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1 Introduction 

1.1 Overview 

Ove Arup and Partners Limited (‘Arup’) was commissioned by South 

Gloucestershire Council (SGC) in November 2020 to produce a Supplementary 

Planning Document (SPD) relating to the development of Houses of Multiple 

Occupation (HMOs) and to consider the business case for the introduction of one 

or more Article 4 Directions (A4D) in the South Gloucestershire local authority 

area. 

The project comprises desk-based research, data analysis and engagement with 

stakeholders relevant to the research topic, in order to produce a holistic 

understanding of HMOs in South Gloucestershire. This includes understanding the 

concentration and distribution of HMOs within South Gloucestershire and how 

their development may affect communities, particularly where there are high 

concentrations of HMOs as a proportion of housing stock. It further seeks to 

understand the existing policy, regulatory and management framework of HMOs in 

the local authority. 

Within this context, the project seeks to review how the existing planning policies 

relevant to HMOs in South Gloucestershire are implemented and how these may be 

supported through additional guidance provided in an SPD, This will be prepared 

in accordance with The Town & Country Planning (Local Planning) (England) 

Regulations 2012.  

In addition, it considers whether the introduction of an A4D in South 

Gloucestershire would be appropriate by way of ‘expediency’ and would be 

sufficiently evidenced. The output of this research will be the preparation of a A4D 

Business Case to be considered further by SGC members. 

1.2 Legislative and Policy Context  

The legislative context for HMOs is predominantly defined by Section 254 of the 

Housing Act 2004, while the Town and County Planning (General Permitted 

Development Order 2015) (as amended) and the Town and Country Planning (Use 

Classes) Order 1987 (as amended) provide the planning context for the definition 

of permitted development and Use Classes, respectively.  

The Use Class C4 (HMO) is defined under the Use Classes Order (1987) (as 

amended) as a ‘small shared house occupied by between three and six unrelated 

individuals as their main or only residence, who share basic amenities such as a 

kitchen or bathroom’. Permitted development rights allow the conversion of Use 

Class C3 ‘Dwellinghouse’ to Use Class C4 ‘small HMO’. A ‘large HMO’ is one 

which exceeds 6 persons and subsequently falls outside of the definition of Use 

Class C4 (HMO), instead classed as Sui Generis use. Planning permission is 

required for development of large HMOs, whether by conversion of Use Class C3 

Dwellinghouses, or intensification of existing HMOs.  
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Nationally, many Local Planning Authorities (LPAs) have sought to address issues 

relating to concentrations of HMO development. The planning system enables use 

of planning policy to define, identify and address harmful concentrations of HMOs; 

and set principles for ensuring a good standard of development to guide the 

determination of planning applications. 

Where there are policies that already exist in a Local Plan that relate to the 

development and use of land for HMOs, the NPPF1 states that it is possible for an 

LPA to add further details to these policies through a Supplementary Planning 

Document (SPD). These can be used to provide further guidance for developers on 

particular issues and are capable of being a material consideration in planning 

decision. These do not form part of the overall development plan. 

The Town and Country Planning (Local Planning) (England) Regulations 2012 

(‘the 2012 Regulations’) govern the contents and preparation of SPD; and 

determine whether a document is an SPD, a ‘Local Plan’ or neither. 

Figure 1 The Town and Country Planning (Local Planning) (England) Regulations 2012 

Regulation 5 

 

Regulation 6 provides that any document falling within Regulation 5(1)(a)(i),(ii) or 

(iv) or 5(2)(a) or (b) is a Local Plan, (the same definition of a Development Plan 

Documents (DPDs) is given by Regulation 5).  

To be an SPD, a document must be of a description referred to in Regulation 5 (1) 

(a) (iii) and not be a Local Plan. This means it should only contain statements 

regarding ‘environmental, social, design and economic objectives which are 

relevant to the attainment of the development and use of land’. In the case of South 

Gloucestershire Council, this refers to the development and use of land as HMOs 

as referred to in Policies Sites and Places DPD policy PSP39. However, any such 

statements and policies must not amount to ‘development management policies.... 

which are intended to guide the determination of applications for planning 

 
1 NPPF (2019) Glossary 
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permission.’ If this is the case, these documents fall within regulations 5(1)(a)(iv), 

meaning those statements are required to be in a Local Plan and not within an SPD. 

This difference in treatment is linked to the consultation and scrutiny requirements 

which apply to each type of document. Local Plans and Development Plan 

Documents are subject to stringent consultation requirements, the duty to co-

operate and independent examination by the Secretary of State. SPDs are subject to 

specific consultation requirements contained in Regulations 12 and 13 of the 

Regulations, however there is no requirement for independent examination.  

Additionally, Regulation 8(3) provides that ‘any policy contained in a 

supplementary planning document must not conflict with the adopted development 

plan’. 

Figure 2 The Town and Country Planning (Local Planning) (England) Regulations 2012 

Regulation 8 

 

National Planning Practice Guidance (PPG)2 restates this differentiation, explaining 

that SPDs should build upon and provide more detailed advice or guidance on 

policies within adopted local plans; and are a material consideration in decision-

making. However, as they do not form part of the core development plan, they 

cannot introduce new planning policies. Therefore, while it is not the role of an SPD 

to present new policies, there is scope for LPAs to provide additional guidance on 

how HMO development may be managed. 

1.3 Purpose of the Case Study Analysis  

To understand the scope of supplementary planning guidance that may be 

appropriate within the context of South Gloucestershire, it is important to review 

and compare HMO SPDs and policy approaches employed by other local 

authorities, and what has been adopted as guidance within the context of Regulation 

5 as explained above.  

This report provides a comparative case study analysis of HMO SPDs by other local 

authorities, focusing on the assessment approaches and supporting principles for 

new HMO development, including intensification of existing dwellings. 

Chapter 2 and Chapter 3 set out examples of adopted HMO SPDs from other local 

authorities. The case studies are selected for their potential relevance to South 

Gloucestershire’s context, with a particular focus on the following components: 

 
2 NPPG (2019) Paragraph: 008 Reference ID: 61-008-20190315. 
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• Rationale for implementing the SPD: The core reasoning behind the LPA’s 

decision to introduce supplementary guidance, including key issues, emerging 

trends and any evidence baseline changes. 

• Content of SPD: Including the overarching content and extent of main policy, 

for which the document is supplementary to. 

• Form of SPD: Communication of policy approaches within the SPD (such as 

technical drawings, maps, length, checklist for developers). 

• Connection to an existing Article 4 Direction: Details of the geographical 

coverage of the A4D and its enactment is also identified for context. 

• Sustainable Environmental Assessment (SEA) and Equality Impact 

Assessment (EqIA): Where an SEA and/or EqIA was undertaken for the SPD, 

this is reviewed alongside the SPD; any key issues raised by SEA Consultation 

Bodies are identified. 

• Implementation of SPD: The level of response to public consultation on the 

draft SPD (in accordance with Town and Country Planning (Local Planning) 

(England) Regulations 2012 Part 5) and main issues raised by respondents; 

whether the SPD was challenged by members. 
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2 Supplementary Planning Document Case 

Study Summaries 

2.1 Overview 

This Chapter provides a summary of the review of HMO SPD case studies set out 

in Table 1 below. The case studies are presented in further detail within Chapter 3. 

These case studies have been selected on the basis that they have been recently 

adopted by LPAs or these are from neighbouring LPAs to SGC (Bristol and Bath). 

Each case study summary is structured as set out in Section 1.3 above.  

Table 1 provides an aid for comparing the different between approaches taken by 

different authorities (Column A). As the approach to supplementary guidance is 

constrained by the content of the adopted policy, Column B sets out the policy 

context for this guidance.
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Table 1 Summary of approaches 

Local 

Authority 

SPD Content (A) Adopted and Emerging Local Plan Policy Context (B) 

SPD 

Adoption 

Date 

Threshold / Concentration 

approaches 

Sandwich 

policy 

Explicit reference(s) to threshold approach Includes reference(s) to concentration / mixed 

communities / intensification 

Bristol City 

Council 

2020 10% with area defined 

using a 100m radius 
✓ ✗ - not within adopted policy 

Whilst the defined threshold is within emerging 

Draft Local Plan (Policy H6)3 (Regulation 18), 

this is not within the adopted policy. 

✓ - within adopted policy 

The adopted SADMP (2014) policy DM2 includes 

reference to both preventing ‘harmful concentration’ and 

intensification. 

Bath and 

North East 

Somerset 

2017 10% with area defined 

using a 100m radius 
✓ ✗ - not within adopted policy 

The Local Plan is undergoing a partial update and 

is at Issues and Options stage4 – proposed 

changes do not currently include reference to the 

threshold. 

✓ - within adopted policy 

The adopted Core Strategy and Place-making Plan (July 

2017) policy H2 includes reference to 

‘areas with a high concentration’ of existing HMOs. 

Explicit reference is made in the policy to the SPD. 

Portsmouth 

City Council 

2019 10% with area defined 

using a 50m radius 
✓ ✗- not within adopted policy 

A new Local Plan is being prepared and is at 

Issues and Options stage5. Changes do not 

currently include reference to the threshold. 

✓ - within adopted policy 

The Core Strategy (2012) policy PCS20 includes reference 

to HMOs only being permitted where the community is not 

already imbalanced by a concentration of such uses. 

Trafford 

Council 

2018 10% with area defined 

using a 40m radius 
✓ ✗ - not within adopted policy 

There is no HMO policy within the Core Strategy as the UDP policy H6 (Sub-Division of Houses) was replaced 

by Core Strategy policies L1 and L7. HMO development is guided by strategic housing policies. Emerging 

Local Plan6 policy HN5.4 states that applications for HMOs will be considered in line with the Council’s 

supplementary guidance. 

Southampton 

City Council 

2016 10% and 20% using a 40m 

radius 

Where the radius does not 

include a minimum of 10 

✓ 

 

✗ - not within adopted policy 

A new Local Plan is being prepared and is at 

Issues and Options stage7. It is unclear whether 

✓ / - some reference within adopted policy 

Within the adopted Local Plan Policy CS16 on Housing 

Mix and Type, the need to ‘control’ HMOs is required. 

 
3 https://www.bristol.gov.uk/documents/20182/34536/Local+Plan+Review+-+Draft+Policies+and+Development+Allocations+-+Web.pdf/2077eef6-c9ae-3582-e921-

b5d846762645 
4 https://beta.bathnes.gov.uk/local-plan-partial-update-options-consultation 
5 https://www.portsmouth.gov.uk/services/development-and-planning/planning-policy/the-local-plan/ 
6 https://www.trafford.gov.uk/planning/strategic-planning/docs/Draft-Local-Plan-Feb-2021.pdf 
7 https://www.southampton.gov.uk/planning/planning-policy/emerging-plans/cityvision/documentslibrary.aspx 
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Local 

Authority 

SPD Content (A) Adopted and Emerging Local Plan Policy Context (B) 

SPD 

Adoption 

Date 

Threshold / Concentration 

approaches 

Sandwich 

policy 

Explicit reference(s) to threshold approach Includes reference(s) to concentration / mixed 

communities / intensification 

residential properties, the 

threshold will apply to the 

10 residential properties 

nearest to the application 

site located on all 

frontages of the street 

changes proposed include reference to the 

threshold. 
The definition of this term is set within only set within 

supporting policy text. 

Northampton 

Borough 

Council 

2019 10% using a 50m radius ✗ 

 

✗ - not currently within adopted policy 

A new Local Plan is being prepared and is at 

Regulation 19 stage8 – Draft Policy 14 includes 

the threshold. 

✓ - within adopted policy 

‘Saved’ Local Plan Policy (1997) states that HMO 

development would not be permitted where it would create 

an ‘over concentration’ in a particular locality. 

Worcester 

City 

Council 

2014 10% with area defined 

using a 100m radius 

✓ 

 

✗ - not within adopted policy 

Saved Policy H17 from the adopted Local Plan 

1996-2011 does not include reference to 

concentration or threshold approaches, or the 

need to ensure balanced communities9. 

✓- within adopted policy 

Adopted Policy SWDP 14 of the South Worcestershire 

Development Plan 201610 states that an application for 

change of use to an HMO will only be permitted where it 

does not lead to an ‘over-concentration’ of such uses 

within the local area 

Cheshire 

West and 

Chester 

Council 

2016 15% with area defined 

using a 50m radius 

✗ 

 

✗ - not within adopted policy 

Adopted Local Plan Policy HO1611 does not 

explicitly reference the threshold approach. 

✓- within adopted policy 

Existing Local Plan policy states that planning applications 

for HMO development would be refused if the number of 

properties of adjacent HMOs has already led to a 

deterioration in local amenity. 

 
8 https://www.northampton.gov.uk/info/200205/planning-for-the-future/1746/northampton-planning-policy 
9 https://www.worcestershire.gov.uk/download/downloads/id/1434/apd_8_city_of_worcester_local_plan_1996-2011_schedule_of_saved_policies_-_december_2007.pdf 
10 https://www.swdevelopmentplan.org/component/fileman/file/Documents/South%20Worcestershire%20Development%20Plan/SWDP%202016/The-Adopted-SWDP-

February-2016.pdf?routed=1&container=fileman-files 
11 https://cheshirewestandchester.objective.co.uk/file/5448701 
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2.2 Bristol City Council: ‘Managing the development 

of houses in multiple occupation’ Supplementary 

Planning Document (adopted 2020) 

Rationale  

The SPD12 was adopted in 2020 by Bristol City Council (BCC) on the basis that 

HMOs are becoming more prevalent in the local authority area due to changes in 

the local housing market. These changes include increased demand for more 

flexible and affordable forms of accommodation, alongside a sharp increase in the 

student population requiring such accommodation within the city. Drivers of HMO 

growth in Bristol remain strong. 

The SPD was implemented in recognition of this growth and the potential for 

HMOs to create harmful impacts relating to social cohesion, housing choice, 

community engagement, noise, privacy, visual amenity, and highway safety, 

amongst other considerations. It was considered that impacts from HMOs have 

become increasingly widespread, with communities reporting problems with HMO 

concentrations outside of traditional student areas.  

Whilst the SPD recognises that other adopted Local Plan policies are relevant to the 

development of HMOs, the primary policy for which the SPD provides 

supplementary guidance is Policy DM2: Residential Sub-divisions, Shared and 

Specialist Housing, set out in the Site Allocations and Development Management 

Policies Local Plan (SADMP)13. The policy provides an approach to addressing the 

impacts and issues that may result from this form of development; and aims to 

ensure that the residential amenity and character of an area is preserved and that 

harmful concentrations do not arise. 

Connection to an existing A4D 

BCC has increased the extent of planning control over HMOs by making A4Ds that 

remove permitted development rights for change of use from a dwelling house (Use 

Class C3) to change to a small HMO (Use Class C4) in several areas across the city. 

These A4Ds have been enacted in succession across the city. The A4D areas cover 

the wards of Lawrence Hill, Ashley, Cabot, Cotham, and Clifton East (effective 11 

December 2011) Clifton West and Redland (effective 21 October 2012); and 

Avonmouth Village, North, South and East Bristol (effective 29 June 2020).14. The 

SPD makes full reference to the relationship between A4Ds and use of permitted 

development rights, signposting to details of their boundaries. 

Content 

The SPD includes both threshold (10%) and ‘sandwiching’ assessment approaches. 

It also signposts to adopted Local Plan policies relevant to the determination of 

planning applications and ensuring good quality accommodation. While the 

 
12 https://www.bristol.gov.uk/documents/20182/4793821/HMO+SPD+-+Adopted+-+Final.pdf/57b46136-2051-6241-2bb2-

96c2cc062a10 
13https://www.bristol.gov.uk/documents/20182/34540/BD5605%20Site%20Allocations_MAIN_text%20V8_0.pdf/46c75ec

0-634e-4f78-a00f-7f6c3cb68398 
14https://www.bristol.gov.uk/documents/20182/4742438/Article+4+Directions+A1+map+with+labels+Local+background+
600dpi.pdf/09ab239d-2229-4e4c-df9e-54e9d16940f4 
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adopted Local Plan policy for HMO development (Policy DM2) does not reference 

the 10% threshold, it does set out the requirement for development to avoid 

contributing to or exacerbating harmful concentrations of HMOs. Therefore the 

SPD is not considered to introducing new levels of control beyond that prescribed 

by core policy, with the SPD builds upon what is defined as a ‘harmful 

concentration’. Emerging draft Policy H6 within the Local Plan Review does 

include explicit reference to this threshold.  

The SPD also signposts to other Local Plan policies that address issues of internal 

living spaces, cycle and car parking, refuse and waste storage, outlook and privacy. 

Signposts are made to other relevant matters within the SPD, such as HMO licenses, 

property management and sound reduction measures (building regulations), and 

details of how to issue a complaint or report a breach of planning and / or licensing. 

Form 

The following elements are included in the SPD: 

• HMO property flow diagram (to define what constitutes an HMO); 

• HMO planning permission requirement flow diagram;  

• Worked examples using plans, maps and technical drawings for sandwich and 

threshold assessments; and 

• A short list of application submission requirements. 

Sustainable Environmental Assessment / Equality Impact Assessment 

An SEA Screening Report was published in July 202015. While it recognised that 

the SPD has a role in determining acceptable locations for HMO development 

through the sandwich and threshold assessments, it considered that the SPD is not 

likely to result in significant effects on the environment. An EqIA was not 

undertaken for the SPD. 

Implementation 

The SPD Consultation Statement16 details the outcomes of public consultation held 

in 2020. A total of 78 representations were received to the public consultation. The 

main issues raised included: 

• The need to address existing HMO concentrations;  

• Suggestion to include a threshold for HMO occupants at 20% of the population 

as identified by the HMO Lobby; 

• Comments addressing the method of assessment; and  

• Suggestions for further guidance on ensuring good standards of 

accommodation. 

 
15https://www.bristol.gov.uk/documents/20182/4793821/Strategic+Environmental+Assessment+%28SEA%29+Screening+

Report.pdf/aa77ec75-4651-1445-7d4e-8348c31dcc7c 
16https://www.bristol.gov.uk/documents/20182/4793821/HMO+SPD+Consultation+Statement+%

28August+2020%29.pdf/7043b03c-b658-a44f-c16b-da6fc79369cb 
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2.3 Bath and North East Somerset: Houses in 

Multiple Occupation in Bath Supplementary 

Planning Document (adopted 2017) 

Rationale 

The SPD17 was adopted by Bath and North East Somerset Council (BANES) in 

2017 to manage the future growth and distribution of HMOs across the city, with 

the aim of creating more balanced communities and to minimise impacts of HMO 

development. 

While the SPD recognises that other adopted Local Plan policies are relevant to the 

development of HMOs, the primary policy for which the SPD provides 

supplementary guidance is Policy H2: Houses in Multiple Occupation, contained 

within the Placemaking Plan18. The policy sets out the principles of ensuring that 

new HMO development would not create imbalanced communities, be 

incompatible with character, harm residential amenity or prejudice the ongoing 

commercial use of any ground / lower floors. 

Connection to an existing A4D 

A city-wide A4D was enacted in July 2013. This A4D removes permitted 

development rights for change of use from dwelling houses (Use Class C3) to 

change to a small HMO (Use Class C4). A reference to this A4D is made within 

Policy DM2 and the SPD includes a mapped boundary illustrating the extent of 

coverage. 

Content 

The SPD includes both threshold (10%) and sandwiching assessment approaches. 

While the adopted Local Plan policy for HMO development (Policy H2) does not 

reference the 10% threshold, it does set out a presumption against development 

within areas of high concentrations of existing HMO. Therefore, the SPD is not 

introducing new levels of control beyond that prescribed by policy, as the SPD 

builds upon what is defined as an ‘area of high concentration’. 

It should be noted that within the SPD, assessment of HMO applications follows a 

clear two-stage approach (depicted in Flow Chart 2 of the SPD), where the 

sandwiching criteria is applied, first followed by the 10% threshold. If the 

application would result in sandwiching, the SPD states that the development 

management officer should be minded to refuse, unless there are other material 

considerations. Examples of these are not provided within the SPD. Application 

submission requirements for applicants as detailed in the SPD include details of 

waste and recycling storage, cycle parking and drying space. No HMO specific 

space standards or amenity space requirements are provided within the SPD. 

Form 

The following elements are included in the SPD: 

• Article 4 Direction boundary for HMO development; 

 
17 https://beta.bathnes.gov.uk/sites/default/files/2020-01/hmo_spd_2017.pdf 
18 https://beta.bathnes.gov.uk/policy-and-documents-library/core-strategy-and-placemaking-plan 
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• HMO property flow diagram (to define what constitutes an HMO); 

• Worked examples using plans, maps and technical drawings for sandwich and 

threshold assessments; 

• Planning application assessment flow diagram (using both threshold and 

sandwich assessments); 

• Maps with areas >10% HMOs (accurate as of 2017); 

• A short list of application submission requirements; and 

• Details of the Council’s HMO licensing scheme. 

Sustainable Environmental Assessment / Equality Impact Assessment 

It is not known if a SEA or EqIA Screening Report and details of consultation with 

SEA Consultation bodies (Natural England, The Environment Agency and Historic 

England) was undertaken as this information is not available in the public domain. 

Implementation 

The SPD Consultation Statement is not available in the public domain. 

2.4 Portsmouth City Council: Houses in multiple 

occupation (HMOs) – Ensuring mixed and 

balanced communities (adopted 2019) 

Rationale 

The SPD19 was adopted by Portsmouth City Council (PCC) in 2019 and supersedes 

original guidance adopted in 2012. It was implemented to respond to the amenity 

impact of HMOs on the city’s residents; the need to ensure mixed and balanced 

communities; and, to manage the contribution of HMOs to meeting current and 

future housing need. Although based on relatively dated evidence, Portsmouth City 

Council’s private sector house conditions survey (2008) notes that HMOs occur at 

a significant rate in Portsmouth, driven by the student population and residents on 

low incomes.  

The Portsmouth Plan20 notes a predicted increase in the number of people who will 

require larger, family sized properties in the future as well as a growth in the number 

of one person households for which HMOs may provide a suitable housing choice. 

The SPD therefore seeks to prevent an ‘over saturation’ of HMOs within 

Portsmouth’s communities by providing guidance for applications for new HMO 

development. 

The adopted Local Plan policies for which the SPD provides supplementary 

guidance are Policies PCS20 ‘Houses in multiple occupation: Ensuring mixed and 

balanced communities’ and PCS23 ‘Design and Conservation’ of the Portsmouth 

Plan. The aim of these policies is to ensure that a range of households are 

accommodated within the city and that imbalanced concentrations of HMOs are not 

 
19 https://www.portsmouth.gov.uk/wp-content/uploads/2020/05/development-and-planning-hmo-

spd.pdf 
20 https://www.portsmouth.gov.uk/wp-content/uploads/2020/05/The-Portsmouth-Plan.pdf 
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created through additional development; and to protect the amenity of future HMO 

occupiers. 

Connection to an existing A4D 

An A4D relating to small HMOs legally came into force in Portsmouth on 1 

November 2011, prior to the adoption of the original SPD. The A4D covers the 

Portsmouth City Centre. 

Content 

The SPD includes a threshold (10%) assessment approach. While the adopted Local 

Plan policy for HMO development (Policy PCS20) does not reference the10% 

threshold, it does set out the requirement for avoiding imbalanced concentrations 

of HMOs and therefore the SPD is not introducing new levels of control beyond 

that prescribed by policy, as the SPD is considered to be building on what is defined 

as an ‘imbalanced concentration'. 

The SPD includes signposting to the council’s HMO licensing guidance and 

requirements for waste storage; additional SPDs in relation to matters covering 

parking standards, transport assessments and recycling; and other relevant matters 

including HMO licensing and Landlord Accreditation Schemes. Signposting to 

PCC’s parking SPD is provided within the SPD. 

Form 

The following elements are included in the SPD:  

• A bedroom and amenity space standards table in accordance with mandatory 

licensing standards21 ; and  

• Worked examples using plans, maps and technical drawings for threshold 

assessments. 

Sustainable Environmental Assessment / Equality Impact Assessment 

An SEA or EqIA Screening Report for this SPD is not available in the public 

domain. 

Implementation 

The SPD Consultation Statement22 details the outcomes of public consultation held 

in 2019. A total of 76 representations were received to the public consultation. Key 

issues raised included: 

• Ensuring a balance of family homes;  

• Parking;  

• Concerns around anti-social behaviour;  

• The requirement for additional services to accommodate population growth; 

and,  

 
21 https://www.portsmouth.gov.uk/wp-content/uploads/2020/05/standards-for-hmo-v2.0-2019.pdf 
22 https://www.portsmouth.gov.uk/wp-content/uploads/2020/05/development-and-planning-hmo-

spd-consultation-report-october-2019.pdf 
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• Highways England expressed concerns with regards to the potential to impact 

the safe and efficient operation of the SRN, being the A27, A3(M), M27 and 

M275.  

2.5 Trafford City Council: Houses in Multiple 

Occupation – Supplementary Planning Document 

(adopted 2018) 

Rationale 

The SPD23 was adopted in March 2018 and introduced primarily to respond to a 

new University campus and associated student accommodation that opened in 

2019; and to replace former SPD guidance adopted in 1992. While it was 

acknowledged that HMOs provide much-needed housing accommodation, it was 

also recognised that a large number of HMOs in one area can alter the physical 

character of the residential area and have amenity impacts. The SPD was 

implemented to prevent the development of excessive concentrations and 

encourage a more even distribution of HMOs across the borough. 

While the SPD recognises that other adopted Local Plan policies are relevant to the 

development of HMOs, the primary policy for which the SPD provides 

supplementary guidance is Policy L1: Land for New Homes, which sets out that 

housing growth will be achieved through new-build, conversion and sub-division 

of existing properties (i.e. HMOs). The policy is broad and strategic in nature. 

The SPD in relation to HMOs aims to safeguard existing residential amenity and 

that of future occupiers, by refusing development proposals that would exceed a 

threshold of more than 10% HMOs or cause ‘sandwiching’ of non-HMO properties. 

The policy also sets out the requirement to determine applications against other 

material considerations, including highways and residential amenity of existing and 

future occupants. 

Connection to an existing A4D 

An immediate A4D to remove permitted development rights for changes of use 

from dwelling houses (Use Class C3) to small HMOs (Use Class C4) was made by 

Trafford Council on the 15 December 2017, and came into effect on the 21 

December 2017. Following confirmation by the Council on the 20 March 2018, the 

Article 4 Direction shall remain permanently in force across Trafford. This A4D 

and its implications are referenced within the SPD. 

Content 

The SPD includes both threshold (10%) and sandwiching assessment approaches.  

There is no HMO policy within the adopted Core Strategy as the UDP policy H6 

(Sub-Division of Houses) was replaced by Core Strategy policies L1 and L7, which 

represent strategic policies for housing supply. As these policies do not reference 

the 10% threshold, the adopted SPD could be considered to be at risk of 

 
23 https://www.trafford.gov.uk/planning/strategic-planning/docs/HMO-SPD/180424-HMO-SPD6-

Adopted-March-2018.pdf 
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demonstrating new levels of control beyond that prescribed by policy. Emerging 

policy HN5.4 states that applications for HMOs will be considered in line with the 

Council’s supplementary guidance. 

The SPD includes guidance in relation to extensions to existing HMOs and includes 

other relevant matters including regulation of established HMOs through Certificate 

of Lawful Use. 

Form 

The SPD includes the following components: worked examples using plans, maps 

and technical drawings for sandwich and threshold assessments.  

Sustainable Environmental Assessment / Equality Impact Assessment 

An SEA or EqIA were not undertaken for this SPD, as the Council considered that 

the SPD would not have significant environmental effects (see paragraph 1.6 of the 

SPD).   

Implementation 

The SPD Consultation Statement24 details the outcomes of public consultation held 

in 2018. A total of 5 representations were received to the public consultation. The 

key issues that were raised included:  

• That reference should be made in the HMO SPD to the need for adequate bin 

storage;  

• The need to submit flood risk assessments with planning applications; and  

• That existing family housing areas should be protected from an increase in 

students due to capacity of housing stock and infrastructure.  

Minor changes were made to the SPD to include clarifying the extent of existing 

policy for design matters. 

The Environment Agency requested that a Flood Risk Assessment detailing the 

risks associated with proposals within the floodplain areas is included within the 

SPD. The Council responded to state that this matter was adequately covered in the 

Validation Checklist and as such was not included in the final SPD. 

  

 
24 https://www.trafford.gov.uk/planning/strategic-planning/docs/HMO-SPD/180424-Consultation-

Statement-HMO-SPD6-Adopted-March-2018.pdf 
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2.6 Southampton City Council: Houses in Multiple 

Occupation Supplementary Planning Document 

(2016) 

Rationale 

The SPD25 was adopted by Southampton City Council (SCC) in 2016 and was 

introduced to revise former guidance adopted in 2012. It sets a new approach to the 

determination of HMO related planning applications, based on analysis which 

suggested that since the A4D and the former HMO SPD, there had been a strong 

trend in the growth of HMOs towards less saturated wards.  

Since the introduction of the HMO use class by amendment of The Town and 

County Planning (Use Classes) 1987 Order in 2010, intensification has become a 

significantly greater issue for the character and amenities of local communities in 

areas with a high proportion of HMOs. As such, the new SPD considers the impacts 

on the local community arising from intensifying larger HMOs in an area with a 

high proportion of existing HMOs. 

Between 2012-2016, the evidence suggested that new HMO development created 

concerns linked to negative impacts on amenity; imbalanced communities; noise 

and disturbance; and increased demand for on-street parking. SCC’s experience in 

applying the HMO SPD shows that Inspectors have supported 10% as a reasonable 

threshold. 

While it is acknowledged in the SPD that there are several relevant adopted Local 

Plan policies, the primary policy to which the SPD provides supplementary 

guidance is saved Policy H4 – Houses in Multiple Occupation of the Local Plan26. 

Policy H4 requires that applications for HMO would not be detrimental to 

residential amenity, overall character of the surrounding area and would create 

adequate amenity space for future occupiers. It also sets out other material 

considerations that applications are determined by, including impacts on highways 

and residential amenity of both current and future occupants. 

Connection to an existing A4D 

A city-wide A4D removing the permitted development rights for the conversion of 

C3 to C4 Use came into effect on 23 March 2012. Original supplementary guidance 

for HMO policies was adopted in March 2012, in tandem with the A4D. The new 

SPD makes full reference to both the A4D, and the rationale behind revision to the 

former SPD. 

Content 

The SPD includes guidance in relation to exceptional circumstances for the 

threshold assessment (see Chapter 3 for full details); converting a dwelling house 

between C3 and C4 Use Classes; and extensions to existing HMOs.  

 
25 https://www.southampton.gov.uk/planning/planning-policy/supplementary-planning/planning-

hmo.aspx 
26 City of Southampton Local Plan Review (2010, as amended 2015) 
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While the adopted Local Plan policy for HMO development (Policy H4) does not 

reference the 10% threshold, it does set out in how the Council will provide a ‘mix 

of housing types’ through ‘control’ of concentrations of HMOs. Therefore, the SPD 

is not introducing new levels of control beyond that prescribed by policy, as the 

SPD builds upon what is defined as a concentration that would lead to social and 

environmental problems for residential communities. 

The SPD signposts to maximum parking standards for HMO development within 

the Parking Standards SPD and signposting to other council SPDs in relation to 

matters covering parking standards, transport assessments and recycling. 

Form 

The SPD includes the following components: 

• Worked examples using plans, maps and technical drawings are provided for 

sandwich and threshold assessments; and  

• A parking standards table.  

Sustainable Environmental Assessment / Equality Impact Assessment 

An SEA Screening assessment was undertaken for this SPD27, alongside an 

Equality and Safety Impact Assessment (ESIA)28. In summary, potential impacts 

were identified for younger people (including students); with benefits for 

community safety; and unknown effects for poverty including the financing of 

affordable accommodation.  

Details of consultation with SEA Consultation bodies (Natural England, 

Environment Agency and Historic England) are not recorded within this SEA 

Screening Report and ESIA or elsewhere on the Council’s website. 

Implementation 

The SPD Consultation Statement29 details the outcomes of public consultation held 

in 2016. Prior to the formal consultation, the council had considered the HMO SPD 

at a Scrutiny Panel Inquiry in 2013/14, where the panel had several 

recommendations including: 

• Gathering further information on housing need, HMO numbers and tipping 

points;  

• Amending the HMO SPD to include no new HMOs which would ‘sandwich’ 

family homes;  

• Amending the guidance to reflect population density (instead of property 

density); and  

• Placing greater emphasis on amenity and neighbourhood character when 

considering HMO applications. 

 
27 https://www.southampton.gov.uk/policies/hmo-screening-report-2016_tcm63-379218.pdf 
28 https://www.southampton.gov.uk/policies/hmo-esia_tcm63-379217.pdf 
29 https://www.southampton.gov.uk/policies/hmo-spd-consultation-statement_tcm63-383553.pdf 
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A total of 22 written representations and 37 electronic survey responses were 

received to the public consultation. Residents and residents’ associations were 

generally supportive of the proposed 10% citywide threshold. Key issues raised 

included: 

• Suggestion that the threshold is applied over a larger area;  

• That the sandwiching assessment be applied to properties at the rear and 

opposite;  

• Concerns about not applying the 10% threshold where 80% of properties are 

existing HMOs (the ‘exceptional circumstances’ proposal), due to the loss of 

family housing and impact on character; and 

• Landlords’ representatives were concerned that the changes would stop new 

HMOs coming forward and therefore worsen housing problems. They 

suggested that a different threshold be introduced such as 15% citywide. 

Post-consultation changes to the SPD clarified that the impacts of intensifying large 

HMOs are accounted for when considering applications for extensions. 

2.7 Northampton Borough Council: Houses in 

Multiple Occupation Supplementary Planning 

Document (adopted 2019) 

Rationale 

The SPD30 was adopted in 2019 in response to a rise in HMO development within 

the LPA area. This rise is attributed to a range of factors including the growth in the 

status of the University of Northampton (and student population), the increase in 

migrant workers and the increase in single person households, of which is expected 

to increase up to 2026. In addition, there is a strong international economic in-

migration within Northamptonshire bringing with its skilled workers. 

A study commissioned by the Council as part of the Local Plan Review identified 

that there is an under supply of HMOs in Northampton and the demand is likely to 

increase. Therefore, there is a need for updating the current planning policies for 

HMOs to more effectively manage concentration of HMOs. In addition, the 

relocation of the University has shifted the geographical demand for HMOs to the 

town centre. However, the increase in demand for HMOs is not solely attributable 

to students. It is also caused by a wider range of social groups including young 

professionals, workers in temporary jobs and vulnerable social groups.  

While the SPD identifies other relevant planning policies, the adopted Local Plan 

policy for which the SPD provides supplementary guidance is Policy H5 of the West 

Northamptonshire Joint Core Strategy (2014) which allows HMO development, 

providing issues such as parking and overconcentration are addressed. At the time 

of preparation and adoption, the Local Plan (Northampton Local Plan Part 2) was 

being prepared, which would include emerging revised HMO policy. 

 
30 https://www.northampton.gov.uk/downloads/file/11672/final-houses-in-multiple-occupation-

spd-nov-2019 
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Connection to an existing A4D 

Five A4Ds are in force in Northampton which have removed permitted 

development rights for the change of use from a dwelling house to an HMO. The 

SPD make full reference to the relationship between A4Ds and use of permitted 

development rights, signposting to details of their boundaries. 

Content 

Within the SPD, the management of HMOs is structured under four principles, 

guided in turn by objectives. These are as follows: 

• To create, support and maintain a balanced, mixed and inclusive community 

and to protect the neighbourhood and streetscene character; 

• To secure the provision of adequate facilities and amenities; 

• To minimise flood risk; and 

• To secure the provision of adequate parking 

A 10% threshold approach is utilised to ensure that new HMO development would 

not create harmful concentration of HMOs within a 50m radius.  

While the adopted Local Plan policy for HMO development does not reference the 

10% threshold, it does set out that HMO development would not be permitted where 

these would adversely affect the character and amenity of existing residential areas; 

and therefore, the SPD is not introducing new levels of control beyond that 

prescribed by policy, as the SPD builds upon what is defined as an ‘over 

concentration’ 

Guidance in respect of Listed Buildings and Conservation Areas; building control 

and HMO licensing is also provided within the SPD. 

Form 

The SPD includes the following components: 

• The Article 4 Direction boundaries for HMO development  

• Under each principle, photographic evidence of common issues associated with 

residential amenity, such as parking. However, there are no visual worked 

examples that demonstrate how the threshold approach is applied. 

Sustainable Environmental Assessment / Equality Impact Assessment 

An SEA Screening31 and Equalities Impact Assessment (EqIA)32 were undertaken 

for the SPD. Both assessments concluded that the SPD would not create significant 

environmental or equality effects. Details of consultation with SEA Consultation 

bodies (Natural England, The Environment Agency and Historic England) are 

recorded within this SEA Screening Report, where no comments were made. 

 
31 https://www.northampton.gov.uk/downloads/file/11673/final-sea-screening-for-all-3-spds 
32 https://www.northampton.gov.uk/downloads/file/11685/equality-impact-assessment 
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Implementation 

The SPD Consultation Statement33details the outcomes of public consultation held 

in 2019. A total of 8 representations were received to the public consultation. Key 

issues raised included: 

• Objection to the reduction in threshold (from 15 to 10%);  

• Suggestions for additional controls for waste management and communal 

spaces; and  

• Concern about development in flood risk areas. 

2.8 Worcester City Council: Houses in Multiple 

Occupation Supplementary Planning Document 

(2014) 

Rationale  

The SPD34 was adopted by Worcester City Council (WCC) in 2014, following 

changes to the Use Classes Order by the Government and in response to increased 

HMO concentrations within the city of Worcester.  

The SPD acknowledges that HMOs provide an important source of affordable 

accommodation for several sections of society including students, temporary 

workers, those on low incomes and young professionals. In recent years, with the 

expansion of the University of Worcester, including the creation of a city centre 

campus, there has been a rise in demand for privately rented student 

accommodation. Analysis of Worcester’s population and housing stock 

demonstrates that students are having a clear impact on the city’s demographics and 

its tenure mix.  

An independent consultancy report commissioned by WCC: The Strategic Housing 

Project (2012) also indicated that a continuing strong demand from buy to let 

investors for HMO accommodation into the future. 

The SPD notes that if allowed to continue at the current rate of growth, the level of 

HMOs in some of Worcester‘s wards could potentially threaten the supply of 

housing available to families, couples or first time buyers wishing to enter the 

housing market. 

The SPD accompanies saved Policy H17: Sub-division or multi-occupancy of 

dwellings in the City of Worcester Local Plan 1996-2011. The SPD also relates to 

Policy SWDP 14: Housing Mix in the since adopted South Worcestershire 

Development Plan (SWDP) (2016)35. 

 
33 https://www.northampton.gov.uk/downloads/file/11671/final-hmo-spd-consultation-statement 
34https://www.worcester.gov.uk/component/fileman/file/PDF%20Documents/Planning/planning_p

olicy/ldf/spd/HMO-SPD-final2014.pdf?routed=1&container=fileman-files 
35https://www.swdevelopmentplan.org/component/fileman/file/Documents/South%20Worcestershi

re%20Development%20Plan/SWDP%202016/The-Adopted-SWDP-February-

2016.pdf?routed=1&container=fileman-files 
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Connection to an existing A4D 

WCC introduced an A4D on 1 July 2014 in accordance with the decision made by 

Cabinet on 11 June 2013. This A4D removes the permitted development rights for 

the conversion of C3 to C4 Use and is referenced by the SPD. 

Content and Methodology 

The SPD includes both threshold (10%) and sandwiching assessment approaches. 

Within the threshold approach, the local community is defined using a 100m fixed 

radius, with the number of properties calculated using the Council’s GIS 

(Geographic Information Systems) mapping software using the LLPG location 

point data.  In circumstances where HMOs are proposed on the periphery of the 

city, or in low density areas, officers will ensure that an appropriate number of 

residential properties are included within the threshold assessment to determine the 

percentage of HMOs. 

Saved Policy H17 from the adopted Local Plan 1996-2011 does not include 

reference to concentration or threshold approaches, or the need to ensure balanced 

communities. Policy SWDP 14 of the South Worcestershire Development Plan 

2016 states that an application for change of use to an HMO will only be permitted 

where it does not lead to an ‘over-concentration’ of such uses within the local area. 

Therefore, the SPD is not introducing new levels of control beyond that prescribed 

by local policy, as the SPD builds upon what is defined as an ‘over concentration’. 

Form 

The SPD includes the following components: 

• WCC’s prescribed housing standards (appended) 

• Minimum off-street parking standards for HMOs, based on adopted standards 

for residential development in the City of Worcester Local Plan 

• Worked examples using plans, maps and technical drawings are provided for 

threshold assessments 

• Housing Requirements for HMOs (appended) 

• Glossary of terms 

Sustainable Environmental Assessment / Equality Impact Assessment 

A SEA Screening Assessment36 was jointly prepared for several SPDs produced by 

WCC, Wychavon District Council and Malvern Hills District Council. English 

Heritage, Natural England and the Environment Agency responded in agreement 

that SEA could be screened out for all SPDs, including the HMO SPD prepared by 

WCC. 

 
36https://www.worcester.gov.uk/?option=com_fileman&view=file&routed=1&name=Final_SEA_

Screening_for_SW_SPDs.pdf&folder=PDF%20Documents%2FPlanning%2Fplanning_policy%2F

ldf%2Fspd&container=fileman-files 
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Implementation 

The SPD Consultation Statement37 details the outcomes of public consultation held 

in 2014. A total of 113 responses were made to the consultation. Key issues raised 

included: 

• Parking,  

• Exceptional circumstances,  

• Potential effects on the housing market,  

• Effects on residents and the surrounding area,  

• Housing standards,  

• Enforcement and implementation, and 

• Definitions and criteria. 

2.9 Cheshire West and Chester Council: Houses in 

Multiple Occupation and Student 

Accommodation Supplementary Planning 

Document (2016) 

Rationale 

The SPD38 was implemented by Cheshire West and Chester Council (CWC) in 

April 2016 to manage the growth and development of HMOs. Despite an increase 

in purpose-built student accommodation in Chester in recent years, the SPD notes 

that HMOs continue to hold an important role in providing student accommodation 

and for the wider community across the city. It is recognised that large 

concentrations of HMOs in one area can lead to imbalances within existing 

communities and change the character of the area. 

While the SPD references several CWC Local Plan strategic policies, the SPD 

primarily supports the application of Policy HO16 Houses in Multiple Occupation 

and Policy HO17 Student Accommodation of the Chester City Local Plan 2006, of 

which relate to the change of use of a C3 dwelling house to an HMO and student 

accommodation. 

Policy HO16 states that permission for change of use to an HMO would be refused 

where it would lead to a deterioration of the general standards of amenity in the 

area; and that the Council will regard to the following when determining 

applications: the type and size of the property; the number of HMOs in an area; 

space for bin storage; existing road capacity for on-street parking; possibility to 

carry out alterations to external elevations while avoiding damage to character of 

the building or locality. 

 
37https://www.worcester.gov.uk/component/fileman/file/PDF%20Documents/Planning/planning_p

olicy/ldf/spd/HMO%20SPD%20Consultation%20Statement.pdf?routed=1&container=fileman-

files 
38 https://consult.cheshirewestandchester.gov.uk/file/3934141 
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These ‘saved’ polices are from the Chester District Local Plan are replaced by the 

Local Plan Part Two Land Allocations and Detailed Policies (DM28 Houses in 

Multiple Occupation), which was adopted in July 2019.  

Connection to an existing A4D 

In 2012, Cheshire West and Chester Council authorised the making of an Article 4 

Direction for the Garden Quarter Area of Chester, which came into effect in 2013. 

The Article 4 Direction was introduced to allow the Council to regulate the spread 

of new small (Class C4) HMOs in the Garden Quarter area which already contained 

the highest concentration of HMOs in the city due to its proximity to the main 

University of Chester campus. 

Prior to formal adoption of the SPD, the Council made a non-immediate Article 4 

Direction for the Newry Park and King Street areas of Chester. The Direction came 

into force on 2 May 2016. 

Content and Methodology 

The SPD covers both purpose-built student accommodation and HMOs. For the 

assessment of HMO concentration, a threshold approach of 15% within a defined 

radius of 50m is employed. In considering whether a point has been reached where 

this may be judged to be an over-concentration of HMO accommodation in an area, 

account will also be taken of any existing or committed purpose-built student 

accommodation in that area. In such circumstances it may not be acceptable to allow 

the concentration of HMOs to reach the 15% threshold figure in order to retain a 

balanced community. 

In addition, a sandwiching approach is applied to areas that exceed the 15% 

threshold (including that Garden Quarter A4D area). It is considered that these areas 

require particular protection so as not to erode the important contribution that the 

remaining family homes make to the balance of the community. Proposals which 

would result in the sandwiching of an existing terraced family dwelling between 

HMOs will not be permitted (unless in a street where the vast majority of the 

properties are already HMOs, as detailed within the SPD). 

While ‘saved’ Local Plan Policy HO16 does not explicitly reference the threshold 

approach employed by the SPD, the policy text states that applications for new 

HMOs would be refused where the number of properties in multiple occupancy has 

already led to a deterioration in the standard of local amenity. The adopted Land 

Allocations and Detailed Policies Plan (adopted in 2019 after the SPD) does now 

state the presumption against HMOs which would result in a concentration of 

HMOs within 50 metres of the property exceeding 15 per cent of the total number 

of dwellings. The SPD provides additional guidance on what constitutes a 

concentration that would likely give rise to this deterioration and therefore does not 

introduce controls above that of the Local Plan parent policy. 

Form 

The SPD includes the following components: 

• Article 4 Direction boundaries for HMO development; 
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• Worked examples using plans, maps and technical drawings are provided for 

threshold assessments. 

Sustainable Environmental Assessment / Habitats Regulation Assessment 

A SEA and Habitats Regulation Assessment (HRA) Screening Assessment39 was 

prepared in 2016 for the SPD, where it was concluded that an SEA or HRA is not 

required. Historic England and Natural England responded in agreement that SEA 

and HRA could be screened out for the SPD. 

No Equalities Impact Assessment was conducted for this specific SPD. 

Implementation 

The SPD Consultation Statement40 details the outcomes of public consultation held 

in 2016. A total of 16 responses were made to the consultation, including from 

Natural England. Key issues raised included: 

• Delivery of balanced communities 

• Justification of proposed threshold approach 

• Method of HMO concentration calculation 

• Amenity standards 

 

 
39 https://consult.cheshirewestandchester.gov.uk/file/4620006 
40 https://consult.cheshirewestandchester.gov.uk/file/3934128 
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3 Case Studies 

Table 2 Bristol City Council 

Authority Bristol City Council 

SPD / SPG Name and Adoption Date Managing the development of houses in multiple occupation (Adopted 3 November 2020) 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

To provide further guidance on the implementation of adopted Local Plan policy in relation to HMOs (Policy DM2, discussed below), which aims to prevent harmful concentrations of HMOs and achieve good 

standards of accommodation where new HMOs are permitted. It was introduced by BCC on the basis that HMOs form a significant component of Bristol’s private rented housing stock, and that HMOs are 

becoming more prevalent due to changes in the local housing market, reflecting demand for more flexible and affordable forms of accommodation, alongside a sharp increase in the student population requiring 

such accommodation within the city.  

While providing an important contribution to housing needs in the city, the SPD was implemented in recognition that HMOs have the potential to create harmful impacts for social cohesion, housing choice, 

community engagement, noise, privacy, visual amenity and highway safety, amongst other considerations; and that impacts from HMOs have become increasingly widespread, with communities reporting 

problems with HMO concentrations outside of traditional student areas. Drivers of HMO growth remain strong with further increase in numbers expected where no controls are exercised. 

Overarching content and 

extent of main policy, for 

which the document is 

supplementary to 

The SPD is supplementary to adopted Policy DM2: Residential Sub-divisions, Shared and Specialist Housing – General Criteria, which requires that development for new or intensification of existing HMO 

development does not harm residential amenity or character of the locality as a result of: excessive noise and disturbance to residents; on-street parking; cumulative detrimental impact of physical alterations to 

buildings and structures; or inadequate storage for recycling/refuse and cycles. Relevant development proposals are also required by policy to avoid creating or contributing to a harmful concentration of uses 

within a locality due to exacerbating existing harmful conditions; or reducing the choice of homes in the area by changing the housing mix.   

Connection to Article 4 

Direction 

Multiple A4Ds in relation to HMOs have been enacted in succession across the city. The A4D areas cover the wards of Lawrence Hill, Ashley, Cabot, Cotham, and Clifton East (effective 11 December 2011) 

Clifton West and Redland (effective 21 October 2012); and Avonmouth Village, North, South and East Bristol (effective 29 June 2020).41. The SPD makes full reference to the relationship between A4Ds and use 

of permitted development rights, signposting to details of their boundaries. 

C
o

n
te

n
t Approach to defining 

harmful concentration 

Policy DM2 identifies a harmful concentration as a worsening of existing harmful conditions or 

a change to the housing mix that reduces housing choice. Supporting policy text details that 

harmful concentrations are likely to arise where issues associated with HMOs cumulatively 

result in detrimental effects on the qualities and characteristics of a residential area. 

Adopted Local Plan Policy DM2 in relation to 

HMO development 

Adopted SPD Guidance 

 

 

Different policy approaches 

for reducing harmful 

concentrations 

1. Sandwiching assessment – ‘HMO sandwich’, where a harmful concentration at the street 

level is considered to arise where any residential property or properties are located between 

two HMOs. 

2. HMO threshold assessment – where harmful concentration is defined as a situation 

whereby more than 10% of the total dwelling stock of the neighbourhood area would be 

occupied by HMOs, including intensification of existing HMOs. 

Policy approaches for 

achieving a good standard of 

accommodation 

Space and safety standards: The SPD outlines space standards for HMOs, where they are 

permitted in the city. To meet the policy expectation for HMOs, development should have 

regard to the current minimum room size standards and fire safety standards applied by the 

Council to licensable HMO properties. These follow the current standards for licensable HMO 

properties as published on the Council’s web site. 

Sound reduction measures: Proposals for the development or intensification of HMOs may be 

subject to building regulations requirements relating to sound reduction. The requirements are 

set out in the Building Regulations Approved Document E: Resistance to the passage of sound.  

Evidence BCC published an Evidence Paper for the SPD in August 202042. Research included the 

following approaches / sources: 

• Review of English SPD approaches, including thresholds and radii implemented by the 

authorities to define harmful concentrations and areas of assessment. 

• Calculation of average % properties occupied as HMOs based on the total number of 

residential properties, verifiable HMOs (lower level estimate) and BRE estimated HMOs 

 
41 https://www.bristol.gov.uk/documents/20182/4742438/Article+4+Directions+A1+map+with+labels+Local+background+600dpi.pdf/09ab239d-2229-4e4c-df9e-54e9d16940f4 
42 https://www.bristol.gov.uk/documents/20182/4793821/Evidence+Paper+%28August+2020%29.pdf/0fca81e3-0ce9-564c-b889-e404e345ed2e 

https://www.bristol.gov.uk/licences-permits/licences-standards-and-conditions
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(higher level estimate) within the city, which identified that the citywide HMO proportion 

within the range of 3-6.6% was considered an indicator of a ‘balanced community’.  

• Standard deviation from the citywide proportion to identify those areas higher or 

significantly higher than the average, mapped with HMO percentages for each LSOA, and 

overlaid with qualitative analysis of communities experiencing negative impacts from 

HMO concentrations within the city. 

Statutory Consultation with SEA 

Bodies / Other consultees 

The SEA Screening Report undertaken for this SPD and details of consultation with SEA Consultation bodies (Natural England, The Environment Agency and Historic England) are available here. No objections 

were raised to the SEA Screening methodology or opinion. 

Implementation of SPD/SPG: Public 

Consultation 

BCC published a Consultation Statement on the SPD in August 202043 and a Summary of Regulation 13 Representations in October 202044. Representations made by the public included the following key issues: 

the need to address existing HMO concentrations; suggestion to include a threshold for HMO occupants at 20% of the population as identified by the HMO Lobby; comments addressing the method of assessment; 

and suggestions for further guidance on ensuring good standards of accommodation. 

 

  

 
43 https://www.bristol.gov.uk/documents/20182/4793821/HMO+SPD+Consultation+Statement+%28August+2020%29.pdf/7043b03c-b658-a44f-c16b-da6fc79369cb 
44 https://www.bristol.gov.uk/documents/20182/4793821/Summary+of+Reg.+13+Representations+%28October+2020%29.pdf/05c367cf-31db-1c53-bdee-9f8bb98614c1 

https://www.bristol.gov.uk/documents/20182/4793821/Strategic+Environmental+Assessment+%28SEA%29+Screening+Report.pdf/aa77ec75-4651-1445-7d4e-8348c31dcc7c
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Table 3 Bath and North East Somerset 

Authority Bath and North East Somerset (BANES) Council 

SPD / SPG Name and Adoption Date Houses in Multiple Occupation in Bath Supplementary Planning Document (adopted November 2017) 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

BANES Council acknowledge that HMOs are an important part of the local housing market, particularly within Bath, providing affordable accommodation for student, professionals and migrant workers among 

others. The SPD45 was implemented to provide further guidance on the implementation of adopted Local Plan policy in relation to HMOs (Policy H2, discussed below), which aims to encourage a sustainable 

community in Bath by encouraging an appropriately balanced housing mix across the city. The SPD supersedes original BANES Council guidance published in 2013,which introduced a 25% threshold. The main 

changes to the revised SPD are to apply a 10% threshold and a sandwiching policy assessment in reflection of updated evidence and the overall performance of the original SPD for the management of HMOs 

Overarching content and 

extent of main policy, for 

which the document is 

supplementary to 

The SPD is supplementary to adopted Policy H2: Houses in Multiple Occupation, which requires that development for new, large HMO development is compatible with the local character and amenity; avoids 

significant harm to neighbouring residents through loss of privacy, visual and noise pollution; does not create adverse transport impact, result in loss of housing mix, type and size, or prejudice the commercial use 

of ground or lower floors. It states applications for all new HMO development within the A4D and in an area of high concentration (as defined in the SPD) will not be supported. 

Connection to Article 4 

Direction 

The SPD was introduced by BANES to operate in conjunction with the city-wide Article 4 direction in relation to HMOs (enacted in July 2013). The original HMO SPD was adopted at the same time as the A4D 

and Additional Licensing (2013). A reference to this A4D is made within Policy DM2 and the SPD makes includes a mapped boundary illustrating the extent of coverage (full administrative boundary). 

C
o

n
te

n
t Approach to defining 

harmful concentration 

A high concentration of HMOs is defined in the SPD through application of the HMO threshold assessment. 

A harmful concentration is one that would effectively create an imbalance in the existing community and/or 

cause adverse impacts on neighbouring residential amenity. 

Adopted Local Plan Policy H2 in relation to HMO 

development 
Adopted HMO SPD guidance (2017) 

Different policy approaches 

for reducing harmful 

concentrations 

1. Sandwiching assessment – ‘HMO sandwich’, where a harmful concentration at the street level is 

considered to arise where any residential property or properties are located between two HMOs. 

2. HMO threshold assessment – where harmful concentration is defined as a situation whereby the 

application property is within or less than 50 metres from a Census Output Area in which HMOs 

represent more than 10% of households; and HMO properties represent more than 10% of households 

within a 100m radius of the application property. This represents a change to the  25% threshold than 

contained within the original SPD (adopted in 2013). 

It should be noted that within the SPD, assessment of HMO applications follows a clear two-stage approach 

(depicted in Flow Chart 2 of the SPD), where the sandwiching criteria is applied first followed by the 10% 

threshold. If the application would result in sandwich, the SPD states that the development management 

officer should be minded to refuse, unless there are other material considerations. Examples of these are not 

provided within the SPD. 

Policy approaches for 

achieving a good standard of 

accommodation 

Submission requirements for applicants as detailed in the SPD include waste and recycling details, cycle 

parking, drying space. No HMO specific space standards or amenity space requirements are provided. 

Evidence A threshold of 10% was proposed, based on a number of factors including local evidence, a consideration of 

the suitability of the housing stock and public transport corridors and existing levels of HMOs. 

An SPD Review and Options Analysis Report46 was prepared to support the development of the SPD. The 

methodology for this report included a literature review, Higher Education Statistics, Strategic Housing 

Market Assessment, HMO licensing data, and findings from a stakeholder workshop held with Planning 

Officers, Ward Councillors, National Landlords Association representatives and the universities, amongst 

others.Error! Hyperlink reference not valid. 

Statutory Consultation with SEA 

Bodies / Other consultees 

An SEA or EqIA Screening Report and details of consultation with SEA Consultation bodies (Natural England, The Environment Agency and Historic England) are not available in the public domain. 

Implementation of SPD/SPG: Public 

Consultation 

The SPD Consultation Statement is not available in the public domain. 

 

  

 
45 https://beta.bathnes.gov.uk/sites/default/files/2020-01/hmo_spd_2017.pdf 
46 https://www.bathnes.gov.uk/sites/default/files/sitedocuments/Planning-and-Building-Control/Planning-Policy/HMOs/hmo_spd_review_and_options_analysis_april_2017.pdf 

https://www.bathnes.gov.uk/sites/default/files/sitedocuments/Planning-and-Building-Control/Planning-Policy/HMOs/hmo_spd_review_and_options_analysis_april_2017.pdf
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Table 4 Portsmouth City Council  

  

 
47 https://www.portsmouth.gov.uk/wp-content/uploads/2020/05/development-and-planning-hmo-spd.pdf 
48 https://www.portsmouth.gov.uk/wp-content/uploads/2020/05/standards-for-hmo-v2.0-2019.pdf 

Authority Portsmouth City Council 

SPD / SPG Name and Adoption Date Houses in multiple occupation (HMOs) – Ensuring mixed and balanced communities (adopted October 2019) 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

The SPD47 was adopted in 2019 to respond to the amenity impact of HMOs on the city’s residents; the need to ensure mixed and balanced communities; and, to manage the contribution of HMOs to meeting 

current and future housing need. Although based on relatively dated evidence, the City Council’s private sector house conditions survey (2008) notes that HMOs occur at a significant rate in Portsmouth, driven by 

the student population and residents on low incomes. Since the SPD was first adopted in 2012 it has gone through a number of revisions.  

The Portsmouth Plan notes a predicted increase in the number of people who will require larger, family sized properties in the future as well as a growth in the number of one person households for which HMOs 

may provide a suitable housing choice. The Plan therefore seeks to ensure that the future supply of family housing is not endangered by its unchecked conversion to shared accommodation and that communities 

are not negatively impacted by HMO development. 

Overarching content and 

extent of main policy, for 

which the document is 

supplementary to 

The SPD is supplementary to adopted Policies PCS20 'Houses in multiple occupation: Ensuring mixed and balanced communities' and PCS23 'Design and Conservation' of the Portsmouth Plan. Policy PCS20 of 

the Portsmouth Plan is the key local planning policy against which applications for HMO use will be assessed (see below).  

Connection to Article 4 

Direction 

An A4D relating to HMOs came into force in Portsmouth on 1 November 2011, prior to the adoption of the original SPD 

C
o

n
te

n
t 

  
  
 

Approach to defining 

harmful concentration 

In accordance with policy PCS20, the council will only support HMO development where it does not create an 

‘imbalance’ in the community, defined as where more than 10% of residential properties within a 50m radius of 

the area surrounding the application property are already in HMO use. 

Adopted Local Plan Policy PCS20 and PCS23 in relation to HMO development 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Different policy approaches 

for reducing harmful 

concentrations 

HMO threshold assessment Where planning permission is sought to change the use of a Class C4 or mixed 

C3/C4 use to a HMO in Sui Generis use, in areas where concentrations of HMOs exceed the 10% threshold the 

Council will consider the potential harm to amenity caused by an increase in the number of bedrooms in an 

already unbalanced community. 

Policy approaches for 

achieving a good standard of 

accommodation 

The Council requires that an HMO license be acquired for properties. Development must also accord with PCC’s 

Standards for HMOs48, adopted in 2018, in order to obtain this license.  The standards were written to comply 

with the Licensing and Management of Houses in Multiple Occupation (Additional provisions) (England) 

Regulations 2007 in addition to the requirement of the 2006 Regulation and other parts of the Housing Act 2004. 

The SPD includes minimum amenity space and bedroom space standards, such as: 

• Single bedrooms must have a minimum Gross Internal Floor area (GIA) of 6.51m² (10m2 in certain 

circumstances). 

• Double bedroom or twin bedrooms must have a minimum GIA of at least 11m² (14m2 in certain 

circumstances). 

The SPD also includes guidance in respect of waste storage, where properties are required to comply with the 

Council’s storage and waste disposal scheme. 

Evidence A number of sources of data controlled by the City Council were used in the development of the SPD, including:  

• HMO licensing Public Register  

• Council tax records  

• Planning database  

• Complaint records from Public Sector Housing database 

Statutory Consultation with SEA 

Bodies / Other consultees 

An SEA or EqIA Screening Report for this SPD is not available in the public domain. 

Implementation of SPD/SPG: Public 

Consultation 

Details of public consultation on the SPG are held within the Council’s planning portal here. In summary: Natural England raised no objection to the proposed changes; Highways England expressed concerns with 

regards to the potential to impact the safe and efficient operation of the SRN, being the A27, A3(M), M27 and M275; and Winchester City Council raised no objection to the proposed changes. 

https://publicaccess.portsmouth.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PZEPA3MO0LX00&documentOrdering.orderBy=description&documentOrde&_ga=2.24482174.575038983.1611659304-1324026009.1610101108
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Table 5 Trafford Council  

 

 

Authority Trafford Council 

SPD / SPG Name and Adoption 

Date 

Houses in Multiple Occupation – Supplementary Planning Document SPD6 (adopted March 2018). 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

The SPD was adopted in 2018 and was introduced primarily to respond to new University campus and associated student accommodation that opened in 2019. It was introduced to replace former SPD guidance adopted 

in 1992. While it is acknowledged that HMOs provide much-needed housing accommodation, it is recognised that a large number of HMOs in one area can alter the physical character of the residential area and have 

amenity impacts. The SPD was implemented to prevent the development of excessive concentrations of HMOs and encourage a more even distribution across the borough. 

Overarching content and 

extent of main policy, for 

which the document is 

supplementary to 

This SPD supports Policy L1: Land for New Homes, and other relevant policies in the adopted Core Strategy relating to matters of housing typology, affordability and design. Policy L1 sets out that housing growth will 

be achieved through new-build, conversion and sub-division of existing properties (i.e. HMOs). The SPD policy sets out that permission will not normally be granted for changes of use to HMOs where it would result in 

an exceedance of 10% threshold within 40m of the application site; or ‘sandwiching’ of non-HMO (C3) properties. The policy also sets out the requirement to determine applications against other material 

considerations, including highways and residential amenity of existing and future occupants. 

Connection to Article 4 

Direction 

An immediate A4D to remove permitted development rights for changes of use from dwellings (Use Class C3) to small HMOs (Use Class C4) was made by Trafford Council on the 15 December 2017, with effect on 

the 21 December 2017. Following confirmation by the Council on the 20 March 2018, the Article 4 Direction shall remain permanently in force across Trafford. This A4D and its implications are referenced within the 

SPD. 

C
o

n
te

n
t 

Approach to defining harmful 

concentration 

While not defined within the SPD or parent policy in the Core Strategy, harmful concentration is 

implied as one that creates impacts on highways safety/operation, impact on the physical character and 

residential amenity of an area. 

Adopted Local Plan Policy L1 in relation to HMO development 

 
SPD guidance in relation to HMOs 

 

Different policy approaches 

for reducing harmful 

concentrations 

1. HMO threshold assessment: HMO concentration is calculated using a ‘defined area of impact’ 

surrounding the application site – this is the 40m radius or 10 nearest properties. Planning 

applications for the change of use of properties into HMOs will be assessed using the threshold 

limit. The threshold limit will not be triggered where an HMO has already been established in the 

street and, therefore, has no further effect on the concentration of HMOs and balance and mix of 

households in the local community. These types of planning applications will be assessed on their 

own individual merits on a case by case basis against the Council’s relevant policies and guidance, 

including Core Strategy Policies L4 and L7 and Parking Standards set out in the adopted SPD3: 

Parking Standards and Design. 

2. Sandwiching assessment: Planning permission would not be granted where the introduction of 

new HMO would result in an existing dwelling being ‘sandwiched’ by any adjoining HMOs on 

both sides. 

3. Extensions to existing HMOs: The threshold limit will not be a material consideration (as above). 

It is recognised by the Council that intensification can result in additional harmful impact on 

communities, and as such, where an extension would result in an increase of occupiers to more than 

6 persons living in the HMO, planning permission must be sought in its own right for a change of 

use to a large HMO. 

Policy approaches for 

achieving a good standard of 

accommodation 

No HMO specific space standards or amenity space requirements are provided. 

Evidence A list of evidence sources utilised for the development of this SPD is not provided within the SPD or 

available elsewhere in the public domain. 

Statutory Consultation with SEA 

Bodies / Other consultees 

An SEA or EqIA were not undertaken for this SPD, as the Council considered that the SPD would not have significant environmental effects (see paragraph 1.6 of the SPD). 

Implementation of SPD/SPG: 

Public Consultation 

Details of public consultation on the SPD (undertaken in 2018) are held within the Council’s Consultation Statement here. In summary: Historic England made no comments; The Environment Agency requested that 

the requirement for a Flood Risk Assessment detailing the risks associated with proposals within the floodplain areas is included within the SPD. The Council responded to state that this matter was adequately covered 

in the Validation Checklist and as such was not included in the final SPD. Natural England made no comments. 

https://www.trafford.gov.uk/planning/strategic-planning/docs/HMO-SPD/180424-Consultation-Statement-HMO-SPD6-Adopted-March-2018.pdf
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Table 6 Southampton City Council 

 
49 https://www.southampton.gov.uk/policies/160420-Final-HMO-SPD-v2_tcm63-383554.docx 
50 City of Southampton Local Plan Review (as amended 2015) 

Authority Southampton City Council 

SPD / SPG Name and Adoption Date Houses in Multiple Occupation Supplementary Planning Document (adopted May 2016) 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

The SPD49 was adopted in 2016 and superseded existing guidance adopted in 2012. The SPD was revised to introduce a new approach to the determination of HMO related planning applications, based on analysis 

which suggested that since the Article 4 Direction (A4D) and the former HMO SPD there had been a strong trend in the growth of HMOs towards less saturated wards.  

The majority of planning applications for HMOs fell within the wards where a 20% HMO concentration threshold was applied, and there was generally a lower refusal rate within such areas. Between 2012-2016, 

evidence suggested that new HMO development created concerns linked to negative impacts on amenity; imbalanced communities; noise and disturbance; and increased demand for on-street parking. The council’s 

experience in applying the HMO SPD shows that inspectors have supported 10% as a reasonable threshold; and based on new evidence, the SPD introduces a consistent 10% threshold across the city. 

After 18-months of enacting the A4D and adopting the former SPD, a Council scrutiny inquiry and consultation on expanding the additional HMO licence scheme was undertaken The panel made several 

recommendations including gathering further information on housing need, HMO numbers and tipping points. It proposed amending the HMO SPD to include no new HMOs which would ‘sandwich’ family homes. 

Other recommendations included placing greater emphasis on amenity and neighbourhood character when considering HMO applications.  

Since the introduction of the larger HMO sui generis class, intensification has become a significantly greater issue for the character and amenities of local communities in areas with a high proportion of HMOs. As 

such, the new SPD considers the impacts on the local community arising from intensifying larger HMOs in an area with a high proportion of existing HMOs. 

Overarching content and extent 

of main policy, for which the 

document is supplementary to 

The guidance contained in this SPD expands and provides more detail to policies in the current Development Plan Documents – specifically saved ‘H4 – Houses in Multiple Occupation’ of the Local Plan Review50 

and is relevant to other plan policies, namely ‘CS16 – Housing Mix and Type’ in the Core Strategy51. Policy H4 requires that applications for HMO would not be detrimental to residential amenity, overall character of 

the surrounding area and would create adequate amenity space for future occupiers. 

Connection to Article 4 

Direction 

A city-wide A4D removing the permitted development rights for the conversion of C3 to C4 Use came into effect on 23 March 2012. Original supplementary guidance for HMO policies was adopted in March 2012, 

in tandem with the A4D. The new SPD makes full reference to both the A4D, and the rationale behind revision to the former SPD. 

C
o

n
te

n
t 

Approach to defining harmful 

concentration 

The SPD defines a harmful concentration as one where the concentration of HMOs begins to adversely impact on the character and balance of a local 

community. 

Adopted Local Plan Policy H4 in relation to HMO 

development 

 

 

Different policy approaches for 

reducing harmful 

concentrations 

1. HMO threshold assessment: A 10% threshold of HMOs in the housing stock is applied. A 40-metre radius is used to calculate concentration 

(applications will not be permitted where they would exceed this threshold, unless exceptional circumstances apply). Previously, a two-tiered 

threshold approach (10 and 20%) was employed based on areas of the city. 

2. Sandwiching assessment: The revised HMO SPD (2016) also introduced a policy preventing the 'sandwiching' of residential properties between 

two HMOs. 

3. Exceptional circumstances: An upper threshold limit (80%) applies to a local area (within a 40 metre radius of the application site) where the 

concentration of HMOs is at the point where the introduction of a new HMO would not change the character of the community. Applicants are 

required demonstrate and evidence that there is no market demand for continued C3 use (see policy text). 

4. Flexibility to reverse C3/C4 Use Classes: A planning condition is applied to new C4 planning permissions to allow the flexible use of the dwelling 

to change in either direction between a C3 and C4 use without the need for planning permission. This ensures that landlords have flexibility (market 

dependent) to create opportunities to re-provide family housing from the existing HMO housing stock.  

5. Extensions to existing HMOs: The threshold limit will not apply, though other impacts arising from the proposal will be assessed (see policy text) 

including standard of living conditions and parking standards set out in Appendix 4 and Section 5 of the SPD. 

Policy approaches for achieving 

a good standard of 

accommodation 

Parking standards specific for HMO development are set within the SPD (see below). These standards are used in conjunction with the guidance set out 

in the council’s Parking Standards SPD . A minimum number of cycle parking spaces to serve the HMO residents should be made available prior to first 

occupation of the HMO. The SCC Parking Standards SPD sets out guidance to assess the type and design of cycle facilities to be provided. 

Evidence Evidence of consistent 10% threshold policy approaches by other local authorities: Portsmouth City Council and Bournemouth Borough Council have 

introduced a 10% threshold as well as other councils including Canterbury, Hastings, Warwick, Worcester and York and emerging policy in Brighton. 

These include: Housing Condition Survey (2008); SCC Planning register; SCC electoral register; SCC Council Tax records; SCC HMO Licensing 

register 

Statutory Consultation with SEA 

Bodies / Other consultees 

The SEA Screening undertaken for this SPD is available here. The Equality and Safety Impact Assessment (ESIA) is here. In summary, potential impacts were identified for younger people (including students); for 

benefits for community safety; and unknown effects for poverty including the financing of affordable accommodation. Details of consultation with SEA Consultation bodies (Natural England, The Environment 

Agency and Historic England) are not recorded within this SEA Screening Report and ESIA or elsewhere on the Council’s website. 

Implementation of SPD/SPG: Public 

Consultation 

The Public Consultation Statement in relation to the SPD is available here. Key issues raised through public consultation included: suggestion that the threshold is applied over a larger area; that the sandwiching 

assessment be applied to properties at the rear and opposite; concerns about not applying the 10% threshold where 80% of properties are existing HMOs (the ‘exceptional circumstances’ proposal), due to the loss of 

family housing and impact on character; and landlords’ representatives were concerned that the changes would stop new HMOs coming forward and therefore worsen housing problems. They suggested that a 

different threshold be introduced such as 15% citywide. 

https://www.southampton.gov.uk/policies/hmo-screening-report-2016_tcm63-379218.pdf
https://www.southampton.gov.uk/policies/hmo-esia_tcm63-379217.pdf
https://www.southampton.gov.uk/policies/hmo-spd-consultation-statement_tcm63-383553.pdf


  

South Gloucestershire Council Houses in Multiple Occupation Supplementary Planning Document (HMO 
SPD) and Business Case for Introducing Article 4 Directions (A4Ds) 

Appendix B: Case Studies – HMO SPDs 
 

  | Final | 27 April 2021  

\\GLOBAL\EUROPE\BRISTOL\JOBS\279XXX\279292-00\4.50_REPORTS\2. SPD\4. CASE STUDIES\4. ISSUE AND WD REVIEW\2021.04.27 APPENDIX B HMO SPD CASE STUDIES ISSUE .DOCX 

Page 23 
 

Table 7 Northampton Borough Council 

Authority Northampton Borough Council 

SPD / SPG Name and Adoption Date Houses in Multiple Occupation Supplementary Planning Document (adopted November 2019). 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

The SPD52 was adopted in 2019 and was implemented in response to significant inward investment and extensive regeneration. The University of Northampton has relocated to the Waterside Campus in the town 

centre, and the locations of demand for student HMOs have changed. It is recognised by the council that HMOs play a key role in providing accommodation for students, but they also provide homes for migrant 

workers, those on lower incomes and those who are not in a position to own, or have no immediate desire, to purchase a home. A core purpose of the SPD is to manage the future development of HMOs to ensure 

such developments will not lead to or increase existing over-concentrations of HMOs which are considered harmful to local communities, and meet housing need ensuring mixed and balanced communities. 

Following adoption, it replaced the Interim Planning Policy Statement (IPPS) on HMOs which was adopted in 2014. 

Overarching content and 

extent of main policy, for 

which the document is 

supplementary to 

While the SPD identifies other relevant planning policies, the adopted Local Plan policy for which the SPD provides supplementary guidance is Policy H5 of the West Northamptonshire Joint Core Strategy 

(2014). At the time of preparation and adoption, the Local Plan (Northampton Local Plan Part 2) was undergoing development, which would include emerging HMO policy. 

Policy H5 of the West Northamptonshire Joint Core Strategy (2014) states that the existing housing stock will be managed and safeguarded by allowing houses in multiple occupation where they would not 

adversely affect the character and amenity of existing residential areas. Saved Policy H30 of the adopted Northampton Local Plan (June 1997) allows HMOs providing issues such as parking and overconcentration 

are addressed. 

Connection to Article 4 

Direction 

Five A4Ds are in force in Northampton which have removed Permitted Development Rights for the change of use from a dwelling house to an HMO. The SPD make full reference to the relationship between 

A4Ds and use of permitted development rights, signposting to details of their boundaries. 

C
o

n
te

n
t Approach to defining 

harmful concentration 

The SPD implies that a harmful concentration is one that does not contribute towards the creation of a balanced and mixed community and/or protect 

the physical character of the street and the neighbourhood. 

Adopted Joint Core Strategy Policy H5  

 

Different policy approaches 

for reducing harmful 

concentrations 

HMO threshold assessment: A 10% threshold with 50m radius is applied when undertaken assessments of HMO concentration. The SPD sets out 

under this approach that proposals  should not result in more than 10% of the total number of HMO dwellings, regardless of whether licensed or not, 

within a 50m radius of the application site, in order to prevent over concentration of similar uses in one locality 

Policy approaches for 

achieving a good standard of 

accommodation 

The SPD is directed by four principles relating to mixed balanced communities, adequate facilities and amenity, flood risk and parking.The SPD also 

sets out space standards for bedrooms, kitchens, living space and dining space. Further details are signposted as being within the Landlord’s Guide to 

Amenities and Facilities for Houses in Multiple Occupation (NBC 2018). Proposals should demonstrate, where applicable and to a degree 

proportionate to the proposal, how the following matters have been considered, in relation to the development:  

All habitable rooms must have natural lighting and natural ventilation.  

• Compatibility with neighbouring land uses;  

• Loss of light, overshadowing, overlooking;  

• Creation of safe environments. 

• Sufficient refuse storage to meet the requirements of the occupants 

• Enclosed bin storage area either at the front or the rear of the property  

• All occupants must have direct access to the refuse storage area   

The SPD includes guidance in relation to parking and sustainable transport, and states that development must: 

• Be located within 400m of a bus stop served by bus route(s) providing a service of at least one bus every 30 minutes between 0700 and 1900 

Mondays to Saturdays;  

• Be located within 400m of facilities and services contained in the town centre, a district centre, local centre or neighbourhood parade. 

Flood risk mitigation requirements are also set out within the SPD. 

Evidence To support the preparation of the Northampton Local Plan Part 2, the Council commissioned Loughborough University in 2018 to carry out a study 

into HMOs53 with policy recommendations. Evidence used in this study included Northampton Borough Council HMO licensing data; HMO planning 

application data; the HMO public register; Higher Education Statistics; site visits to HMO properties; and findings from detailed focus grounds with 

local residents, Council members, landlords and Council Officers. 

Statutory Consultation with SEA 

Bodies / Other consultees 

The SEA Screening Report undertaken for this SPD is available here. The Equalities Impact Assessment (EqIA) is here.  Both assessments concluded that the SPD would not create significant environmental or 

equality effects. Details of consultation with SEA Consultation bodies (Natural England, The Environment Agency and Historic England) are recorded within this SEA Screening Report.  

Implementation of SPD/SPG: Public 

Consultation 

The Public Consultation Statement in relation to the SPD is available here. Key issues raised included objection to the reduction in threshold (from 15 to 10%); suggestions for additional controls for waste 

management and communal spaces; and concern about development in flood risk areas. 

 

 
51 Local Development Framework Core Strategy (as amended 2015) 
52 https://www.northampton.gov.uk/downloads/file/11672/final-houses-in-multiple-occupation-spd-nov-2019 
53 https://www.northampton.gov.uk/downloads/file/10737/2018-hmo-study 

https://www.northampton.gov.uk/downloads/file/11673/final-sea-screening-for-all-3-spds
https://www.northampton.gov.uk/downloads/download/3784/2019-supplementary-planning-documents-equalities-impact-assessment
https://www.northampton.gov.uk/downloads/file/11671/final-hmo-spd-consultation-statement
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Table 8 Worcester City Council 

Authority Worcester City Council 

SPD / SPG Name and Adoption Date Houses in Multiple Occupation Supplementary Planning Document (SPD) (adopted October 2014) 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

The SPD54 was adopted by Worcester City Council (WCC) in 2014, following changes to the Use Classes Order by the Government and in response to increased HMO concentrations within the city of Worcester. 

The SPD acknowledges that HMOs provide an important source of affordable accommodation for several sections of society including students, temporary workers, those on low incomes and young professionals. 

In recent years, with the expansion of the University of Worcester, including the creation of a city centre campus, there has been a rise in demand for privately rented student accommodation. Analysis of 

Worcester‘s population and housing stock demonstrates that students are having a clear impact on the city‘s demographics and its tenure mix. The SPD notes that if allowed to continue at the current rate of 

growth, the level of HMOs in some of Worcester‘s wards could potentially threaten the supply of housing available to families, couples or first time buyers wishing to enter the housing market. 

Overarching content and extent 

of main policy, for which the 

document is supplementary to 

The SPD accompanies saved Policy H17: Sub-division or multi-occupancy of dwellings in the City of Worcester Local Plan 1996-2011. The SPD also relates to policy SWDP 14: Housing Mix in the emerging 

South Worcestershire Development Plan (SWDP). The SPD is therefore linked to both current and emerging local policy; to assist the implementation of the A4D (see below) while having an up to date policy 

basis following adoption of SWDP in 2016. 

Connection to Article 4 

Direction 

WCC introduced an A4D on 1 July 2014 in accordance with the decision made by Cabinet on 11 June 2013. This A4D removes the permitted development rights for the conversion of C3 to C4 Use and is 

referenced by the SPD. 

C
o

n
te

n
t Approach to defining harmful 

concentration 

While harmful concentration of HMOs is not explicitly defined by the SPD, high concentrations of 

HMOs are stated to create negative impact on the city’s communities through noise nuisance, anti-

social behaviour and unkept gardens. 

Adopted Local Plan Policy H17 in relation to HMO 

development 

 

 

Adopted HMO SPD guidance 

 

Different policy approaches for 

reducing harmful 

concentrations 

1. HMO threshold assessment: The SPD includes a threshold (10%) assessment approach, where the local 

community is defined using a 100m fixed radius, with the number of properties calculated using the 

Council‘s GIS (Geographic Information Systems) mapping software using the LLPG location point data. In 

circumstances where HMOs are proposed on the periphery of the city, or in low density areas, officers will 

ensure that an appropriate number of residential properties are included within the threshold assessment to 

determine the percentage of HMOs. 

2. Sandwiching assessment: The SPD also includes a sandwiching principle, where permission will not be 

granted where development would result in the creation of more than two adjacent properties in HMO use. 

Policy approaches for achieving 

a good standard of 

accommodation 

The SPD contains provisions related to ensuring no adverse impact of amenity of new development, where the 

proposal must ensure: 

• adequate provision for off street parking;  

• highway safety and ease of access for emergency vehicles;  

• regard is given to Secured by Design guidance, particularly relating to occupier security, as published by the 

Association of Chief Police Officers (ACPOS); 

• sufficient provision for waste and recycling (in accordance with existing environmental policy); and 

• the proposal is in keeping with the character of the area. 

In addition, the HMO accommodation is required to meet WCC’s prescribed housing standards (appended within 

the SPD; and adhere to the off-street parking requirements for a set of three defined ‘zones’. A minimum of one 

secure cycle parking space per bedroom should be made available irrespective of the parking zone that the 

application site is located in. 

The SPD also states that:  

• the character of the area will be assessed as part of the planning application process to ensure development is 

appropriate. 

• applications should give regard to Secured by Design guidance as published by ACPOS. 

Evidence The SPD evidence base comprised of: 

• Worcester‘s House Condition Survey (HCS) (2004) 

• The Strategic Housing Project (Housing Training & Consultancy Ltd) (2012) 

• Census 2011 dataError! Hyperlink reference not valid. 

• WCC HMO database and Council Tax records 

• University of Worcester Strategic Plan 2013-2018 

• Worcestershire Housing Strategy 2011-2016 

• The National HMO Lobby report 

 

Statutory Consultation with SEA Bodies 

/ Other consultees 
A SEA Screening Assessment55 was jointly prepared in 2014 for several SPDs produced by WCC, Wychavon District Council and Malvern Hills District Council. English Heritage, Natural England and the 

Environment Agency responded in agreement that SEA could be screened out for all SPDs, including the HMO SPD prepared by WCC. 

Implementation of SPD/SPG: Public 

Consultation 
The SPD Consultation Statement is available here. A total of 113 responses were made to the consultation on the Draft Houses in Multiple Occupation Supplementary Planning Document, which ran between 14 

April and 13 May 2014. Key issues raised included parking, exceptional circumstances, potential effects on the housing market, effects on residents and the surrounding area, housing standards, enforcement and 

implementation, definitions and criteria. 

 
54 https://www.worcester.gov.uk/component/fileman/file/PDF%20Documents/Planning/planning_policy/ldf/spd/HMO-SPD-final2014.pdf?routed=1&container=fileman-files 
55 https://www.worcester.gov.uk/?option=com_fileman&view=file&routed=1&name=Final_SEA_Screening_for_SW_SPDs.pdf&folder=PDF%20Documents%2FPlanning%2Fplanning_policy%2Fldf%2Fspd&container=fileman-files 

https://www.worcester.gov.uk/component/fileman/file/PDF%20Documents/Planning/planning_policy/ldf/spd/HMO%20SPD%20Consultation%20Statement.pdf?routed=1&container=fileman-files
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Table 9 Cheshire West and Chester Council 

Authority Cheshire West and Chester Council 

SPD / SPG Name and Adoption Date Houses in Multiple Occupation and Student Accommodation Supplementary Planning Document (2016) 

O
v

er
v

ie
w

 

Rationale for implementing 

SPD 

The SPD56 was implemented by Cheshire West and Chester Council (CWAC) in April 2016 to manage the growth and development of HMOs. Despite an increase in purpose-built student accommodation in Chester in recent years, the 

SPD notes that HMOs continue to hold an important role in providing student accommodation and for the wider community across the city. It is recognised that large concentrations of HMOs in one area can lead to imbalances within 

existing communities and change the character of the area.  

Overarching content and extent 

of main policy, for which the 

document is supplementary to 

While the SPD references several CWAC Local Plan strategic policies, the SPD primarily supports the application of Policy HO16 Houses in Multiple Occupation and Policy HO17 Student Accommodation of the Chester City Local 

Plan 2006, of which relate to the change of use of a C3 dwelling house to an HMO and student accommodation. Policy HO16 states that permission for change of use to an HMO would be refused where it would lead to a deterioration of 

the general standards of amenity in the area; and that the Council will regard to the following when determining applications: the type and size of the property; the number of HMOs in an area; space for bin storage; existing road capacity 

for on-street parking; possibility to carry out alterations to external elevations while avoiding damage to character of the building or locality. 

Connection to Article 4 

Direction 

In 2012, Cheshire West and Chester Council authorised the making of an Article 4 Direction for the Garden Quarter Area of Chester, which came into effect in 2013. The Article 4 Direction was introduced to allow the Council to 

regulate the spread of new small (Class C4) HMOs in the Garden Quarter area which already contained the highest concentration of HMOs in the city due to its proximity to the main University of Chester campus. 

Prior to formal adoption of the SPD, the Council made a non-immediate Article 4 Direction for the Newry Park and King Street areas of Chester. The Direction came into force on 2 May 2016. 

C
o

n
te

n
t Approach to defining harmful 

concentration 

While harmful concentration of HMOs is not explicitly defined by the SPD, the SPD states that an unregulated use of permitted 

development rights for conversion of C3 dwellings to HMOs would harm local amenity and undermine the ability to create or maintain 

mixed communities. 

Adopted Local Plan Policy HO16 in relation to HMO development 

 

Different policy approaches for 

reducing harmful 

concentrations 

1. HMO threshold assessment:  A 15% threshold of HMOs in the housing stock is applied. A 50-metre radius is used to calculate 

concentration. In considering whether a point has been reached where there may be judged to be an over-concentration of HMO 

accommodation in an area, account will also be taken of any existing or committed purpose-built student accommodation in that 

area. In such circumstances it may not be acceptable to allow the concentration of HMOs to reach the 15% threshold figure in order 

to retain a balanced community. 

2. Sandwiching assessment: applied to areas that exceed the 15% threshold (including that Garden Quarter A4D area). It is 

considered that these areas require particular protection so as not to erode the important contribution that the remaining family 

homes make to the balance of the community. Proposals which would result in the sandwiching of an existing terraced family 

dwelling between HMOs will not be permitted (unless in a street where the vast majority of the properties are already HMOs, as 

detailed within the SPD). 

Policy approaches for achieving 

a good standard of 

accommodation 

Development proposals will also be assessed using the following principles: 

• Suitability of property for use as an HMO – taking into account the size of the dwelling and internal layout, which must be 

sufficient to accommodate any increased number of residents to protect the residential amenity of the occupants; appropriate space 

for waste storage, secure cycle parking and car parking.  

• Proposed HMOs should meet the amenity standards set in the Physical Property Standards – Shared houses / flats document 

published by Cheshire West and Chester Council in 2012 and any relevant standards set at a national level by national housing 

legislation and guidance. 

• Impact on local amenity – where any change of use to an HMO should nt place unacceptable strain on local facilities or amenity. 

Evidence A number of sources of data controlled by the Council were used in the development of the SPD, including:  

• HMO licensing Public Register  

• Council tax records  

• Planning database  

Statutory Consultation with SEA Bodies 

/ Other consultees 
A SEA and Habitats Regulation Assessment (HRA) Screening Assessment57 was prepared in 2016 for the SPD, where it was concluded that an SEA or HRA is not required. Historic England and Natural England 

responded in agreement that SEA and HRA could be screened out for the SPD. 

Implementation of SPD/SPG: Public 

Consultation 

The SPD Consultation Statement58 details the outcomes of public consultation held in 2016. A total of 16 responses were made to the consultation, including from Natural England. Key issues raised included: delivery of balanced 

communities; justification of proposed threshold approach; method of HMO concentration calculation and amenity standards. 

 
56 https://consult.cheshirewestandchester.gov.uk/file/3934141 
57 https://consult.cheshirewestandchester.gov.uk/file/4620006 
58 https://consult.cheshirewestandchester.gov.uk/file/3934128 
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4 Conclusions 

This case study log has provided a review of existing HMO SPDs that have been 

adopted by other local authorities in the UK in the last 7 years (2014-2021). 

The case studies reveal similar rationales for the implementation of an HMO SPD, 

namely HMO growth often linked to sources such as student population increase, 

and demand for more affordable or flexible forms of housing. SPDs are introduced 

to reduce the effects or ‘harm’ that concentrated HMO development can cause to 

communities, such as populatioenure imbalance; environmental health concerns; 

loss of family housing; and residential amenity impacts.  

For some local authorities, the SPD represented revised guidance, responding to the 

introduction of an A4D or evidence indicative of change in the HMO concentration 

or distribution within the plan area. SPD guidance included greater emphasis on 

amenity and neighbourhood character, and the introduction of additional supporting 

assessment methods. 

Research demonstrates that there has been a relatively consistent approach to the 

introduction of threshold and sandwich assessment approaches, with limited 

variation in the percentages utilised to undertake assessments of concentration. The 

majority of LPAs employed a 10% threshold approach within an area when 

considering ‘harmful’ concentrations, potentially linked to the National HMO 

Lobby recommendations published in 200859. Distances used to define the area 

varied from 40-100m, with neighbouring authorities BANES and Bristol City 

Council using the upper limit distances.  In addition, approximately 50% of SPDs 

reviewed contained both threshold and sandwich assessment approaches to define 

harmful concentrations of HMOs.  

Due to the differences between Local Plan and SPD adoption dates (as is the case 

for a number of the LPAs identified), threshold and/or sandwiching approaches are 

not always explicitly referenced within Local Plan 'parent' HMO policies. In some 

cases (e.g. Bristol City Council and Northampton City Council), emerging draft 

Local Plan policies include explicit references to threshold percentages. However, 

in almost all cases (with the exception of Trafford City Council only), concentration 

of HMOs is referenced in the ‘parent’ policy, thereby ensuring that the SPD does 

not introduce new levels of control beyond that expressed in Local Plan policies. 

The majority of SPDs include worked examples of threshold or sandwich 

assessments, using plans and visual representations to support these. Several SPDs 

include flow diagrams to illustrate either the legal definition of HMOs (as defined 

in the Housing Act 2004) and/or whether planning permission would likely be 

required for HMO proposals. Two SPDs (BANES and Northampton City Council) 

included the extent of their A4D boundaries to set out how they interface with HMO 

development management. Several SPDs also included planning 

application/developer checklists. It is recognised that the use of visual worked 

 
59 http://hmolobby.org.uk/39articles.pdf Allowing for a degree of deviation from the norm the Lobby’s particular criteria 
for a balanced community are (a) not less than 60% families, (b) not more than 33% one-person households, and (c) not 

more than 10% HMOs 

http://hmolobby.org.uk/39articles.pdf
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examples by some LPAs in their SPDs provides an explanation as to how Local 

Plan policies are to be implemented. 

In terms of implementation, SPDs were generally introduced following or alongside 

the introduction of an A4D. Not all SPDs were subject to SEA Screening 

assessments; where they were, effects for the environment were negligible and there 

were no significant issues raised by statutory SEA Consultation Bodies. Public 

consultation statements affiliated with the SPD raised common issues associated 

with amenity; protecting family housing and creating balanced communities; and 

addressing potential impacts on the local highway network, amongst other 

considerations. 

In summary, the case studies provide an overview of the current approaches to SPD 

guidance for HMO development that may be utilised to introduce and/or maintain 

regulation and control of HMO development. While there is some variation in the 

detail of policy approaches, collectively, the case studies demonstrate that there is 

a relatively common scope of guidance employed by local authorities in HMO 

SPDs, where the majority of SPDs operate under existing adopted Local Plan 

policies through defining what is meant by a ‘harmful’ or ‘over- concentration’ of 

HMOs. Overall, the SPDs are consistent in their aims to address the concentration 

of HMOs, limit potential for harmful effects and improve quality, including 

‘signposting’ to existing Local Plan policies or council standards.  




