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Executive Summary 

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. 

This report provides a summary of the stakeholder engagement undertaken as part 

of the research informing the SPD and A4D business case. It sets out the scope 

and methodology of the engagement and summarises the response and feedback 

from stakeholders who participated, comprising SGC councillors, local landlords 

and letting agents, local residents, SGC officers and the University of the West of 

England (UWE). 

The feedback from SGC councillors, landlords/letting agents and residents is 

reported upon under the following themes: 

• Distribution and drivers of HMO development in South Gloucestershire 

• Positive and negative effects of HMO development 

• Management of HMOs including Article 4 Directions 

The discussions with SGC officers and UWE are summarised to identify the 

points which have subsequently been taken into consideration in developing the 

SPD and considering the case for an A4D. 

This report evidences the range of views and experiences of HMO development in 

South Gloucestershire. It also demonstrates the complexity in understanding the 

drivers and effects of HMO development, both of which are influenced by local 

factors and may be experienced or perceived differently by members of the same 

community. Engagement with SGC officers also identifies the range of policy 

considerations which intersect with HMO regulation. 

The feedback received through the stakeholder engagement sessions will be 

considered as anecdotal evidence alongside the analysis and mapping of HMO-

related datasets, to help build a comprehensive and holistic understanding of 

HMOs in South Gloucestershire. This will help to inform the content of the draft 

HMO SPD, as well as form part of the analysis and subsequent recommendations 

of the A4D Business Case Report. 

Formal consultation will be carried out by SGC on the draft HMO SPD and as 

part of the implementation of an A4D, if one is to be pursued in South 

Gloucestershire. 
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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 

perceived to be 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 from the perspectives of a range of 

stakeholders. 

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. In addition, the 

study 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 project will be the adoption of an HMO SPD 

prepared in accordance with the 2012 Town & Country Planning Regulations and 

an A4D Business Case report to be considered by SGC members. 

1.2 Purpose of this report 

This report provides a summary of the stakeholder engagement undertaken to 

inform the research as follows:  

• The methodology for stakeholder engagement and the stakeholders who were 

engaged with. 

• The feedback provided by the Councillor, landlord, resident engagement 

groups in relation to the spatial coverage of HMOs in the District; the levels of 

harm that HMOs may cause; and the options for managing HMO properties. 

This report is structured to provide a summary of engagement for each 

stakeholder group. In its conclusion, the report summarises where there is 

commonality and difference in the views provided by the stakeholder groups. The 

Engagement Report aims to provide a balanced assessment of the views and 

opinions of a range of stakeholders drawing out the key issues from each 

stakeholder group.  
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2 Stakeholder Engagement Methodology 

2.1 Purpose 

The research study aims to understand the distribution and concentration of 

HMOs in South Gloucestershire, both to inform the development of a 

Supplementary Planning Document and to establish whether the introduction of 

an Article 4 Direction would be sufficiently evidenced and justified in the 

authority. This includes establishing whether there is evidence of harm to 

communities as a result of HMO development and seeking to understand 

experiences to date with HMO management and regulation. 

Due to the national licensing and planning requirements of HMOs, in which many 

‘small’ HMOs within the C3 Use Class are exempted1, it can be difficult for local 

authorities to ascertain the exact number of HMOs within their boundaries. As 

such, the use of multiple available datasets may only provide a ‘best estimate’ of 

HMO distribution, as reported in Appendix D. 

Furthermore, there are limitations to the use of quantitative data in evidencing the 

impacts of HMO development. While quantitative data where available can 

provide some insight into the distribution of reported issues in an area, and may 

be correlated with HMO development, directly and definitively attributing the 

data to HMOs is often not possible. 

As a result of these limitations, quantitative data analysis relating to HMOs may 

not always align with the perceptions and actual experiences of groups directly 

involved in or affected by HMO development. It is therefore considered prudent 

to seek out the views of those groups through engagement sessions and consider 

this qualitative information alongside data analysis in order to produce a more 

holistic understanding of HMOs within South Gloucestershire. 

2.2 Scope  

The engagement was undertaken to inform a research study and therefore was not 

intended to act as a general public consultation on the issue of HMOs in South 

Gloucestershire. Rather, the scope of the engagement was focused and sought to 

target key stakeholder groups representing those involved in or affected by HMO 

development. These stakeholder groups were:  

• Landlords and letting agents;  

• Councillors; and 

• Local residents. 

 
1 Under the national HMO licensing regime, HMOs with 4 or less occupants do not require a 

license, and under the General Permitted Development Order (2015), HMOs with 6 or less 

occupants do not require planning permission.  
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In addition, the project team engaged through internal SGC meetings with 

departments relevant to the development and regulation of HMOs and the 

University of the West of England (UWE).  

The identification of these stakeholder groups was agreed with South 

Gloucestershire Council at the start of the research study as it was considered to 

represent the range of interested parties who are involved in owning, running and 

the development and regulation of HMOs along with those who live in 

communities where HMOs are located It should also be noted that consultation 

with these stakeholders does not replace or prevent their ability to comment on the 

SPD when it is subject to its formal public consultation in accordance with the 

Town and Country Planning Regulations for preparing SPD. 

2.3 Method 

Due to restrictions related to the Covid-19 pandemic, the stakeholder engagement 

was necessarily carried out through online meetings (via Microsoft Teams) and 

telephone calls with participants from the stakeholder groups. The engagement 

was carried out early on in the programme of the research study to enable the 

information received to be considered and analysed alongside quantitative 

datasets.  

A summary of the activities is provided below. 

South Gloucestershire Council Officers, 12 January – 29 January, various  

The project team met with officers from departments that are relevant to the 

development and regulation of HMOs, and to some of the issues associated with 

them. These discussions sought to understand the existing context of their work in 

relation to HMOs, including any particular strengths or challenges experienced by 

those departments, and identify opportunities for any updated HMO planning 

policy to align with the priorities or ambitions of those departments. The project 

team met with officers from the following SGC teams: Planning Policy, Climate 

Change, Development Management, Homelessness / HomeChoice and Equalities 

and Diversity. 

Councillor engagement – 14 January 4.30pm – 6.30pm and 21 January 

4.30pm – 6.30pm 

Councillors were invited to attend an online engagement session on Microsoft 

Teams by the project team. The project team presented the aims, purpose, method 

and programme of the HMO research study, and sought feedback from the 

Councillors on their understanding of the distribution of HMOs in the city, the 

drivers of HMO development and the impacts of HMO development on local 

communities. The Councillors were also briefed on potential options for 

intervention that would be assessed as part of the study and asked for their 

feedback on what they considered would be appropriate or necessary measures to 

address issues relating to HMO development.  
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Landlord and letting agent sessions – 15 January 2021 11.30pm – 12.30pm 

and 1.30pm – 2.30pm 

Landlords were contacted by the project team and invited to attend an online 

session on Microsoft Teams. The session comprised of a short presentation of the 

project context, scope and objectives; followed by semi-structured interview 

questions and an opportunity for attendees to share their understanding and 

experiences of HMO development with the research team. The interview 

questions were grouped around the topics of coverage and future coverage of 

HMOs; harm; and, management measures.  

Local residents engagement sessions - 21 January – 4 February, various times 

Local residents living within South Gloucestershire were contacted by the project 

team and invited to participate in individual meetings with the research team. 

Residents that were invited to participate in the study were those who had 

previously expressed concerns to SGC about the issues associated with HMOs in 

South Gloucestershire and had acted as ‘community leaders’ on the topic through 

speaking at council or committee meetings. These meetings comprised of semi-

structured interviews in the same format as the landlord drop-in sessions, 

providing an opportunity for the attendees to share their experiences of HMO 

development, grouped loosely around topics of coverage and future coverage of 

HMOs, harm and management measures. 

UWE engagement sessions – 21 January 2.00 – 3.30pm and 29 January 1.00 – 

1.55pm 

The project team met with representatives of the Estates, Transport and 

Community Liaison/Security teams at UWE. The project team presented the aims, 

purpose, method and programme of the HMO research study, as well as their 

understanding of the current context at UWE regarding its accommodation 

provision and measures for managing relevant issues such as parking and 

community liaison. The project team sought feedback from UWE on recent and 

future trends of student accommodation in the Bristol area; future ambitions of the 

university in relation to transport and growth, and, relevant management measures 

employed by UWE. 

Research study email address 

In addition to the sessions outlined above, a dedicated email inbox was set up for 

stakeholders to send the research team any information they considered would be 

relevant to the study. 
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3 Councillor Engagement  

3.1 Response to engagement 

In total, 6 Councillors attended the engagement session held on 14 January 2021 

and 2 Councillors attended the engagement session held on 21 January 2021. 

Wards represented included: Stoke Park and Cheswick; Filton; Stoke Gifford; 

Charlton and Cribbs; Hanham; and, Severn Vale. 

3.2 Summary of feedback 

The summary of points discussed and the feedback provided at the Councillor 

engagement sessions is themed under three key discussion points: the distribution 

and drivers of HMO development; the positive and negative effects of HMO 

development; and, the management of HMOs including Article 4 Directions. 

3.2.1 Distribution and drivers of HMO development 

Student population  

Demand for HMOs from students was identified by some Councillors as a 

significant driver of HMO development in areas such as Filton, Cheswick 

Village, Stoke Park and, to some extent, Bradley Stoke. It was considered that 

this demand is linked to a growth in student numbers due to increased intake by 

the University of the West of England (UWE). Plans for the expansion of UWE’s 

Glenside Campus were referenced as a possible driver of future growth of HMOs 

in the Fishponds area.  

It was considered that there is a shortage of purpose-built student accommodation 

(PBSA) available in South Gloucestershire, including that offered by UWE itself 

and providers such as Unite. This was considered to elevate student demand for 

HMOs in South Gloucestershire. It was noted that an element of personal choice 

amongst students may also give rise to demand for HMOs, with some preferring 

to live in an HMO over student halls.  

Investors and Article 4 Directions 

Some Councillors considered that the attractive investor opportunities and 

profitability of HMOs are increasing their prevalence in South Gloucestershire, 

with considerable yields available to an investor buying a property to convert and 

let as an HMO. It was noted by some Councillors that new build properties in 

South Gloucestershire are being bought and let out immediately as HMOs, 

including in Charlton Hayes, Scholar’s Chase and Cheswick Village. Concern 

was raised that this will continue in emerging areas of development such as 

around the proposed Filton Arena. It was noted that these homes are often large, 

expensive family homes, yet the investment opportunity remains sufficient to 

drive HMO landlords to buy them for that purpose.  

Concerns were expressed over the activity of investors in Filton, linked to the 

introduction of an A4D in the neighbouring Bristol City Council authority area, 

which is adjacent to Filton. It was considered that this A4D has driven investors to 
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shift their focus onto the areas immediately outside of the A4D area, where a 

planning application would not be required for a small HMO. 

It was noted that there are not many HMOs in the Hanham area. 

Distribution of major employers/employment 

The location and concentration of major employers including the Ministry of 

Defence (MoD), Airbus, GKN Aerospace in the North Bristol Fringe was 

considered by Councillors to be a driver for HMO distribution and demand in the 

Filton area in particular. It was recognised that such industries were attractive to 

graduates and apprentices who then require affordable and flexible 

accommodation in the locality. Furthermore, it was noted that the MoD includes 

employees who may be based on the site for short-term periods or Monday-Friday 

only, requiring flexible accommodation. There was some debate over whether 

such employees use HMOs or self-contained flats, and thus whether this impacts 

demand for HMOs. 

Housing typology 

The prevalence of HMOs in the Filton area was also attributed by some 

Councillors to the housing typology, which is predominantly terraces without 

parking. It was considered that this type of housing has a particular readiness for 

conversation to small HMOs by permitted development rights (which may require 

lower parking provision) or development into larger HMOs. 

3.2.2 Positive and negative effects of HMO development 

Positive effects 

Councillors recognised that HMOs provide an important form of affordable 

housing in South Gloucestershire. It was acknowledged that in some areas there 

are people who do not have high enough weekly wages to access other forms of 

accommodation, and that affordability is therefore a significant issue (£100/week 

in Patchway was considered a more affordable form of accommodation). HMOs 

were also considered to form part of the supply to prevent issues of homelessness 

and the associated responsibilities that fall to the council. For students 

specifically, it was suggested that on-site PBSA is extremely expensive, and 

HMOs offer a cheaper alternative for student accommodation.  

Negative effects 

Parking was mentioned as clear issue with existing HMO development, with 

locations such as Cheswick Village and Northville Road (Filton) cited as areas 

with acute parking issues. It was suggested that the limited parking availability on 

the streets near UWE – due to existing parking restrictions - was a reason for 

increased pressure in surrounding areas. 

Councillors stated that waste management was an issue associated with HMOs, 

where Cheswick Village was referenced as an area suffering from this issue in 

particular. Concern was expressed by Councillors about the lack of supervision of 

garden areas and bin storage; alongside a general lack of accountability for 

littering resulting from inappropriate waste storage. One Councillor considered 
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that SGC Officers are becoming more insistent on HMOs requiring bike storage 

and better bin storage. 

Noise nuisance was referenced by Councillors as another issue associated with 

HMOs. Stoke Gifford was referenced by one Councillor as a location where 

residents have complained about noise associated with residents’ parties. Concern 

was expressed about the potential negative effects on properties due to noise.  

A negative effect of HMO development raised by Councillors was the issue of 

community imbalance, where high concentrations of HMOs were recognised as 

having the potential to affect the balance of existing communities through the 

replacement of family housing. Loss of community cohesion was cited as an 

effect of this community imbalance. A concern was raised that once properties are 

converted to HMOs, including new build properties, they are not an attractive 

proposition to return to family housing and therefore may be permanently ‘lost’ as 

a family home. 

3.2.3 Management of HMOs, including Article 4 Directions 

Several Councillors had a number of queries about the relationship between an 

A4D, planning policy and HMO licensing; and expressed that the interaction of 

these systems are complex and not always well understood. However, there was 

consensus around the need to balance HMO development, improve existing policy 

through an SPD and bring small HMOs into the scope of planning through an 

A4D to control development and ensure adequate calculation of HMOs.  

Introduction of an HMO SPD 

The introduction of an HMO SPD was recommended by some Councillors as a 

solution to the management of HMOs. Recommendations for an HMO SPD were 

provided as follows:  

• Include guidance that in some cases, it may not be appropriate to convert a 

family home into an HMO without resulting in an overly cramped design / 

layout; 

• Require consideration of the visual amenity (e.g. litter, refuse, unkempt 

gardens) and other impacts (e.g. antisocial behaviour, noise) from existing 

HMOs in the vicinity as a particular consideration in determining a 

new/additional HMO nearby; 

• Require consideration of the number of available parking spaces, and whether 

there is evidence of existing unsafe, illegal or antisocial parking in the area; 

• Include a reference to ensuring adequate noise insulation, taking into account 

the potential additional noise from an HMO;  

• Require all applications for housing development to have EV charging. While 

this is likely to be one for the Local Plan itself, it was expressed by one 

Councillor that this could be included as a ‘nudge’ factor within the SPD; and 

• Require changes of use applications to adopt higher environmental standards.  

One Councillor suggested that SGC need a similar approach to HMO 

development as affordable housing ‘pepper-potting’, where an SPD could achieve 
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similar dispersal. It was stated that affordable housing still needs to be a priority, 

and this should be offered to achieve more ‘owner-occupier’ homes. 

Implementation of an A4D 

In relation to A4Ds, there was general consensus about the challenge in 

identifying whether a community is unbalanced and therefore where an A4D may 

be required or appropriate for regulating HMO development. There was also 

concern expressed around a non-immediate A4D leading to a potential rush in 

buyers of HMO stock and/or HMO conversion, which would elevate 

concentrations.  

In addition, it was suggested that there would be a need to map bus routes to 

understand where the future HMO pressure will be, based on views that the 

locations of newer HMO development had recently shifted further from key 

transport nodes. One Councillor stated that opportunities for a ‘pre-emptive’ A4D 

could be considered following analysis of evidence, in response to concerns 

around new housing development being bought immediately for HMO use. 

Existing policy and standards 

Broad consensus between Councillors existed in relation to the need to strengthen 

existing planning policy for HMOs, linked to some concerns about the 

effectiveness of policy PSP39 in terms of developer compliance. 

Recommendations included the incorporation of smaller HMOs; adding specific 

conditions for HMO development related to visual amenity and waste; and 

inclusion of tools that define and identify ‘harmful’ concentrations of HMOs (e.g. 

10% threshold of housing stock within 100m radius or ‘sandwiching’ of non-

HMO properties). 

The need to review and update existing parking policy for HMOs was suggested 

by several Councillors, linked to SGC refusal of consent for HMO development 

being overturned by Inspectors upon appeal due to evidence such as parking 

surveys. It was recommended that parking availability is needed during daytimes 

as well as evenings / weekends and should be on-site provision only. Residential 

Parking Standards SPD (2013) was expressed as requiring a refresh; and it was 

commented that parking policy requirement (PSP16) of 0.5 parking space per 

bedroom may be insufficient, and therefore there may be a need for SGC to 

consider increasing this to reduce parking issues.  

Suggested management measures 

Other management measures / proposals referenced by Councillors included the 

suggestion to charge landlords council tax, so that HMOs contribute to local tax 

funds. There was also a willingness expressed by some Councillors for additional 

PBSA, where it was suggested in one instance to provide more of an offer for 

students. A proposition was raised that SGC could invest in PBSA development, 

using providers such as Unite, to meet demand for student accommodation. 
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4 Landlord and Letting Agent Engagement 

4.1 Response to engagement 

In total, 14 representatives attended the engagement sessions held on 15 January 

2021. This included attendees from the private rented sector, including portfolio 

landlords, landlords of fewer than 10 HMOs; and local/regional letting agents. 

4.2 Summary of feedback 

The summary of points discussed, and the feedback provided at the landlord and 

letting agent engagement sessions is themed under three key discussion points: the 

distribution and drivers of HMO development; the positive and negative effects of 

HMO development; and, the management of HMOs including Article 4 

Directions. 

4.2.1 Distribution and drivers of HMO development 

Student population 

Almost all respondents considered that the key driver for HMOs in South 

Gloucestershire is the student population, particularly in areas of Stoke Park, 

Cheswick Village, Fishponds, Filton Abbey Wood and Emersons Green. 

However, an observation from one letting agent was that mid-year students were 

more likely to look to areas such as Gloucester Road, as this location is relatively 

well-connected to UWE.  

Several respondents felt that demand for student HMOs has significantly 

increased both due to the expansion of UWE and general shortage of PBSA in 

South Gloucestershire. Although levels of PBSA were perceived to be adequate in 

Bristol City Centre, comments were raised that there is insufficient land to build 

additional PBSA in South Gloucestershire. 

Some respondents referred to recent press coverage which stated that the intensity 

of demand due to student population increase has been such that some first-year 

students have had to be accommodated in Chepstow and Weston-Super-Mare. 

One landlord stated they are confident in being able to put an HMO on the market 

in September (i.e. just as the university year is starting) and still get tenants. Given 

the levels of demand, it was acknowledged that there are opportunities to charge 

higher rental prices by doing so. 

There was uncertainty over student preferences for accommodation. Whilst some 

respondents considered that students find university halls and PBSA to be 

financially favourable and safer, others suggested that there is longer term demand 

for good quality HMO as PBSA was considered to be both expensive and 

institutionalised. HMOs were estimated be around 10-15% cheaper than PBSA.  

The impact of the Covid-19 pandemic on student choice was also highlighted. The 

benefits of HMOs such as having gardens, more space and more sociable 

opportunities were considered as ‘pull’ factors. One landlord mentioned this to be 

true from their experience, where approximately two thirds of their housing stock 
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had been requested for rent by students before Christmas, far earlier than in 

previous years. 

Graduates and young professionals 

Graduates and young professionals (including in key sectors such as health and 

IT) looking to remain or relocate to Bristol were identified by respondents as a 

key driver for HMO demand in the form of professional lets. It was considered 

that such growth was linked to the location of major employers in South 

Gloucestershire area such as Airbus and MoD, which have graduate and 

apprentice schemes. 

Affordable housing option for migrant and low-income workers 

Changes to household formation was cited by some respondents as being a factor 

influencing HMO demand. There was consensus that HMOs represent an 

affordable house share option, including for those that do not qualify by statutory 

definition for income support. It was suggested by one respondent that some 

single or vulnerable people may be living in private rented sector HMOs because 

the council have directed them there as part of their efforts to prevent 

homelessness. The importance of avoiding a reduction in affordable housing 

supply for such groups was expressed. 

It was identified that there is a wider population requiring low-cost 

accommodation, including welfare claimants, low-income workers and migrant 

workers. One respondent considered that, in relation to future HMO demand, 

Brexit may result in an increase in migrant workers, and thus HMOs. 

Distribution of major employers / employment 

The presence of key employers such as Southmead Hospital, the MoD and Airbus 

have resulted in the need for private rented accommodation (including by 

graduates, as outlined above), and was expressed by several landlords as a reason 

for continued HMO demand and particular concentration in the Filton area.  

Investor preferences and rental yields 

There was a general consensus that property prices are being driven in some 

locations by increased demand for family housing; and that subsequently, HMO 

landlords generally look elsewhere to ensure that their rental yields are less 

impacted. One landlord suggested HMO investors are no longer looking to invest 

in areas such as Cheswick Village due to increased demand for properties for 

family housing, which they considered is increasing house prices to an extent that 

they are no longer an attractive prospect as a HMO 

One HMO landlord outlined that they are unwilling to invest in Bristol (Bristol 

City Council authority area) due to negative experiences associated with 

regulation. The lower costs of HMO licenses in South Gloucestershire when 

compared to Bristol was a reason for preferred investment in the SGC area.  

Several respondents refuted the perception that properties are sold onto landlords 

without going out to market, with none having had experience of this or of 

‘bidding wars’ for properties. One estate agent considered that there is not a 

significant gulf between what HMO developers and families/individual buyers 
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would pay, with the implication that developers are not prejudicing the market for 

families. 

4.2.2 Positive and negative effects of HMO development 

Positive effects 

Landlords and letting agents widely acknowledged that HMOs can be positive 

addition to the housing market and can be managed properly by both quality 

landlords and tenants. It was recognised that HMOs are a valuable component of 

housing supply and could help to resolve the housing crisis due to the ability to 

increase density, be an efficient use of existing housing stock and be a more 

affordable option. One landlord suggested that therefore a ‘laissez-faire’ approach 

is required for HMOs, as market forces dictate that accommodation attracts 

different demographics who seek housing at different price points.  

The benefits of a ‘student-led regeneration’ were outlined by another respondent 

to be a potential positive element of HMO growth in certain locations, where 

concentrations of students can sometimes have a beneficial effect on 

neighbourhoods (e.g. night-time economy, culture etc). When asked about the 

effects of student HMO development, several landlords stated that HMO 

occupants are not necessarily and not always poor neighbours, and that this is 

often an incorrect perception.  

Negative effects 

Respondents generally recognised the issues commonly associated with a 

concentrated level of HMOs, including those occupied by students, namely noise 

and poor waste management. Harmful impacts of HMOs were linked by some 

respondents to the seasonality of university academic terms, which lead to acute 

pressure on parking, waste disposal and impacts on neighbouring residents. It was 

recognised by some respondents that the changeover time of student HMOs can 

cause waste issues that can inflict harm upon neighbouring residential amenity, 

and therefore needs to be addressed. 

While parking was acknowledged as being problematic secondary effect of HMO 

development including in areas such as Stoke Park, this was not cited as a key 

issue by all respondents; some landlords stated that their tenants did not demand 

or need a lot of parking. In locations away from UWE, public transport was 

considered to serve properties sufficiently. 

However, it was considered that parking issues could be more associated with 

MoD and other large employers, given the proportion of employees vs the number 

of spaces available on site. Cheswick Village was commented as a location that 

experiences problems with car parking, where there was some consensus amongst 

respondents that this was most likely linked to professionals working at the MoD.  

The quality of HMOs was considered to be variable in South Gloucestershire, 

with Filton identified as having properties of a lower quality than the newer 

properties in developments near UWE.  
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4.2.3 Management of HMOs, including Article 4 Directions 

Current HMO management strategies and systems 

General support for SGC’s HMO licensing scheme was expressed by respondents, 

with the scheme referenced as being straight-forward to access by active 

landlords, having moderate fees when compared to Bristol, and with SGC being 

generally pragmatic in their approach to determining applications and issuing 

licenses. 

In terms of experiences of the planning process and policy, one respondent 

identified that it can be difficult to identify whether an application has a chance of 

getting consent if the data that officers are using to identify HMO concentrations 

or existing amenity issues isn’t available. The respondent stated this can leave 

some prospective developers ‘blind’ to the process and deter smaller-scale 

investors due to the risk of being refused consent. It was also noted that planning 

policy often used in the determination of larger HMOs was in relation to the 

proximity of sustainable transport. 

In relation to the differences between management of HMO tenants, one 

respondent expressed that students are generally easier to manage than young 

professionals, due to specific agreements and the existence of university 

management methods. It was identified that student HMOs are also usually let on 

one joint tenancy per year, whereas professional HMOs are usually individual 

tenancies, requiring a greater burden of management due to turnover of tenants.  

Several landlords expressed that the channels to report bad quality landlords and 

poor-quality accommodation do not exist. There was general scepticism about the 

ability to enforce against landlords, due to insufficient resource and capacity. One 

landlord expressed frustration that they have increasingly less ability to deal with 

anti-social behaviour, with the most effective method previously being the call out 

fee which was removed under the Tenant Fees Act 2019. 

Strong consensus existed over the success of UWE’s new management system, 

which sees students being fined or dispelled following offences or amenity 

complaints linked to HMO properties. The success of this system was attributed to 

the employment of a dedicated police officer. The university’s car parking policy 

was also considered to benefit HMO development as it reduces impact on 

surrounding residential amenity.  

Implementation of an A4D 

Broad consensus existed amongst landlords that an A4D could be too ‘heavy’ an 

approach for SGC in the management of HMOs. It was also questioned whether 

the approach to implement an A4D, as introduced in neighbouring Bristol City 

Council, can be legitimately justified. Linked to this, it was also queried whether 

the Council are seeking to come up with a solution to an issue in which they do 

not have a true and accurate understanding of. 

Concerns were expressed that A4Ds create an artificial housing market and shift 

problems elsewhere, including impacts upon the local highway network as 

occupants are forced to live elsewhere. In the case of SGC, it was questioned how 

well equipped the transport network would be to deal with a larger proportion of 
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people commuting in to UWE or key employment sites, if the supply of HMOs 

were to reduce.  

An additional concern raised by respondents was the potential for greater 

challenge in establishing new HMOs as a result of an A4D, as mortgage 

companies do not typically approve a mortgage until a planning consent has been 

achieved. Landlords would therefore need to front-load investment before consent 

is granted, adding an element of financial risk that could put smaller HMO 

landlords/investors off and be a barrier to entering opportunities. Furthermore, 

some landlords expressed caution that an A4D could have unintended 

consequences, including a market ‘rush’ to increase HMO development in the 

short-term (prior to an A4D coming into place) with a potential shortage of 

accommodation in the longer-term. 

Several landlords agreed that the introduction of an A4D should be the last resort 

and that additional or stronger licensing measures should instead be employed to 

manage HMOs. Additional management measures would sift out ‘rogue 

landlords’ and raise the quality of accommodation. There was consensus that good 

landlords should have no issues with this approach. However, in the event that an 

A4D is enacted by SGC, it was suggested that should be done in a collaborative 

way with landlords so that desired supply of HMOs can be managed; and that any 

A4D and HMO policies should be well communicated by SGC so that their 

repercussions (including the requirement for planning) can be understood by 

current and potential investors. 

Suggested management approaches 

Strong emphasis was expressed amongst some respondents for the need to ensure 

coordination of any future policy approach and potential A4D with 

neighbourhood development plans (NDPs), and Council housing and 

homelessness strategies. It was considered that this would enable ‘joined-up’ 

delivery of accommodation in key areas, particularly if universities are being 

expanded, while recognising the role HMOs play for those on lower incomes. 

The suggestion that planning applications and HMO licenses are streamlined 

together by SGC was raised and supported by several landlords, who expressed 

frustration in the current duality of these processes. It was appreciated by some 

respondents that demand for accommodation at certain ‘price points’ means that 

the highest quality of accommodation is not always feasible, however, that HMO 

licensing requirements should be proportionate. 

In recognition of the common issues attributed to HMO development such as 

parking, waste management and amenity, it was suggested by one respondent that 

the MoD should introduce management measures to help alleviate localised 

parking problems at Cheswick Village. There was agreement by some 

respondents about the suggestion to increase waste disposal allowances of larger 

HMO properties, where this is aligns with the SGC waste strategy. Consensus 

existed amongst respondents over the removal of ‘To Let’ signs adjacent to HMO 

properties as a simple way of improving the street scene. One respondent stated 

that accredited lettings agents are very well placed to deal with issues such as anti-

social behaviour, and that the Council and UWE should work with them to better 

regulate the impact of HMOs. 
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Opportunities for an accreditation scheme were also discussed as a mechanism to 

ensure that good landlords are differentiated. It was acknowledged that SGC have 

run an accredited program previously, however, the perception of some 

respondents was that this only benefitted large portfolio landlords and that it was 

harder to obtain accreditation for smaller landlords. 
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5 Residents Engagement  

5.1 Response to engagement 

In total, 5 respondents attended the local resident engagement sessions held 

between 21 and 4 February 2021. In addition, several emails were received from 

members of the public providing comments around the issue of HMOs in South 

Gloucestershire. These comments have also been taken into account in this 

summary. 

5.2 Summary of feedback 

The summary of points discussed and the feedback provided at the resident 

engagement sessions is themed under three key discussion points: the distribution 

and drivers of HMO development; the positive and negative effects of HMO 

development; and, the management of HMOs including Article 4 Directions. 

5.2.1 Distribution and drivers of HMO development 

Unregulated planning applications / permitted development 

Engagement with residents revealed that in some instances, large 8-bed HMOs 

were progressed by developers without planning permission from SGC, with 

retrospective permission sought. One resident expressed observations that over 

recent months it appeared that several HMO properties are being prepared for 

intensification. It was also considered that COVID-19 ‘lockdowns’ had enabled 

construction to progress on some HMO properties in an unregulated manner, 

which was a cause for concern for neighbouring residents. 

Distribution of major employers / employment 

Broad consensus existed around the presence of industries and major employers 

including Airbus and MoD as contributing to localised demand in the Filton area, 

where it was recognised that there was a mixture of professional and student 

HMOs. The presence of Southmead hospital near to Filton was also identified as 

potential source of HMO tenants. 

Profitability of HMOs for investors 

The profitability of HMO properties for investors was considered by almost all 

residents as a significant driver for HMO prevalence and growth in the SGC local 

authority area. Profitability was attributed to several factors: the ratio of local 

rental values to property value; the ability to intensify properties to increase rental 

yields; and more recently, the temporary removal of Stamp Duty.  

It was estimated that some HMOs in the Stoke Park area are being let out at 

approximately £600p/m per room, creating a yield of £3,000 per month or an 

annual yield of around 9% (subject to fees and taxes) in houses purchased for 

around £400,000. The extra income that can be achieved from sub-division and 

extension to create additional rooms was considered a strong driver for developers 

in this area to create large HMOs. In Filton, it was estimated that HMO investors 

can yield around £24,000 per year. 
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Some residents held the perception that houses, including within the Filton area, 

are not being openly marketed for sale but being offered directly to investors, 

removing the opportunity for families or single households to buy. It was 

commented that investors are willing to pay often £10,000-£15,000 over the 

property asking price, undermining opportunities for other households and with 

the resultant effect that many properties used as HMOs had not fairly entered the 

open market.  

There was specific concern expressed around new developments at Harry Stoke 

being purchased ‘off-plan’ as HMOs and concern that this may occur in relation 

to the proposed Filton Arena/ Filton Airfield development too. Residents 

considered that this rendered properties more challenging to retrospectively 

convert back to family homes when demand changed.  

Article 4 Directions 

Another factor identified by residents was the ‘displacement effect’ of Bristol City 

Council’s recent A4D expansion. This has resulted in a shift in the location of 

new HMO development into SGC wards beyond the extent of the BCC A4D, 

bordering the Bristol City Council boundary. It was considered by one respondent 

that their personal view was that HMO development has appeared to ‘gained 

pace’ in the last year, since the Bristol City Council A4D was expanded. 

5.2.2 Positive and negative effects of HMO development 

While there was some recognition amongst respondents for the role of HMOs in 

providing a form of affordable accommodation, discussion of the positive effects 

of HMO development were limited. Feedback provided within the resident 

engagement sessions focussed heavily on the harmful effects of HMO 

development experienced or perceived by the respondents, discussed thematically 

below. 

Imbalanced communities 

Concern was raised over the concentration of HMOs in residential areas and the 

impact of this on communities. One local resident expressed their view that while 

there had once been initially a ‘good’ balance of HMOs with other housing 

tenures in Stoke Park, however the influx of HMOs in the last 8 years was a 

significant local concern. Here, it was explained that ‘sandwiching’ of houses 

between HMOs has already occurred; and that this was causing some residents 

with families to consider relocating. 

Moreover, one resident’s own surveys within Stoke Park found that within 100m 

of their property, 21% of properties were HMOs. Beyond the count of properties, 

it was identified that due to the number of residents typically residing within a 

HMO, the overall proportion of residents within HMO households was tipping the 

community balance further; that is, it was estimated that around 45-50% of people 

within that 100m of the respondent’s property lived in a HMO. In Filton, another 

resident provided an example of a street of 35 properties where seven are HMOs. 

Concern was raised that this already exceeds the policy threshold of 10% used by 

some councils, and that HMO development needed to be controlled in other 

forms. 
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The transient nature of the student population occupying HMO properties was 

considered to negatively impact the sense of community or social cohesion in 

areas such as Stoke Park and Filton. Others attributed presence of HMO 

development with the degradation of community ‘spirit’. Although it was 

commented that residents have tried to build rapport with some HMO occupants, 

it was felt that this can be short-lived in efficacy particularly with student 

households who often change annually. 

In a similar vein, the perceived community imbalance and gradual loss of families 

within these areas was believed to have a subsequent impact on the provision of 

key services, facilities, and the local high street. Several residents held concerns 

about the threat of closure to schools in Filton due to limited demand for school 

places; a lack of leisure facilities in the Stoke Park area; and a change in type of 

shops and takeaways, which were perceived to serve the HMO population of 

students and young professionals over families. A resident in Filton raised 

concern that small bungalows are being converted to HMOs, losing a valuable 

source of housing stock for older people who still want to live in the community. 

As a by-product of this perceived community imbalance, the exemption of student 

HMOs for Council Tax was expressed as a frustration for residents, as this was 

considered to create a deficit for the local council to deal with the issues 

associated with HMOs. One resident raised the point that Filton has one of the 

highest parish council taxes in the UK. The resident considered that this was due, 

in part, to the high number of students in the parish, and that this (in their view) 

has driven more families away from the area, resulting in greater community 

imbalance and additional availability for HMO conversions.  

Anti-social behaviour 

General consensus existed over the negative effects of HMO development with 

regard to anti-social behaviour. Experiences with noise nuisance were cited, 

however instances of threats of assault, drug abuse and property damage were 

recounted with respect to particular ‘problem’ households. While some of these 

effects were expressed generally, one resident cited 115 complaints made over the 

last two years, relating to just two households. It was commented that the severity 

of such effects has led to the consideration of relocation. The cumulative effect of 

multiple student HMOs in one area was cited by a resident a particular issue, such 

that parties may be occurring simultaneously, exacerbating the level of disruption 

to other residents.  

Car parking and waste 

Nearly all residents raised concerns about the way that car parking and waste is 

managed in HMO properties, and the effects of an intensified residential use.  

Several residents held concern that professionals or students sharing 

accommodation in HMOs has led to an excessive number of cars on-streets and a 

lack of parking for local residents. Parking was identified as an issue particularly 

in Filton, with one resident noting that Northville Road in particular has had such 

pressure for on-street parking that at times, emergency vehicles have not been able 

to pass. In Stoke Park, existing parking restrictions were viewed as effective, 

however it has resulted in multiple cars being inappropriately parked on 

driveways instead. 
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With regard to waste, it was considered that the provision for waste storage is 

often insufficient and that tenants otherwise may not have a good understanding 

of how to manage their waste appropriately. This often resulted in littering and 

harmful visual amenity effects. It was felt that this can create a downward spiral 

in an area. Filton in particular was considered by some respondents to have 

experienced this in recent years, with one resident stating it is nicknamed ‘Filthy 

Filton’ by some. 

Shortage of family housing 

Concern was expressed by some residents about the impact of HMO development 

on the provision of family housing. It was acknowledged that new build houses 

are needed in the Stoke Park area due to housing shortage, however, it was stated 

that if these are purchased by HMO landlords, this removes opportunities to 

address this shortage. It was therefore queried how such development aligns with 

SGC needs for affordable housing. Another respondent suggested that internal 

alterations made to HMOs by developers / landlords means that they are less 

likely to be bought by families and turned back into family homes at a later date, 

exacerbating this issue and contributing to the sense of community imbalance. 

Visual amenity and impact on local physical character 

Impacts of HMO development on visual amenity and character of the built 

environment were also discussed. HMOs were considered in some instances to 

result in the loss of front gardens to facilitate additional off-street parking and bin 

storage. This, alongside exterior alterations or lack of general upkeep to properties 

and gardens by HMO tenants was reported to result in alterations to the character 

of the area. In addition, concern was expressed by one resident that the nature of 

amenities in the area have degraded with HMO development, for example through 

increased low-end corner shops and takeaways which tend to predominantly cater 

for students.  

Residential amenity and welfare 

Some residents raised concern that - particularly for larger HMOs - the quality of 

housing, number of occupants, limited living space and rental prices were a cause 

for residential amenity and health concerns for occupants. The subdivision of 

houses to maximise the number of bedrooms was considered to be negative for 

residential wellbeing, which had been particularly compounded by Covid-19 

lockdowns.  

5.2.3 Management of HMOs, including Article 4 Directions 

Most residents felt that the number of HMOs, including small HMOs, is not well 

understood by SGC; and there were perceptions that this was being 

underestimated. However, it was recognised by some residents that the issue is 

only in some parts of South Gloucestershire (such as Filton and Stoke Park), and 

there is subsequently a lack of awareness amongst other communities in South 

Gloucestershire about the need for HMO management. 

Overall, there was a view that current HMO management measures employed by 

SGC were largely reactive or ‘firefighting’, which was considered by residents to 

be a resource intensive approach. The overarching concern expressed by many 
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respondents was that the effects of HMOs have become greater than the ‘sum of 

their parts’; and that new or additional management measures, policy approaches 

and/or an A4D are therefore required to manage existing HMOs and regulate 

future growth. 

Key points raised in relation to existing HMO management are discussed below, 

followed by proposed measures suggested by residents. 

Existing management measures 

Consensus existed over the success of UWE’s approach to community liaison and 

student sanctions, which was considered by several residents to manage negative 

impacts of HMOs (litter, anti-social behaviour and parking issues) and reduce 

conflicts with neighbouring residents. A noticeable improvement in harm over the 

last two years was associated with this system, however prior to that, some 

residents held the perception that UWE did not have adequate management in 

place and did not address resident complaints sufficiently. In comparison, some 

residents believed that the Council’s approach to community engagement in 

relation to HMOs was both bureaucratic and slow; and letting agencies and 

landlords often do not act following complaints from the local community 

associated with HMOs. 

The interaction of SGC planning and HMO licensing departments was raised by 

some residents as being too siloed. It was perceived that planning decisions are 

too black-and-white, and do not look holistically at the whole picture of the 

impact HMO development has upon amenity and wellbeing of communities. 

Concern was raised by residents where there have been some instances of licenses 

being granted despite planning permission not being granted (possibly relating to 

5 – 6 bed properties).   

The issue of retrospective consent was of particular concern, where it was felt that 

SGC does not sufficiently enforce against breaches of planning permission. There 

was also concern raised that the expansion of existing HMOs is not given 

sufficient consideration, in terms of the cumulative impact such expansions may 

have on a community and on the residents of the HMOs themselves. Specific 

reference was also made to one case, in which enforcement action was considered 

ineffective.   

It was considered by some residents that there was often poor uptake of waste 

management measures, for example where landlords do not register for an extra 

bin despite allowances for this, instead they unfairly pass such costs onto the 

tenants. Parking restrictions in the Stoke Park area were considered to be quite 

effective by one resident. 

Proposed planning policy and HMO management measures  

Planning conditions and standards 

Several residents provided suggestions for increased planning conditions or 

standards for HMO properties. It was suggested by one resident that conditions to 

require additional waste bins for HMO properties be employed, with a holistic 

approach to HMO developments for waste collection being adopted by Council 

departments. One respondent stated that new build properties should be 
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constructed with conditions and covenants to prevent their change of use from C3 

to C4/Sui Generis within 10-15 years of their first occupation, to prevent well-

established landlords purchasing ‘off plan’ HMOs.  

Planning policy amendments 

Several residents raised concerns that the current planning policy for HMOs is not 

robust enough to manage the impacts associated with HMO development or 

provide sufficient good practice guidance. Recommendations for planning policy 

made by residents were to: 

• Include provisions that would prevent HMO intensification through sub-

division of rooms;  

• Introduce an HMO threshold concentration policy (both 5% and 10% were 

suggested as a suitable approach); and 

• Include a ‘sandwiching’ policy to limit HMO development and harm.  

As part of this discussion, concerns were expressed by several residents that 

existing concentrations in Cheswick Village, Stoke Park, Stoke Gifford and Filton 

are already much higher (with an anecdotal estimate of between 60-70%). 

HMO licensing  

With regards to HMO licensing, it was suggested by some residents that licenses 

could be more expensive, given that that current rates within South 

Gloucestershire are very low compared to other local authorities such as Bristol. 

However, others called for a review of the modelling for HMO license provision, 

to ensure that there are not streets with excessively high numbers of HMOs such 

as Slade Baker Way in Scholars Chase. It was suggested that this would also 

help prevent eroding the balance of communities and availability of housing stock 

for affordable housing.  

It was also suggested that the Council should place greater accountability on 

landlords to ensure good behaviour, maintenance and respect within residential 

areas, and outline that licenses can be revoked due to persistent bad management 

of HMO properties. 

Implementation of an A4D 

Several residents expressed support for reviewing the possibility for an A4D to 

manage harmful growth of HMO development. However, concerns were also held 

that an A4D would not resolve issues or benefit residents within areas with 

existing, established HMOs in high concentration. Comments were raised that an 

A4D might also hinder the ability to sell properties in the future, with private 

buyers likely not interested and a deterrence by investors not able to have an 

HMO. The issue of an increased number of applications for HMOs in advance of 

the implementation of an A4D was also expressed as a likely effect.  

Some residents suggested a ‘moratorium’ on new HMO development until an 

A4D is in place, where no more licenses or planning applications should be 

granted until the number of HMOs was better understood.  
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Other measures  

Other suggestions raised by residents included encouraging UWE to construct 

more PBSA, to reduce levels of demand for student HMOs. It was suggested that 

universities should not be allowed to expand their intake without being able to 

accommodate the students on Campus, or at satellite sites with a dedicated bus 

service. 

With regard to parking, there was some support for greater adoption of parking 

restrictions, including double yellow lines in affected areas or introduction of a 

Residents Parking Zone, to prevent on street parking and careless parking. It was 

suggested by residents that such measures should be located in areas adjacent to 

UWE and in Filton.  

Some respondents felt that HMO landlords should be charged business tax rates 

by the Council, as it is considered that these are effectively a profit-making 

business that should be subject to such financial regulation. 

Finally, one respondent felt that SGC should join forces with other local 

authorities experiencing issues with HMOs to lobby central Government. It was 

considered that the national planning and licensing rules result in impacts to these 

authorities and that the central Government should provide funding to help 

address the effects. More local control on the issue was seen as desirable.  
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6 SGC Officer and UWE Engagement 

6.1 Response to engagement 

In total, 4 meetings were held with SGC officers. These meetings were with the 

following SGC services/departments: 

• Climate change 

• Development management 

• Planning policy 

• Homelessness / HomeChoice and Equalities and Diversity (joint meeting) 

In addition, 2 meetings were held with representatives of UWE. This included an 

initial meeting with the Assistant Director of Estates and a follow-up meeting with 

the Travel and Access Manager and the deputy Head of Security and Community 

Liaison. 

6.2 Summary of feedback 

The purpose of the meetings with the SGC officers and UWE was to understand 

the existing context of their work in relation to HMOs, including any particular 

strengths or challenges they experience, and to identify opportunities for any 

updated HMO planning policy to align with their priorities or ambitions. In doing 

so, this engagement sought to create a holistic understanding of the existing 

context of HMO regulation in South Gloucestershire and to identify any important 

considerations for a potential policy approach and its eventual implementation. 

The key points discussed in the meetings are set out below: 

Climate change 

• The distinction between licensing requirements e.g. Energy Performance 

Certificate (EPC) and planning policy. 

• The lack of agency for HMO tenants to impact upon fabric of the HMO and its 

EPC rating; such intervention is for landlords. 

• Limited ability to apply energy efficiency policies to change of use 

development. 

• Scope for SPD to act as a signpost to good design policies and encourage 

energy efficiency measures as part of HMO works. 

Development management 

• Experiences to date of development management officers in determining 

HMO applications. 

• Implications of an A4D and possible policy approaches on the determination 

process. 

• Need for consistency with other policy documents and SPDs. 



  

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

Appendix C Stakeholder Engagement Report 
 

  | Issue | 12 March 2021  

\\GLOBAL\EUROPE\BRISTOL\JOBS\279XXX\279292-00\4.50_REPORTS\6. BUSINESS CASE (TECHNICAL A4D REPORT)\APPENDIX C STAKEHOLDER ENGAGEMENT 

REPORT\2021.03.12 APPENDIX C STAKEHOLDER ENGAGEMENT REPORT NO TRACKS.DOCX 

Page 24 

 

• The utility and scope of a good practice checklists for HMO developers within 

the HMO SPD. 

Planning policy 

• The scope of the HMO SPD taking into account the existing overarching 

policy PSP39. 

• Options for policy approaches such as ‘sandwiching’ or ‘concentration’ 

policies. 

• Importance of clearly explaining the role and purpose of an A4D. 

• Reference to other SPDs currently in development by SGC. 

• The scope of a good practice checklist within the HMO SPD. 

• The potential efficacy of other management measures (outside of A4D or 

planning policy) to address concerns about HMOs. 

Homelessness / HomeChoice and Equalities and Diversity (joint meeting) 

• Impact of Covid-19 on homelessness within South Gloucestershire. 

• Drivers of homelessness in South Gloucestershire. 

• Existing SGC role in addressing homelessness and existing strategy. 

• Relationship between overcrowding and health outcomes, and proportional 

effects of homelessness on different communities within South 

Gloucestershire. 

• Role of HMOs with regard to housing affordability. 

UWE  

• Recent trends around supply and demand for accommodation amongst 

students, both on-site and off-site. 

• Existing initiatives within UWE for addressing some of the issues associated 

with HMOs or which affect neighbouring communities to UWE such as 

parking, waste and anti-social behaviour. 

• Existing and planned strategy around transport/parking at UWE site and 

existing mechanisms for engaging with other large employers in the area. 
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7 Summary  

This report has summarised the stakeholder engagement undertaken as part of a 

research study on HMOs in South Gloucestershire, which will inform the 

preparation of an SPD and business case for the introduction of one or more 

Article 4 Directions (A4D) on behalf of SGC. It has set out the methodology for 

engagement, which sought the views of key stakeholders involved in or affected 

by HMO development, namely landlords, UWE, Councillors, letting agents and 

residents along with SGC officers who implement and administer the licencing, 

occupation and control of HMOs through the various statutory and regulatory 

functions undertaken by the Council.  

In summarising the feedback received by these groups, it is evident that there are 

different views and experiences of HMO development in South Gloucestershire, 

both within individual groups and between the groups engaged with. This 

exemplifies the complexity of issues surrounding HMO development. It is clear 

from the feedback that within South Gloucestershire, the drivers of HMO 

development are attributed to a combination of local factors including student 

population growth, concentration of major employers and attractive investor 

opportunities. Engagement also demonstrates that the experiences and perceptions 

of benefits and harm associated with HMOs may differ among communities / 

stakeholder groups. This is further reflected in the feedback provided on what 

would constitute the most effective or appropriate approach for further regulation 

and future management  

The feedback received through the stakeholder engagement sessions will be 

considered as anecdotal evidence alongside the analysis and mapping of HMO-

related datasets, to help build a comprehensive and holistic understanding of 

HMOs in South Gloucestershire. It will particularly assist in understanding where 

there is alignment or disjuncture between the quantitative evidence base and the 

lived experiences of local communities and HMO developers. This will help to 

inform the content of the draft HMO SPD, as well as form part of the analysis and 

subsequent recommendations of the A4D Business Case Report. Further, formal 

consultation will be carried out by SGC on the draft HMO SPD and as part of the 

implementation of an A4D, if one is to be pursued in South Gloucestershire.  

 




