over the lastl2 quarters (toend 2024) the average was
17.6. The averag@umber of claimgor authorities in Englantbr the same 12 quartersas

8.1 per 10,000(8.9 over the last 4 quarters)

17MOJ Possession claims by local authority §20@tps://Iginform.local.gov.uk/reports/lgastandard?meihetric=3498&mod
area=E06000031&medroup=AllSingleTierAndCountyLalnCountry England&yoe=namedComparisonGroup
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Figurel6. Number of possession claims issued by landlordsls®00
households in Hackney (Source MOJ 2024). Horizontal line shows average for
all English authorities (8.9).

The property possessions ratiesHackneywere slightly lowerthan for the average London
authority, over the last 4 quarters (&end 2024) the average w&2.8 across all London

Boroughs
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Figurel7. Number of possession claims issued by landlords per 10,000
households for Hackney, all English Authorities, and London Boroughs (Source
MOJ 2024).

The number ofandlordpossession claima Hackneyhas risen steadily over the last 12

quarters,following the overall London patterciosely(Figurel?).
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4.4 Rents and affordability
Private rents vary byrea.As this report is concerneadith housing conditions and other
housing stressorsye havelooked at the average(median) rents for all dwelling types (all

categories). Overall,Hackneyaverage rents (all categorieaje £2,498 (Figurel8).
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Figurel8. Median monthly rents (£) Jan 2025 for Hackney (Source ONS 2025).

Overall ents inHackneyare higherthan the London averag&?2,227) and higher tharthe
average for England (£1,375).

18 ONS Private rergnd house prices, UK: February 2025
https://www.ons.gov.uk/economy/inflationandpriceindices/bulletins/privaterentandhousepricesuk/february2025
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Rents have increased since 202®en the overall average was £1,89@iole4).

Table4. Median rents for different accommodation types in Hackney 2023
(Source ONS 2023)

Accommodation Rent

Room £700

Studio £1,300
1-Bed £1,620
2-Bed £1,950
3-Bed £2,600
4-Bed £3,300
Overall £1,850

Up until 2023 ONS rental statistics included studio and room rent values. The overall
average in 2023 includes these accommodation typkxde that current ONS statistics do

not include values for studio or room rents.

4.5 Housing conditions (HHRS hazards)

The Housing Health and Safety Rating System (HHSRS) is a system for assessing housing
conditions.A hazard is any risk of harm to the health or safety of an actual or potential
occupier of accommodation that arises from a deficiency in the dwelling, building or land in

the vicinity.

Currently the HHSRS assessment ident#ffHsazardtypesthat give rise to hazardsinder 4
main public health categories; physiological requirements; psychological requirements;
protection against infection; protection against accidéfitSerious hazards (Category 1 & 2,
HHSRS) hazards have a physiological or psychological impact on the occupant and may

result in medical treatmenri®.

In 2024, 10% of private rented dwellings in England had at least one Category 1 hazard; this

was a higher proportion thathe average for the total housing sto€k6) and significantly

YHHSRS) operating guidanbéps://www.gov.uk/government/publications/hhsksperatingguidancehousingact-2004-guidance
aboutinspectionsand-assessmenbf-hazardsgivenundersection9

20 Housing Health and Rating System, Operation Guidance, 2006
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/15810/142631.pdf
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higher thanowner occupiedlwellings(8%) or social rented dwellings (3% urthermore,

the private rented sector had the highest proportion of Ade&cent homes (2%0¥.

Using a sample of properties that are known to have at least one serious housing hazard
(see abovg it is possible to predict the number BRS$roperties with at least one serious
hazard(Category 1 and/or high scoring Category 2 hazards, HABIR&ross thePRS
population Further details of the methodology can be found in Appendi¥&ing this
methodology, it is predicted that there af§241PRS propertiexcluding known HMO)

with at least oneserioushomehazard inHackney(Figurel9). This represent45% of the

PRS stock, whichlggherthan the national averagel (%).
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Figurel9. PRS (excl. HMO) properties with serious hazards (HHRBa&ross
Hackney (Source Ti 2025).

The highest numbe6(5) of PRS properties with serious hazards ai@armenovewhilst the
lowest number 98) are inHoxton West

PRS properties with serious hazards are distributed throughout the Borougaocikhey
(Map4).

21 EHS Headlin2023-2024, https://www.gov.uk/government/collections/englishousingsurvey2023t0-2024-headlinefindingson-
housingquality-and-energyefficiency
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Woodberry Down

Lea Bridge

King's Park

Shacklewell

De Beauvoir

Haggerston

Hoxton West

PRS with Serious Hazards

98 to 138

138 to 191
191 to 234
234 to 261
261 to 316
316 t0 615

Map 4. Distribution of PR$excl. HMO)roperties with serious hazards (HHRS
A-D) acrossHackney(SourceTi 2025 Map by Metastreet).

Northernwardsgenerallyhave higher numbers of PRS with serious hazards$prgngfield,
Stoke Newington, Cazenove, Brownswaghilst lower numbers are seen in tseuthwest

(e.g.Hoxton West, Haggerston, De Beauyoir

4.5.1 Proportion of PRS with hazards

The absolute number of properties with serious hazards in an area does not consider
housing density. Looking at the proportion of the R&&luding HMO3tock with serious

hazards gives a better indication about local housing conditions.
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The percentage of PRS properties with at least one serious hazard variesHat&esy
(Figure20).
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Figure20. Percentage of PRS (excl. HMO) with serious hazards (HERG A
across Hackney (Source Ti 2025).

The average percentage of PRScluding HMOWith serious hazards across all wards is

15.5%, with the highest beinGazenové27.9%), and the lowedtoxton Wes{3.7%).

A map can help visualise the distribution of wards with high percentage of serious hazards

at PRS throughout the BoroughtaackneyMap 5).
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Springfield

Woodberry Down

Stamford Hill West

London Fields

Haggerston

Hoxton
East

Hoxton West

&
Shoreditch

Serious Hazard Rate at PRS
(properties per 100 dwellings)

3.8t08.5
8.5t013.4
13.41t0 14.9
14910 18.0
18.0to0 22.3
22310279

Map 5. Distribution of percentage of PR®xcl. HMO)n Hackneywith serious
hazards (HHRS-B) by ward (Sourc&i 2025 Map by Metastreet).

Wards in the southwest generally have lower proportions of PRS with serious hazards

(Woodberry Down being an exception). Higher proportions are seen in northern and eastern

g NRa oS3 {G21S bSgAay3aiz2yzr /1 Sy208S> . NRgy
4.5.2 Inspection Hazards

As a result of property inspections across Hackney various hazards have been identified and

documented Figure21l).
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Figure2l. Hazards identified during property inspections across Hackney, split

by severity (Source Ti 2025).

Hazards were identified &evere, Moderate orMinor. Severe hazards account for 35% of

all hazards, wittModerate hazards accounting for 59%.

Fire hazards dominate, accounting for 63%lbfecorded hazarddHazards relating to

falls/trips account for 12%, damp & mould 78bthe Minor category, damp & mould

account for 1/3 (fire also 1/3) of hazards.

4.6 Energy Efficiency
An EPC rating is an assessmentloddP LIS NIi & Q &

S YViSpNEagily S& B} OA Sy O& o

buyers or renters of residential properties to assess the energy costs associated with

heating a house or flat. The rating is from A to G. A indicates a highly efficient property, G

indicates low efficiency.

The energy efficiency of a dwelling depends on the thermal insulation of the structure, on

the fuel type, and the size and design of the means of heating and ventilation. Any disrepair

or dampness to the dwelling and any disrepair to the heating systemaffiegt efficiency.

The exposure and orientation of the dwelling are also relevant.
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As part of this study27,282 EPC ratings were matchedknownPRS§excluding HMO)
properties(78% of PRS properties had an EPC ratikigjigures have been modelled from
this group(Figure22).
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Figure22. EPC ratings for PRS (excl. HMO) properties in Hackney (Source Ti
2025).

The housing stock is dominated by EPC ratings C &84y, with B & E ratings less so
(combined19.4%). The A, F & G ratings are the least comfeombined0.8%)

4.6.1 Energy Efficiency and property type

When EPC ratings are split according to property type, comparisons caademore

easily Tableb).
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Table5. EPC Ratings for PR&cl. HMO)Xwellingsin Hackneyby property type
(SourceTi 2025.

EPC Rating| Bungalow Flat House Maisonette | Grand Total
A 0.00% 0.05% 0.00% 0.00% 0.04%
B 0.00% 13.77% 0.58% 4.01% 11.84%
C 32.56% 50.85% 36.64% 48.50% 49.33%
D 37.21% 28.19% 45.79% 37.79% 30.52%
E 25.58% 6.57% 14.80% 8.99% 7.54%
F 0.00% 0.42% 1.40% 0.48% 0.52%
G 4.65% 0.14% 0.78% 0.21% 0.21%
Grand Total 100.0% 100.0% 100.0% 100.0% 100.0%

Ratings by property type show that bungalows ffadlinlyin the G E categories. Flafall in

the Bt Eratings. Houses showrarrowerrange with mostratingsCrt E Maisonettes fall in

the @ E range.

The PRS is dominated by Houses and Flats, which mak&upf®PRS dwellings that have
EPC ratingflats alone make up 84%roperties with a D ratingre most commonKigure

23).
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Figure23. EPC ratings for PRS (excl. HMO) dwellings in Hackney split by
percentage across property types (Source Ti 2025).
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Very few PRS properties have thal 2 LJ¢ NJ Ay 33 0 dziC calegdriegs &ithR2 YA y |
13.8% and50.9% of flats achieving these ratings. By contrast Houses have lower

percentages witlD.6% &36.6% achieving B C ratings respectively.

4.6.2 Energy efficiency and property age

There is anotablegradient of risk with age of the property, the risk being greatest in

dwellings built beforel900, and lowest in the more energy efficient dwellings built after

19802,

Il O2dzy OAf Qa LINBPLISNI & | 3S LINRTAf{Hackr@jhata Kl @S Iy
largeproportion of its residentialhousing stoclbuilt pre 1900 80.7%6).Building over the last

two decades accounts for arourd®. 8% (Figure24)2,
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Figure24. Percentage of properties by build period in Hackney (Source VOA
2024)

Properties built in the postvar period 194%; 1964 account for 17.6% cfirrent stock.

22Housing Health and Rating System, Operation Guidance, 2006,
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/15810/142631.pdf
23Valuation Office Agency 201i8tps://www.gov.uk/government/statistics/councifax-stockof-properties2019
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4.6.3 Poor energy efficiency

Hackneyhas2,256 PRYexcluding HMOpropertieswith EPGecordsthat are E, F, & G
rated. This represent8.3% of PRS properties for which there are EPC ratingadkney
EPC ratings E, F, & G represent properties with the least energy effi(ftegaye25).
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Figure25. PRS (excl. HMO) properties with EPC ratimgssEby ward in
Hackney (Source 2025).

The Minimum Energy Efficiency Standard (MEES) came into force in England and Wales on 1
April 2018. The regulation applies to PRS properties and mandates that all dwellings must
have an EPC rating of E and above to be compliant. It has been calculatgthesmatched
addresses thad.7%(198) of PR$roperties inHackneyhave F and G ratingf.is possible

that these properties have been excluded from the MEES regulation requirements on

technical grounds.

4.7 Service Requests (PRS Complaints)

Complaints made by tenants anthersto Hackneycouncilregarding poor property
conditions and inadequate property management are a direct indicator of low quaaldy
poorly managed®RS dwelling$n the periodOctober 2013; September 2024here were
1,367 service requests made at PRRcluding HMOdlwellings acrosblackneyFigure26).
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Figure26. Service requests at PRS (excl. HMO) dwellings across Hackney wards
October 2019; September 2024Source Ti 2025).

Cazenové215) andStoke Newingtorf174) had the highest number of service requests,

whilst the lowest {8) was inHoxton Westvard.

The level of service demand thdte PR®laceson the council, including pest treatments,

inspections and enforcement interventions to tackle housing hazamises across the

Borough Kap 6).
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Springfield

Stamford Hill West

King's Park

Shacklewell

Hackney Cenfral

De Beauvoir
London Fields

Hoxton
East

Hoxton West

&
Shoreditch

Private Housing
Complaints at PRS

1810 29
29 to 37
3710 39
3910 58
58 to 105
105 to 215

Map 6. Distribution of Service requests at PR&cl. HMOxcrossHackney for
the periodOctober 2019; September 2024SourceTi 2025 Map by
Metastreet).

Service requests arise across the Borough, with higher numberstinernwards e.g.
Cazenove, Stoke NewingtddrownswoodandLea BridgeThe southern and western wards
generally show feweservice requests.g. Clissold, De Beauvoir, and Hoxton (West and
East)
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4.8 Anti-Social Behaviour (ASB)

ASB incidentgecorded by the council ovehe period October2019¢ September2024
have been linked t&RJexcluding HMOproperties and analysedror this study only ASB
relating to Noise and Waste were analyseehderstanding ASB emanating frétRS
dwellingshelps support the development of strategic interventiobsfferent assessments

of ASB were recorded:

1 Total number of ASB incidents.
1 Number ofPRS dwellingsith one or more ASB incidents.
1 Repeat ASB, i.e. numberPRSwith 2 or more ASB incidents.

It is important to note, where incidentsould not be matchedlirectly at the property level,
ASB incidentBave been discardefilom this study For example, ASB incidents investigated

on a street corner that cannot bdirectlylinked to anPR$roperty have beerexcluded.

4.8.1 Total ASB Incidents

The total number of ASB incidents includRRSexcluding HMOproperties where there
were multiple incidents. As such the data show the levels ofsottial behaviour across the

borough

Overthe period October2019¢ September2024 a total ofl2, 568 ASB incidenténoise

and/or waste)were recorded acrosdackneyFigure27).
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Figure27. Anti-Social Behaviour (ASB) incidents for noise and/or waste (total
over the periodOctober 2013; September 2024) at PRS (excl. HMO) dwellings
in Hackney wards (Source Ti 2025).

Springfield1,256 andCazenovél,243 had the highest numbers of recorded ASB

incidents, whilsDe Beauvoif179) had the lowest.

ASB incidents were recorded acrosdHatkneywards Map 7).
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Stamford Hill West

Lea Bridge

Hackney Downs

Shacklewell

De Beauvoir

ASB (Noise/Waste) incidents
at PRS properties

179 to 331
331 to 356
356 to 439
439 to 687
687 to 965
965 to 1256

Map 7. Distribution of ASEnoise and/or waste)ncidents October2019¢
September2024) at PR&excl. HMO)Ywellingsin HackneySourceTi 2025
Map by Metastreet).

ASB incidents are not distributed in an obvious geograpmeainerand appear
widespread. There are obvious hotspots ¢dgckney Central, Hackney Wick, Cazenove, and

Springfield.

Types of ASB incident
Overthe period October 2019; September 2024 a total of 12,568 ASB incidents involving

Noise and/or Waste were recorded PRexcluding HMOpropertiesacross Hackney.
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Noise ASB incidents accounted for 59% (7,387) overall, whilst Waste ABS incidents
accounted for 41% (5,181). However, the split between noise and waste incidents varied

across the wardsHjgure28).
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Figure28. Proportions of Noise ASB and Waste ASB by wérctgber 2019,
September 2024) at PRS (excl. HMO) dwellings in Hackney (Source Ti 2025).

Noise ASB incidents accounted for over 80% of noise/waste ASB in severalheaidsefy
Central, Haggerston, Hoxton East & Shoreditch, and Hoxton)\Wé¢aste ASB incidents

accounted for over 80% of noise/waste only in Stamford Hill West.

4.8.2 Number of PRS linked to ASB

The number oPR$roperties linked to ASB can inform as to how widespreadsuotial
behaviour isHigh level of ASB can be used as a proxy indicator of poor property
managementPRSroperties often have higher levels of transience which can result in

higher waste production and ASB by tenants.

A total of 4491 PRSexcluding HMOproperties were linked to ASB incidents during the
period October2019¢ September2024 Eigure29).
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Figure29. Number of PRS (excl. HMO) properties linked to ASB (noise and/or

waste) in HackneyApril 2019¢ March 2024) byward (Source Ti 2025).

Cazenovdad the highest number{1) of PRS properties linked to ASB, whilstBeauvoir

had the lowest§7).

PRS properties linked to ASB incidents were widespread throughout the Boidapi8).
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Springfield

Stamford Hill West

Stoke
Newington
Lea Bridge

Hackney Downs

King's Park

Shacklewell

Hackney Wick

De Beauvoir |

Haggerston

Hoxton
East

Hoxton West

&

PRS properties with
Shoreditch

ASB (Noise/Waste)

87 to 109

109 to 159
159 to 174
174 to 253
253 t0 295
295 to 471

Map 8. Distribution of PR$excl. HMO)roperties linked to ASBhoise and/or
waste) incidentgOctober2019¢ September2024)acrossHackney(SourceTi
2025 Map by Metastreet).

PRSexcluding HMOproperties linked to ASB are more prevalent in the northern areas of
Hackney(e.g.Springfield, Stamford Hill West, and Cazenpas well as Hackney Wick in the
east. Southwestern wards have lower numbers (e.g. Hoxton West, Hoxton East &

Shoreditch, De Beauvoir, and Shacklewell).
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4.8.3 Repeat ASB Incidents

Some properties are linked to multiple ASB incidents. Repeat ASB incidents (2 or more at
same property) provide an indication of persistent astdcial behaviour linked tBRS

properties.

During the periodOctober2019¢ September2024 there were 1,80 PRSexcluding HMO)
properties with repeated ASB inciden&dure30).
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Figure30. PRS (excl. HMO) properties with repeated ASB (noise and/or waste)
incidents October 2019; September 2024) at wards across Hackney (Source Ti
2025).

Cazenové228) had the most PRS properties linked to repeated ASB incidents, @ailst

Beauvoir, and Shacklewéthd the lowest 29).

PRS with repeated ASB incidents were distributed throughout the Borddigih9).
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Lea Bridge

Shacklewell

De Beauvoir

Haggerston

Repeat ASB
(Waste/Noise) at PRS

2910 47
47 to 51
51t0 63
631093
93to 130
130to 228

Map 9. Distribution of PR$excl. HMO)roperties with repeated ASBoise
and/or waste)incidentsOctober2019¢ September2024across Hackney
(SourceTi 2025 Map by Metastreet).

All wards had substantial numbers of RB&luding HMOproperties associated with
repeated ASB incidents. There are hotspots in some northern wardsigcgney Downs,

Cazenove, Springfield, and Stamford Hill West

62



4.9 Waste Notices

For this study the focus was on notices for Waste ASB inciderttse periodOctober2019
¢ September2024Hackneyissuedl,708wastenotices to PR&xcluding HMOaddresses in
the Borough Figure31).
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Figure31. Waste Notices issues to PRS (excl. HMO) dwellings in Hackney
October 2019; September 2024 (Source Ti 2025).

Cazenovdad the highest number of notice8(6), with Springfieldreceiving the next
highest 286).

Notices were issued iall the 21 wards acrossiackneyMap 10).
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Springfield

Woodberry Down

Stamford Hill West

Hackney Downs

Shacklewell

De Beauvoir

Hoxton
East

Hoxton West

&
Shoreditch

Waste Notices
at PRS

41010
10to 38
38 to 58
58 to 66
66 to 130
130 to 306

Map 10. Distribution ofWasteNotices served to PR8xcl. HMOxcross
HackneyOctober2019¢ September2024 (Source Ti 2025, Map by Metastreet).

The northern wards show higher numbers of waste notices served (e.g. Stamford Hill West,
Springfield, Cazenove, and Lea Bridge). Wards in the south/west had fewer waste notices

issued (e.g. Hoxton West, Hoxton East & Shoreditch, De Beauvoir, and Shdcklewel
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5

Houses of Multiple Occupancy (HMO) in Hackney

Houses in Multiple Occupancy are described in various ways bydahsing Act (2004). For

the purposes of this study all HMO types are considered simply as HMO.

This study is focused d#MOs that share basic amenitiddqusing Act 2004, Secti@d4)

that have been licenced under eithBfandatory or Additional licensing powers.

Any HMO meeting the following criteria requiredfandatory licence

1 Dwellings inhabited by five or more occupiers, residing in two or more distinct
households, and sharing common amenities like a kitchen or bathroom. This
regulation applies irrespective of the number of floors.

1 Selfcontained flats located within a building comprising up to two flats. If either or
both flats are inhabited by five or more individuals from two or more separate

households, licensing Mandatory.

Any HMO meeting the following criteria requires Additional licence

1 Dwellings inhabited b$ or 4occupiers, residing in two or more distinct households,

and sharing common amenities like a kitchen or bathroom.

It isimportant to note, there aremumber ofexemptionsirom HMO property licensing,

including:

1 Buildings managed by a local housing authority, registered social landlord, police, fire &
rescue authority or health servideody.

1 Buildings already regulated under certain other statutory provisions (Schedule 1 to Sl
2006 Number 373)

1 Certain student halls aksidence.

9 Buildings occupied principally for the purposes of a religious community wirosspal
occupation is prayer, contemplation, education or the relief of suffering; and

. dzA f Ruingr Bc@upied with no more than two lodgers.

Therefore,it should not be assumed that theumber of HM@ isequalto the number of

licensableHMOsin any given area
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Some properties may be HMO but without any kindiaénce even though they may

require one. Theshidden HMO share basic amenities (Housing Act 2004, Section 254) but
have not beericenceal under either Mandatory or Additional licensing powers. It is
assumed that this group of properties is inhabited by three or more occupiers, residing in
two or more distinct households, and sharing common amenities like a kitchen or

bathroom.

HackneyCouncilpreviously operatedliscretionary HMO licensing (Additiondbut this

scheme expired in 2023.

Predictive tenure models (Ti) have been developed as part of this prtsjatare unique to
Hackney The Ti modelling allows for potentiallylioenced HMOs to be identified. All
results pertaining to HMO properties in this study relate to both known and

predicted/hidden HMOs.
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5.1 HMO population
Overall numbers of HMQicensed and predicted/hidderare calculated to bé,038(Figure
32). This represents 15.3% of PRS dwell{i8§s493), and 4.8% of all dwellings (125,000).
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Figure32. Number of all HMO properties (known and predicted/hidden) by
ward in Hackney (Source Z025).

The highest number of HMOs wasStoke Newingtor§398), whilst the lowest was in
Stamford Hill West(144).

HMOs are distributed across the Boroudap 11).
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Springfield

Woodberry Down

Stamford Hill West

Shacklewell

Homerton

Total HMO

144 to 243
243 to 254
254 to 280
280 to 306
306 to 374
374 to 398

Map 11. Distribution ofall HMO propertiegknown and predicted/hidden)
acrossHackney(SourceTi 2025 Map by Metastreet).

There are HMOs in every ward, with higher numbersome northerlyand southern wards

(e.g. Hoxton West, Haggerston, Stoke Newington, and Lea Bridge)
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5.1.1 HMO Occupancy

Records indicate that theumber of people living iknownHMGs is20,655(Figure33).
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Figure33. Number of occupants at known HMO properties by ward in Hackney
(Source Ti 2025).

Stoke Newington has the highest number of HMO occupants (1,437), followed by Dalston
(1,433). Stamford Hill West (277), and Springfield (289) have the fewest occupants.

There are HMOs in all Hackney wards, with occupancy ranging fro@ X437 Map 12).
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Springfield

Woodberry Down

Stamford Hill West

Lea Bridge

Shacklewell

Number of Occupants
at Known HMO

277 to 779
779 to 896
896 to 989
989to 1,115
1,115 10 1,336
1,336 to 1,437

Map 12. Distribution of HMO occupancy across Hackney (Source Ti 2025, Map
by Metastreet).

There are HMO occupants in every ward, with a slight bias towards the south and west (e.g.
Hoxton West, Haggerston, Dalston, Stoke Newington).
5.1.2 Property type

HMO property type profile offers an indication of HM@keup,density,and construction
type. Inspection data and Energy Performance Certifi¢gfeCjecords havéoeen analysed

to determine the proportions of different property types in the HMO sectag(re34).
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Figure34. Property types for HMOs across Hackney (Source: EPC 2024, Ti 2025).
Flats(446% and houses (40%) dominate thiMOstock whilst bungalows(Q.22%) form

the lowest percentage of HMO stock.

Thehigh proportionof houses as HMO s typical of the sector. Houses generally have more
space and lend themselves to beiHy1Os.The large proportion of flats suggests that
building over the past two decades has focussed on this sector, with much of the housing

stock being pre 1900F(gure24).

5.1.3 HMO licences

Of the6,038potential HMO properties itdackney,581 licences were recorded-{gure35).
This represent36% of the potential number of HMO licenses acrdsskneyThis implies
that there arel,457predicted/hidden HMOs iackney There are many reasons why an
HMO might not be licensed; it may have an exemption, it may not require a license, or it

may simply not have a license.
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Figure35. HMO licences issued by ward in Hackney (Source Ti 2025).

Hoxton West (354), and Haggerston (348) the most HMQicences whilst the lowest
number was in &mford Hill Wes{51).

HMO licences were issued across the London BorougtacikneyMap 13).
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Springfield

Woodberry Down
Stamford Hill West

Cazenove

Known HMO

5110183

183 to 202
202 to 214
214 to 244
244 to 266
266 to 354

Map 13. Distribution of HMQlicences acrossHackneywards (Sourcdi 2025
Map by Metastreet).

The highest numbers of HMO licences areanthwestareas(e.g. Hoxton West,

Haggerston, Dalston), and in Lea Bridge in the northeast

Hidden vs. known HMO

There is aifferencebetween number of licences issued and the predicted number of HMO
properties Figure36). The number of licensed,681) represents the known HMOs, whilst

the others (1,457 are predicted/hidden HMOg$.he differences may be because properties
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Figure36. Licenced HMO properties and Hidden HMO in Hackney wards

(Source Ti 2025).

The highest number of hidden HMOs are in Stoke Newington (¥@n converted to a

percentage, it is easier to see tddferencebetween licenses and potential HMOSdure

37).
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Figure37. Percentage of HMOs unlicenced by ward in Hackney (Source Ti

2025).

74



Twoof the wards havenorethan half 65%)of the potential HMOsinlicenced(Springfield,
Stamford Hill West)The overall average 26%, meaning that around a quarter of potential
HMOs are unlicenced. There are many reasons why an HMO might not be licensed; it may

have an exemption, it may not require a license, or it may simply not have a license.

5.1.4 HMO licence types

Overall, 12% dtnownHMO licences in Hackney are Mandat@@40) whilst 88% are
Additional(4,041,Figure38).
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Figure38. HMO licence types (Mandatory &. Additional) in wards across
Hackney (Source Ti 2025).

Hoxton West has the highest percentage of Additional licences (97%), whilst Springfield has
the lowest 60%).Hoxton West has the highest number of Additional HMO licences (343),
whilst Springfield and Stamford Hill West each have the lowest [(88)Bridge (63) has the

highest number of Mandatory licences.

5.2 HMO Standards & Management
Housing conditions are affected by the level of maintenangoality of repair&

managementthe age of the propertythermal efficiencyand type of construction.
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Proper nanagement of HMOs necessary to safeguard the tenants and the wider
community.The HMO Management Regulations require the manager to keep all parts of
the HMO safe, clean and well maintainddhey also place a duty oartants of HMO$0
cooperate with the manager and not damage any fire safety equipfidaiMOscan exhibit
some of the poorest housing conditions of any teniingoorly managedTherefore HMO
managers are required toomplywith licence conditionendHMO Management
RegulationsThese include space standards, repair obligations, fire precautions and testing,

waste management and tenancy managentént

5.3 Predicted HMO hazards

The Housing Health and Safety Rating System (HHSRS) is a system for assessing housing
conditions.A hazard is any risk of harm to the health or safety of an actual or potential
occupier of accommodation that arises from a deficiency in the dwelling, building or land in

the vicinity.

Using a sample of properties that are known to have at least one serious housing hazard
(see abovg it is possible to predict the number BMOproperties with at least one serious
hazard(Category 1 and/or high scoring Category 2 hazards, HABIR&ross theHMO
population (known and predictétiidden).Further details of themethodology can be found
in Appendix 2.

There arel,818HMOproperties inHackneythat are likely to have at least 1 serious housing
hazard Figure39). This represent80%of the HMO populationthree timesthe PRS

national averagelQ%¥®.

24The Licensing and Management of Houses in Multiple Occupation (Additional Provisions) (England) Regulations 2007,
https://www.legislation.gov.uk/uksi/2007/1903/contents/made

25 Regulating the Privately Rented Housing Sector, Evidence into Practice, Edited By Jill Stewart, Russ€R02@ffatt
https://www.routledge.com/Regulatinghe-PrivatelyRentedHousingSectorEvidenceinto-Practice/Stewar
Moffatt/p/book/9781032159690

26 English Housing Survey 202324, https://www.gov.uk/government/collections/englishousingsurvey2023t0-2024headline
findingson-housingquality-and-energyefficiency
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Figure39. HMO properties (known and predicted/hidden) with serious hazards
(HHRS A D) by ward in Hackney (Source Ti 2025).

De Beauvoif142) and $oke Newington(140) have the highest number of HMOs with

serious hazards.

HMO properties with serious hazards occur throughdatkneyMap 14).
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Woodberry Down

Stamford Hill West

Hackney Downs

Shacklewell

HMO with Serious Hazards

45 to 64
64 to 76
76 to 83
83 to 91
91to 104
104 to 142

Map 14. Distribution of HMO(known and predicted/hiddenyvith serious
hazards (HHRSTAD) acrosHackney(SourceTi 2025 Map by Metastreet).

Although HMOs with serious hazards occur across the Borough, there are some notable
hotspotsin the southwest (e.g. Hoxton West, and De Beauvoir), and towards the north (e.g.
Stoke Newington, and Lea Bridge)

5.3.1 Serious hazards as a proportion of HMO

Of the HMO population in Hackney 30% are likely to have serious hazards (HIBRS A
three times the PRS national averagey(re40).
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Figure40. Percentage of HMO properties (known & predicted/hidden) with
serious hazards (HHRS ®) by ward in Hackney (Source Ti 2025).

The ward of De Beauvoir (42.5%) and Stamford Hill West (43lE@the largest

percentage of HMOs with serious hazards.

All wards across Hackney have a substantial percentage of HMOs with serious hdagrds (

15).
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Woodberry Down

Lea Bridge

Shacklewell

Haggerston

Percent HMO with

Serious Hazards
19.210 25.7
25.7t0 27.7
27.710 30.5
30.5t0 31.7
31.7to 34.9
34.91t043.1

Map 15. Percentage of HMO (known & predicted/hidden) with serious hazards
(HHRS A D) across Hackney (Source Ti 2025, Map by Metastreet).

There is a slight geographical bias towards the northern wards (e.g. Stoke Newington,

Springfield, and Stamford Hill West), although De Beauvoir in the west/south also has high

proportions of HMO with serious hazards.

5.3.2 Hazards and licence type

Overall,88% of HMOs witlserious hazards were properties with Additiofieénceq1,277)
whilst 12% held Mandatory licences30, Figure4l).
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Figure4l. Serious hazards at HMO properties, split by licence type at wards
across Hackney (Source Ti 2025).

The highest number of properties with serious hazards at additional licenced HMOs was De

Beauvoir (121)The highest number at Mandatory licenced HMOs (27) was at Lea Bridge.

Hidden vs. known HMO
Overall, 80% of HMO properties with serious hazards are known HMO (1,457), whilst 20%

are predicted/hidden (361Figure4?2).
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Figure42. Serious hazards at known HMO vs. hidden HMO at wards across
Hackney (Source Ti 2025).

Hoxton West (95%, 102) and Hoxton East & Shoreditch (95%, 89) hiaigjllest

percentage of known HMO with serious hazards. De Beauvoir had the highest number of
known HMO with serious hazards (127), whilst Stoke Newington had the highest number of
hidden HMO with serious hazards (46).

5.4 Energy Efficiency

Ly 9t/ NIYOGAyYy3a Aa |y | aasSaaysyrimardytsedby LINE LIS NI &
buyers or renters of residential properties to assess the energy costs associated with

heating a house or flat. The rating is from A to G. A indicates a highly efficient property, G

indicates low efficiency.

The energy efficiency of a dwelling depends on the thermal insulation of the structure, on
the fuel type, and the size and design of the means of heating and ventilation. Any disrepair
or dampness to the dwelling and any disrepair to the heating systemaffiegt efficiency.

The exposure and orientation of the dwelling are also relevant.
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As part of this study3,750EPC ratings were matched known HMOproperties(Figure43).
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Figure43. EPC ratings for known HMO properties in Hackney (Source Ti 2025).

The HMO stock is dominated by EPC rating€D082.5%), with B &Eratings much less so
(17%). The AF& Gratings are the least commoR.6%).

5.4.1 Energy Efficiency and property type

When EPC ratings are split according to property type, comparisons can be made more

easily Tableb).

Table6. EPC rating by property type femown HMOs inHackney(SourceTi

2025.

EPC Rating| Bungalow| Flat House | Maisonette| Grand Tota
A 0.0%| 0.3%| 0.0% 0.0% 0.1%
B 0.0%| 15.9%| 1.5% 3.5% 9.5%
C 12.5%| 49.0%| 34.8% 51.3% 45.1%
D 62.5%| 29.5%| 49.7% 39.8% 37.4%
E 25.0%| 5.0%| 13.2% 5.2% 7.5%
F 0.0%| 0.2%| 0.6% 0.2% 0.3%
G 0.0%| 0.1%| 0.2% 0.0% 0.1%
Grand Total 100.0%| 100.0%| 100.0% 100.0% 100.0%
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The HMO sector is dominated Bjats which make up3% of HMO dwellings that have EPC
ratings.Flats with a @ating are most commarwhilst houses are most common with a D
rating (Figure44).
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Figure44. EPC ratings for known HMOs split by percentage across property

types in Hackney (Source Ti 2025).

Ratings by property type show that all types fall mainly inBheE categories. There are far
more houseg1,116)and flats(1,991)than bungalowg8) and maisonette$635)

5.4.2 Poor energy efficiency

Hackneyhas298 HMOEPGCecordsthat are E, F, & @ted (6.5% of alknownHMOs) EPC
ratings E, F, & G represent properties with the least energy efficigngyre45s).
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Figure45. Known HMO properties with EPC ratings & by ward in Hackney
(Source Ti 2025).

Stoke Newingtornad the highest number of HMOs with poor energy efficiency (EPG)E
with 31.

The Minimum Energy Efficiency Standard (MEES) came into force in England and Wales on 1
April 2018. The regulation appliestMOproperties and mandates that all dwellings must

have an EPC rating of E and above to be compliant. It has been calculated using the matched
addresses thab.35% (16) of knownHMOproperties inHackneyhave F and G rating.is

possible that these properties have been excluded from the MEES regulation requirements

on technical grounds.

5.5 Service Requests

Complaints made by tenants athersto Hackneycouncilregarding poor property
conditions and inadequate property management are a direct indicator of low quaaldy
poorly managed HMO dwellings the periodOctober2019¢ September2024there were
592service requests made at HMO dwellings actdaskney(Figure46). This illustrates the

large demand and costs thdte PR®an place upon council services
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Figure46. Service requests at HMOs (known & predicted/hidden) across
Hackney wardsApril 2019¢ March 2024(Source Ti 2025).

HoxtonWest(56) and Lea Bridge (50ad the largest number of service requests at HMOs.

Service requests at HMOs occur throughout the Boroiygip(16).
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Springfield
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King's Park

Shacklewell
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Private Housing Complaints
at HMO properties
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25to 27
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40 to 56

Map 16. Distribution of service requests at HM@eown & predicted/hidden)
across Hackneypril 2019¢ March 2024(SourceTi 2025 Map byMetastreet).

Service requests were spread throughatackney but there are hotspots in theouthwest

(e.g.Hoxton West, and Hoxton East & Shoredjiébalston andLea Bridge
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5.6 HMO AntiSocial Behaviour (ASB)

ASB incidentgecorded by the council ovehe period October2019¢ September2024

have been linked téiIMOproperties and analysedror this study only ASB relating to Noise
and Waste were analysetdnderstanding ASB emanating from HMOs helps support the

development of strategic interventionBifferent assessments of A8Rrerecorded:

1 Total number of ASB incidents.
1 Number of HMO dwellings with one or more ASB incidents.

1 Repeat ASB, i.e. number of HMO with 2 or more ASB incidents.

It is important to note, where incidentsould not be matchedlirectly at the property level,
ASB incidentBave been discardefilom this study For example, ASB incidents investigated

on a street corner that cannot bdirectlylinked to anPR$roperty have beerexcluded.

5.6.1 Total ASB incidents

The total number of ASB incidents includ€gOproperties where there were multiple
incidents. As such the data show the levels of-antiial behaviour across the borough at

HMO properies.

Overall, there were3,396 ASB(noise and/or wasteincidents linked to HMO@-igure47).
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Figure47. Total ASB (noise and/or waste) incidents over the period October
2019¢ September 2024 linked to HMOs by ward in Hackney (Source Ti 2025).

The most(299)were fromHoxton Westthe lowest fromHoxton East & Shoreditqé5).

Anti-Social Behaviour incidents at HMOs were widespread across the London Borough of
HackneyMap 17).
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Map 17. Distribution of ASEnoise and/or waste)ncidents over the period
October2019¢ September2024 linked to HMOs&across Hackne{SourceTi
2025 Map by Metastreet).

Although ASB incidents linked to HMOs were widespread, thersamnenotable hotspots

(e.g Hoxton West, Victoria, Lea Bridge, and Hackney Downs).
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HMO licence type
Of ASB (noise/waste) incidents at HMOs 72% (1,689) were at properties with Additional

HMO licences, whilst 28% (643) were at properties with a Mandatory HMO liceigeed
48).
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Figure48. Total ASB (noise/waste) incidents at HMO by licence type in wards
across Hackney (Source Ti 2025).

Hoxton West had the highest number of ASB (24raperties with an Additional licence.
Lea Bridge (102) had the highest number of ASB at properties with a Mandatory licence.

Hidden vs. known HMO
Overall, 31% of ASB noise/waste incidents (1,064) occur at hidden HMO properties,

compared to 69% (2,332) at known HM®g)(1Ire49).
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Figure49. Total ASB (noise/waste) incidents at known HMO vs. hidden HMO at
wards across Hackney (Source Ti 2025).

Hoxton West has the highest number of ASB incidents at known HMOs (245). Stamford Hill
West (145), and Springfield (140) have the highest number of ASB incidents at hidden
HMOs.

Types of ASB Incident
Overthe period October 2019; September 2024 a total & 396ASB incidents involving

Noise and/or Waste were recorded at HMO properties across Hackney.

Noise ASB incidents accounted fdfb (,825) overall, whilst Waste ABS incidents
accounted for 8% (,571). However, the split between noise and waste incidents varied

across the wardsHjgure50).
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Figure50. Proportions of Noise ASB and Waste ASB by wéarctgber 2019;
September 2024) at HM@wellings in Hackney (Source Ti 2025).

Noise ASB incidents accounted for over 80% of noise/waste ASB in several wards (Hoxton
East & Shoreditch, and Hoxton West). Waste ASB incidents accounted for over 80% of

noise/waste only in Springfield

5.6.2 Number of HMO linked to ASB

The number oHMOproperties linked to ASB can inform as to how widespreadsottial

behaviour is.

High level of ASB can be used as a proxy indicator of poor property management. HMO
properties often have higher levels of transience which can result in higher waste

production and ASB by tenants.

AcrossHackneyl,363HMO propertiedhadrecorded ASBnoise and/or wastencidents
(Figurebl).
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Figure51. Number of HMO properties with ASB (noise and/or waste) incidents
over the period October 2018 September 2024 linked to HMOs by ward in
Hackney (Source Ti 2025).

The highest number of HMOs with ASB incidents kegsBridg€113), whilst the lowest \as
Hoxton East & ShoreditqR2).

HMO properties linked to ASB incidents are distributed throughtatkneyMap 18).
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Map 18. Distribution of HMOs with ASBioise and/or waste)ncidents over the
period October2019¢ September2024across HacknegSourceTi 2025 Map
by Metastreet).

HMOs linked to ASB incidem®re widespread throughout the Borough, withigher values
in some of the northern wards (e.g. Springfield, Stoke Newington, Hackney Downs, and Lea
Bridge).
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HMO licence type
Properties with an Additional HMO licence accounted for 77% (693) of the HMO dwellings

that recordedASBncidents. Mandatory licenced HMO dwellings accounted for 23% (210,
Figure52).
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Figure52. Number of HM(properties linked to ASB (noise/waste) by licence
type at wards in Hackney (Source Ti 2025).

For Additional HMO licences, Hoxton West (51), and Lea Bridge (51) had the most HMO
properties with ASB incidents. For Mandatory HMO licences, Lea Bridge (33) had the most
HMO properties with ASB incidents.

Hidden vs. known HMO
Hidden HMOs accounted for 34% (460) of HMO properties with ASB (noise/waste), Known
HMO properties accounted for 66% (903) of HMOs with ASB incideégtgé53).
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Figure53. Number of HMO properties (known vs. hidden) linked to ASB
(noise/waste) at wards in Hackney (Source Ti 2025).

Lea Bridge (84) had the highest number of known HMO with ASB. Springfield (61) had the
highest number of hidden HMO with ASB.

5.6.3 Repeat ASB Incidents

Some properties are linked to multiple ASB incidents. Repeat ASB incidents (2 or more at
same property) provide an indication of persistemtti-social behavioulinked to HMO

properties.

There were625HMOs (all types) with repeat ASB incidefftgure54).
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Figure54. Number of HMO properties with repeat ASB (noise and/or waste)
incidents over the period October 2018September 2024 linked to HMOs by
ward across Hackney (Source Ti 2025).

There were repeat ASB incidents across all wardsl - eatBridg€s56) had the highest
number of HMOs with repeated ASB.

There were HMOs with repeated ASB incidents acrossaakneywards Map 19).
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