
8 

There are concerns over the costs of the purpose-built accommodation and that high rent levels may lead to a 
higher drop out rate as students are unable to afford to meet all outgoings.  However, some complexes are 
offering fuel bill payment and internet use as part of the rental payment bringing rents closer to the combined 
costs of rent and living costs in private rented housing. However, it has been assessed that off-street shared 
housing costs on average £62.99 per person per week including rent (£56.45 per person per week); energy 
costs (£4.00 per person per week),  and a commercial web package costs (around £11 a month)  these costs 
would mean the inclusive average rent is and this compares with the average inclusive rent of a complex of 
£85.99 per person per week – some 37% higher. National research has also found that purpose-built 
complexes may be getting more expensive as they absorb additional security, energy and regulatory costs and 
it would appear that rental levels have increased in institutionally provided accommodation by 23% since 2003-
2004. 
 
There are some concerns that the new purpose built buildings are getting increasingly large – there will be two 
developments of over 1,00 bed spaces by 2007 in Leeds which will inevitably bring some issues with behaviour 
and could lead to lack of proper socialisation within the building and a danger that this could push anti social 
behaviour into the surrounding streets or, students failing to become socialised in their first year 
accommodation posing potential problems where they move into shared housing in their second year of 
residence. 

Private rented sector 
There are currently around 40.000 bedspaces in private rented housing across Leeds , a large proportion of 
which are in inner North West Leeds.  Substantial private rented provision will inevitably continue for students in 
inner NW Leeds and there are few signs of students moving to access private rented housing in other areas 
where there is a significant private rented sector.  There is evidence of a ‘bottom line’ of demand for shared 
private rented housing below which demand will not fall. However, some landlords are becoming less confident 
in continuing strong demand from students and that competition from the purpose-built student accommodation 
will further reduce demand.  Landlords are also facing significant costs arising from compliance with HMO 
licensing and the introduction of the Housing Health and Safety Rating System under the Housing Act 2004.  
Large portfolio landlords face putting into effect additional amenities and substantial alterations to their 
properties while the sorts of alterations that are required (e.g. replacing ‘traditional doors’ with flat fire doors and 
installation of basins in each bedroom) may provide ‘de-conversion’ costs to any would be ‘residential’ 
purchasers in the future.   Landlords offering shared housing that could be classified as HMOs could take one 
of a number of routes 
 
• Cover the costs of compliance and carry on as usual 
• Reduce capacity of houses accommodating 5 or more students to escape licensing 
• Reduce capacity of houses, convert bedrooms to bathrooms/communal lounges  
• Conversion to self-contained flats 
• Let to young professionals or other groups (homeless households, Asylum seekers, economic migrants 

from the EU accession states) 
• Sell up 
 
So far, there is little evidence of selling by landlords or reducing size to escape from licensing: this is because it 
is too early to tell. There will certainly be some downsizing of properties because of licensing – either 
deliberately through enhanced amenity or unintentionally by not letting all bed spaces within a house. UNIPOL 
have estimated that 300 houses have dropped out of licensing this year because of vacant rooms in houses 
(which if left would require licensing).  
 
Many landlords are no longer adding to their portfolios in ‘LS6’; some landlords have begun to sell properties 
onto the market (one landlord has estimated selling 20-30% of their stock holding).  However, selling of 
properties appears to be at the margins (i.e. outside the ‘heartlands of student housing’) such as Meanwood, 
Armley, Kirkstall etc) or will probably be ‘pepper-potted’ throughout the area.  There is also some evidence of 
changing markets with properties in Meanwood and Little Woodhouse moving from student into professional 
lettings.  Agents report a substantial reduction of investor interest in Becketts Park and Far Headingley arising 
from rising prices, the costs of HMO licensing and less demand from students for housing in that area.  This 
accompanied by more housing in that area being sought and bought by families and other residential 
households. 
 
With house prices continuing to rise and the age of 1st time buyers increasing there is an increasing market 
from young professionals sharing housing.  Some landlords are already letting to young professionals and 
workers and see this part of the market expanding.  The young professional market is significant in Leeds 
because Leeds retains a lot of graduates of graduates return to Leeds and this has formed much of the bedrock 
of Leeds’ growth as a commercial, financial and legal centre.  


