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1 INTRODUCTION: PLANNING AND LEGAL CONTEXT

1.1 Houses in multiple occupation (HMOs) play an important role in Northampton,
providing affordable accommodation for a range of people including students, key
workers, young professionals, migrant workers and transient workers. There are
local plan policies in place which require the provision of houses in multiple
occupation.

1.2 However, evidence shows that there are issues associated with areas with
high concentrations of HMOs. Loughborough University prepared a study on HMOs'
as part of the evidence base required to progress the Northampton Local Plan Part 2
and it concluded that areas of high concentration can have an adverse impact on the
physical character of the area affected, as well as the wellbeing of occupants and
residents.

1.3  Planning permission is not required to change the use of a dwelling house
(use class C3) to a HMO for 3 — 6 unrelated people who share basic amenities (C4).
This is known as a Permitted Development Right (PDR). However, in exceptional
circumstances, a Local Planning Authority can remove the PDR by introducing an
Article 4 Direction. These exceptional circumstances include evidence that clearly
demonstrates that the removal of the PDR s justified.

1.4  Northampton currently has four Article 4 Direction Areas? associated with
HMOs. They cover Sunnyside Ward, St David’'s Ward, Obelisk Ward, Northampton
North and Central, parts of Far Cotton and Delapre and parts of Cliftonville.
However, the Loughborough Study recommended that the Article 4 be extended to
cover the whole borough partly because the problems associated with areas of high
concentrations of HMOs are moving into the areas not currently covered by a
Direction. Evidence gathered to date, including those undertaken by Northampton
Borough Council’s Private Sector Housing, confirmed that a Borough wide Article 4
Direction is justified.

1.5 On the 16" October 2019, the Council’s Cabinet agreed to consult on the
proposal to make an Article 4 Direction for the rest of Northampton Borough, in areas
not currently covered by an HMO Direction.

2 CONSULTATION

a Consultation Exercise

2.1 The Council consulted on the making of the Article 4 Direction on the 14t
November 2019, for a period of 21 days, ending at 5pm on the 5" December. The
following were carried out as part of the consultation:

1 https://www.northampton.gov.uk/downloads/file/11015/02-houses-in-multiple-occupation

2 https://www.northampton.gov.uk/info/200206/planning-applications/986/permitted-development-rights---
article-4-directions
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2.2

Statutory consultees were sent copies of the consultation documents by
special delivery

Non-statutory consultees were sent copies of the consultation documents by
first class mail or by email

Consultation documents were placed on the Borough Council’s website

A press release was placed on the Borough Council’s website

The Notice of Making was published in the Northampton Chronicle & Echo
Copies of the Notice of Making, the Direction and the map were sent to the
Secretary of State

Copies of the Notice of Making, the Direction and the map were placed in the
One Stop Shop and the Northampton’s Guildhall for inspection during office
hours

In addition, Council Officers did a presentation, followed by a Question &

Answer session, to the Northampton Landlords Forum on the 19t November 2019.
The Forum was briefed on the proposal and its timeline.

b

Consultation Responses

2.3

A total of 12 respondents made comments (one of which was received after

the deadline) on the proposal to extend the Article 4 Direction for HMOs to areas not
currently covered by a Direction. The responses received are summarised below:

Ref Respondent | Organisation/ | Comment Policy response
Sector (where
specified)
0001 | P Strachan Growing This is less of an issue in the | Noted.
Together East. It will play well in
places like Semilong and the
Mounts.
0002 | M Pritchard Support the increase of Support welcomed.
MBE planning permission for
smaller houses to be
included when their use is
for HMOs
Many occupants will have a | Should the Article 4
car which increases parking | Direction be confirmed
problems. Just because and it comes into
they are near a good bus effect, planning
route will not stop individuals | permission will be
having a car determined against the
HMO Supplementary
Planning Document
which contains a
principle on parking.
Scale of map is too small. Northampton East is
Hope Northampton East is included.
included
0003 | KHuewen Landlord Fully support the Support welcomed.
implementation of requiring
planning permission for all
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HMOs across the whole
region. Uncontrolled PDR
for HMO properties is, at
best, unwise and at worst, a
local disaster for
neighbouring properties
and/or communities.

0004 | P F Mills Resident Urge the Council to adopt Permitted development
the practice of all HMOs rights is a mechanism
requiring planning imposed by Central
permission regardless of Government. PDR is
size and action currently in place for
change of use from
dwellinghouse to an
HMO for 3-6 unrelated
people. This
consultation relates to
the removal of this
right. Change of use
from dwellinghouse to
larger HMOs do
require planning
permission.

Refuse permission where Evidence shows that

other HMOs are present the concentration of

within 250 metres of another | HMOs can be
effectively managed by
the introduction of a
threshold — which
currently specifies 1
10% HMO within a 50
metre radius.

Better investigation into Licensing is continually

unlicensed HMOs managed by Private
Sector Housing.

Current level of HMOs The proposal to extend

unacceptable for long term the Article 4 Direction

residents. Dramatic decline | to the rest of the

in living standard, including borough will, if

dangerous and illegal confirmed, allow the

parking, noise, fly tipping Council to manage the

and general street filth. concentration of HMOs

Short term tenants do not and their amenity

have the same level of spaces by ensuring

investment in their that planning

environment as others. The | applications are

number of HMOs permitted | determined in

prevents would be accordance with

purchasers of solid updated planning

traditional properties from policies.

buying a decent home

0005 | F Hafesji Resident Delighted if Article 4 would The proposal is to

be introduced across the
Mounts. Seen the decline of

extend the Article 4 to
all areas within
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this area. Car parking and
littering is also a huge issue

Northampton Borough
that are not currently
covered by an Article 4
Direction for HMOs.

Support welcomed.

0006 | C Scanlan Tougher and thoughtful The proposal to extend
decisions required. In all the Article 4 Direction
streets, there are HMOs to the rest of the
adjacent to family homes. borough will, if
These have been purchased | confirmed, allow the
at significant cost and are to | Council to manage the
be family homes. Helps concentration of HMOs
maintain integrity of an area | and their amenity
and keep anti-social spaces by ensuring
behaviours at a lower level. | that planning
Many areas have parking, fly | applications are
tipping and litter issues determined in
turning neighbourhoods into | accordance with
unsightly areas. updated planning
policies.

Live adjacent HMO and it Noted.

has never impacted in a

negative way — well

maintained and parking

provided for tenants

Ensure that HMOs are nota | The proposal to extend

cheap way for the Council to | the Article 4 Direction

reduce the possibility of a to the rest of the

further housing crisis at no borough will, if

cost to them. Or a way for confirmed, allow the

bad landlords to make Council to manage the

money quickly with little concentration of HMOs

involvement in the and their amenity

community where they are spaces by ensuring

purchasing property that planning
applications are
determined in
accordance with
updated planning
policies.

0007 | L Houston Agree that such planning Support welcomed.
permission should be
required throughout the
whole borough

0008 | H Hughes Agree with the Support welcomed.
recommendation that the
introduction of a borough
wide Article 4 Direction
should go ahead

0009 | G Youens Duston Parish | DPC fully supports the Support welcomed.

Council

proposal. HMOs cab cause
problems such as parking,
noise and high amounts of
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rubbish

0010 | M Rahman Borneo Martell | Responded on behalf of The comments do not
Turner clients — the response refers | relate to proposal to
Coulston to the Article 4 Direction but | withdraw permitted
the comments relate to the development rights for
public consultation on change of use from
borough wide Licencing of dwellinghouses to
Landlords under section 80 | HMOs for 3 — 6
Housing Act 2004 unrelated persons.
They relate to a
previous consultation
undertaken by Private
Sector Housing.
0011 | P Mulvihill Woodland The community fully Support welcomed.
Residents supports the proposal
Association
Bringing HMOs within the Noted.
planning system will help
promote a decent system of
providing affordable housing
for needy people, if linked to
rent controls
Late response
0012 | R Webber Resident In favour of an Article 4 Noted.

Direction being introduced in
Upper Mounts. Too many in
the area and the Article 4
would help redress the
balance in this mixed area
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APPENDIX 1:
ADVERT IN THE NORTHAMPTON CHRONICLE AND ECHO

]

[ worTHAMPTON BORCUGH CoUNGR. |
TOWHN AND COUNTRY PLANNING (GENERAL
| PERSITTED DEVELGPMENT) [ENGLAND)

ORDER 2045 A5 AMENDED
WOTICE OF MAKING OF DIRECTION UNDER
ARTICLE 4(1)
HOTIGE 15 GIVEM it Madhamplon Baraugh
i{Councl (ha Counci™) have made a Direcion
urés arficle 4(1) of he Town and Couniry
Flanning {Geieral Permitied Davelopment) Qrder
2015 {62 smended) | the Order”)
The Diraction was made on 78 Novenber 2099
and will Gome inte force, subjact ba canfirnation by |
& Councl, am 137 Mavembsr 2020,
The Divection agplies In davalopment consking or|
a change of the uss of & buiding ang any lamd |
within s curlilape fa & use faling within Class C4 |
[hauses in musiple cocupston] of the Schedule o
The Town and County (lise Classes) Crder 1987 |
e amendsd) from = use falling wilhin Glass 03
(dslingiauaes ) of the Schedule to fha Town and
Country (U2 Classes) Onger 1987 (as amendad),
bang development compriasd within Class L of
Farl 3 of Scheduls 2 to ihe O, witin tha
Couned Baundary, aiduding oxsing Cieciong
wnder Adicke  A(1h v housas In mulipla
occupation
Tha Bffect of tha Direclion is that e pamission
grantad by artiche 3 of the Order shall nat apply o
=uch devalapment and sueh develpemant shesl not
b camied oul vifin thet area unkess anning
pemigsion ie prnled o an apmcstion made
wrler Pan 81 of Ine Toem ardd Country Fienning
Act 1850 [ amancad]
Ay objeclions o represenlztions concesning Bis
Diraction should ke subnsbed in-wriing o he
Planning Folicy & Harlage Msnager, Flarning
Saervices, Morthampian Borough  Coundl, The |
Guidhall, 31 Giles Square, Norhampinn NN1 1DE
{RetMon - Immedisle Arcle 4 Diregion] or by
i planningpalcygncetmmpion gevuic
2019 and ne laler than
S0 pin en 5 Dmcambar 2018
A copy of tha Dreclian and & plar showing the
are ko which il relates may bo seen 3 the offices
of e Coungl =t fiz Ona Stop Shop. The
Gulidhal, Bi Giles Squars, Marthamplon during
normal ofica haurs,
Franms  Fermanges  Borough  Seoutary &
Manilaring Oficer Slodhamaton Horough Courick
The Guichall S Giles Square Marthamplon BNNT
10E .
Slgred: e il

Diaried: 7™ Movember 7019
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APPENDIX 2
PRESS RELEASE ON THE BOROUGH COUNCIL’S WEBSITE (first page)

o C
M NORTHAMPTON
ﬂDROUﬂi{JIINEII

Views sought on Borough-wide
control of multiple occupancy
housing

Published: Friday, 15 November 2019

Northampton Borough Council is consulting on a proposal that would
mean all property conversions to houses in multiple occupation (HMOs)
anywhere in the borough would require planning permission.

Currently, permission is only required to convert dwellings inte small HMOs for three to sk unrelated
people sharing basic amenities in Sunmyside, 5t David’s, Obelisk, Morthampten Narth and Central,
parts of Far Cotton ate] Delaprd and parts of Cliftarville wards, In planning terms, this s known as an
Article 4 Direction,

All other areas in the barough fall under a permitted development right, which allaws comversiontoa
small HMO to take place without planning permission, If a borough-wide Article 4 Direction is agreed,
this permitted development right would cease.

The conversion of a house to a larger HMO, far seven or more unrelated people, already requires

planning permission.

The introduction of a borough-wide Article 4 Direction was a recemmendation made ina 2018 study
of HMOs produced on the Council's behalf by Loughborough University.

The study outhined the issues associated with the presence of too many HMOS in parts of
Maorthampton, including fly tipping, an excess of parked cars and general poor upkeep of properties,

It concluded that a borough-wide Article 4 Direction could reduce the over concentration of HMOs in

areas just outside the boundaries of areas already covered by Article 4 Directions.

The Council would also be better able to regulate and effectively plan for the distribution of HMOs
across the wider Borough, as well as ensure that high quality and well managed HMOs are available,
the study suggested.

The consultation closes at Spm on 5 December 2017, i a boreugh-wide Article 4 Directian s
established, it will come into force on 13 Movemnber 2020

https:/iwww.northampion, gov uk/news/article/3040/views- sought-on-borough-wide-c...  18/11/2019
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APPENDIX 2
PRESS RELEASE ON THE BOROUGH COUNCIL’S WEBSITE (second page)

Views sought on Borough-wide control of multiple occupancy housing | Northampton... Page2 of 2

Consultation documents can be viewed on the planning web pages and comments should be
submitted via email or in writing to Planning Policy, Northampton Borough Council, The Guildhali, St
Giles Square, Northampton, NN1 1DE.

Useful links

More articles in the news archive

b o}
m NORTHAMPTON
BOROUGH COUNCIL

10| Page




