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What we will be focusing on

PART ONE

• HMO licensing and current position

• Discussion – the positives, negatives and 
unintended consequences of  licensing

PART TWO

• Additional HMO Licensing proposal 

• Discussion – the effect of  implementing                          
(or not implementing) the designation,                                     
and consideration of  alternative options



Part One – HMO Licensing                        
and the current position



HMOs help meet housing need

• Half  the weekly rent of  self-contained, 

one-bedroom accommodation

• Single people under the age of  35 are 

limited to the Shared Accommodation                                                                                          

Rate when claiming Housing Benefit

• HMOs are ideally suited to people who 

are on a low income and/or looking for 

low cost accommodation



Legislation affecting all HMOs

• Housing Act 2004

• HMO Management Regulations                                             

• Conditions assessed using Housing  

Health & Safety Rating System (HHSRS)

• Amenity standards

• Overcrowding

• Fire safety



Licensing of  HMOs

• MANDATORY – HMOs occupied by 5                                  

or more persons forming 2 or more                     
households and sharing some facilities

• ADDITIONAL – All 2 storey HMOs that                         

are in the designated area and are 

occupied by 3 or more persons                                              

forming 2 or more households and 

sharing some facilities



Licensing of  HMOs

• Suitability of  the HMO for the                                    

number of  occupiers

• Suitability of  the facilities (toilets, 

bathrooms, cooking facilities, etc)

• Suitability of  the landlord and/or 
managing agent to manage the HMO

• Suitability of  current arrangements                        

for the management of  the HMO



Conditions attached to licence

• Produce annual gas safety certificate

• Keep all furniture and electrical 

appliances in a safe condition                                                

• Install smoke alarms and maintain 

them in good working order

• Provide tenants with a statement of  

their terms of  occupation



Conditions attached to licence

• Restrict the use or occupation of                      
parts of  the HMO

• Take reasonable steps to prevent                         
or reduce ASB by persons occupying 
or visiting the HMO

• Carry out works and/or provide facilities

• Minimum room sizes of  6.51m2  for one 
person and 10.22m2 for two persons. 
[Rooms less than 4.64m2 may not be used to sleep in]



Failure to license an HMO

• Committing an offence and could face                      
an unlimited fine plus costs or  a civil 
penalty of  up to £30,000 per offence 

• Council must make an Interim 
Management Order if  it is unable to                                       
grant an HMO licence or it revokes                          
an HMO licence

• Rent Repayment Orders can be                          
issued against the landlord



Failure to license an HMO

• If  a licensable HMO is operating 
without a licence, any Section 21                                        
Notice served on the tenant(s)                      
will be invalid

• If  the Council is satisfied that any 
owner has threatened to evict the 
occupiers to avoid the licensing 
requirements, it can make an                                  
Interim Management Order 



Breaches of  licence conditions

• It is a criminal offence to allow an     

HMO to be occupied (without a 

reasonable excuse) by more                           

persons than it is licensed for

• It is a criminal offence to fail to meet 

the HMO licence conditions and, if                                                                    

the breach is serious or persistent,                   

the HMO licence may be revoked 



Revoking an HMO licence

• The Council may revoke the licence if  
it considers the management of  the 
HMO to be unsatisfactory or the HMO 
is no longer suitable to house the 
number of  occupiers

• Unless it grants a new HMO licence, 
the Council will make an Interim                                                            
Management Order, to enable the 
occupiers to continue living there



Current position in Northampton 

• Fees and Charges Policy

• Housing Enforcement Policy

• Civil Penalty Policy

• Article 4 (Planning)

• Additional HMO Licensing Scheme 

(matches the original Article 4 area)



Fees and Charges Policy

• Fees and charges meet the cost of  the 

service or process

• Minimum burden on general taxpayer

• Reduced costs for responsible 

landlords and businesses

• HMO licensing fees cover the cost of  

administering the licensing scheme 



Housing Enforcement Policy 

• An ‘offender pays’ approach 

• Robust, targeted enforcement

• A professional, intelligence-led 
approach to enforcement

• Trust and self-regulation for 
responsible businesses

• Creating a level playing field for 
landlords and businesses 



Article 4 Areas

• To ensure a balanced community and 
protect the character of  an area

• Supports the change of  use, but in a 
way that avoids a concentration of  
similar uses or any adverse impact on 
the area’s character and amenity

• Planning permission will not be given  
for a change of  use to an HMO if  more 
than 15% of  the dwellings within a 50m 
radius of  the application are HMOs



Current scheme

• Northampton’s current                                     

Additional HMO Licensing                                         

Scheme came into force                                 

on 3 November 2014 and                                                             

operates for 5 years

• The current scheme will                                  

end on 2 November 2019



DISCUSSION

(1) What are the positive impacts of                                        
HMO licensing?

(2) What are the adverse impacts of                            
HMO licensing?

(3) What might be the unintended 
consequences (positive and 
negative) of  HMO licensing?



Part Two – Additional HMO                                   
Licensing proposal



Proposed Additional HMO 
Licensing Scheme (Nov 2019)



Reasons for proposed designation

• The demand for private rented 

housing has increased significantly 

and, for some people, HMOs are the 

only housing option available to them

• There has been a sharp rise in the 

number of  HMOs around the site of  

the University’s Waterside campus 

and in other parts of  the borough



Reasons for proposed designation

• High concentrations of  HMOs can 

adversely affect the local community

• The safety and wellbeing of  tenants 

and local residents must be protected 

• All landlords must be accountable for 

the condition of  their rented housing                                                       

and the behaviour of  their tenants



Benefits of  proposed designation

• Problematic HMOs and landlords                         
can be targeted

• Burden on the taxpayer is reduced                        
because the income received from                                
licensing fees covers the cost of  the 
Additional HMO Licensing Scheme

• The Council is able to maintain a 
comprehensive database of  landlord 
contacts in the event of  issues arising



Benefits of  proposed designation

• Able to control maximum number of  

occupants (keeping tenants safe and 

reducing the impact on communities)

• Able to identify all licensable HMOs                                

in each landlord’s portfolio (because 

licensing is compulsory)



Benefits of  proposed designation

• Criminal landlords who have been 

convicted for housing offences, fraud 

or violence / sexual offences will not 

be granted an HMO licence because 

they are not a ‘fit and proper’ person

• A more co-ordinated approach to 

housing enforcement through 

effective joint working with partners



What the proposed designation will include

• All types of  HMO that have 3 or                            
more persons in 2 or more           
households (irrespective of  the                                         
number of  storeys) 

• Self-contained flats that are                                
HMOs (mainly tenanted)

• Wards that have a high                           
concentration of  HMOs 

• Streets that have a significant                               
(confirmed) presence of  HMOs



What the proposed designation will include

• Wards and streets with evidence                        

of  noise, ASB and unacceptable 

behaviour of  tenants

• HMOs that are located above 

commercial units – reducing                                                    

“secret occupation” by                                     

employees or the letting of  

inappropriate storage space



The evidence we considered

• Northampton’s HMO register

• Currently 844 licensed HMOs                                      

(457 Mandatory; 387 Additional)

• All HMOs operating in the existing                                                            

Additional HMO Licensing area 



Northampton’s               
HMO Register



The evidence we considered

• The location of  the 1,121 HMOs                           
that are exempt from council tax 
because they are occupied by 
qualifying students

• Increased landlord investment in                
areas close to the location of  the                                                 
University’s new campus 

• The continued use of  the HMOs                                            
situated in the areas around the 
University’s original site                           



Student exemptions 
(council tax)



The evidence we considered

• The location of  the 426 properties                                 

for which planning permission was 

sought to operate them as an HMO                                               

• Investors are purchasing properties 

outside the existing Additional HMO 

Licensing designation area

• Unauthorised developments still                                  

taking place in the Article 4 areas 



HMO planning 
applications 2011-19



The evidence we considered

• The location of  the properties that 

were the subject of  the 2,608 noise 

complaints made to Environmental 

Services between 2014-19

• A significant proportion of  these  

noise complaints related to HMOs



Complaints about 
noise (2014 – 19)



The evidence we considered

• The location of  the properties that 

were the subject of  1,357 complaints 

made to Environmental Services 

about rubbish sacks and the 

accumulation of  refuse in gardens, 

between 2014 – 19

• Many of  these complaints about                          

rubbish and waste relate to  HMOs



Complaints about                 
garden rubbish (2014 – 19)



The evidence we considered

• The location of  the 1,067 fly-tipping 

incidents reported to Environmental 

Services between 2014 – 19

• Many of  these fly-tipping incidents 

occurred in and around HMOs



Complaints about fly-
tipping (2014 – 19)



The evidence we considered

• Amalgamation of  all the data helped us 

identify the wider geographical area 

the new designation should cover

• It is therefore proposed that the new 

Additional Licensing designation 

encompasses the existing area and 
extends to a bigger part of  the borough



Amalgamated data



The intelligence we considered

• For the last 3 years, the Housing 
Enforcement Team has been 
operating an intelligence-led 
approach to enforcement 

• This intelligence has identified                                            
960 ‘properties of  interest’

• A significant number of  HMOs                                 
are operating without a licence

This data has been included in 
a separate amalgamated slide



Approval process and key dates

• Consultation ends on 14 July 2019

• Recommendation is considered by               

the Cabinet on 24 July 2019

• If  Cabinet approves a designation                                                                                            

on 24 July 2019 and it is signed by                              

2 August 2019, it will come into                             

force on 3 November 2019



DISCUSSION
(1) What will happen if  we implement 

the proposed designation?

(2) What will not happen if  we implement 
the proposed designation?

(3) What will happen if  we do not                                 
implement the proposed designation?  

(4) What will not happen if  we do not                                 
implement the proposed designation?

(5) Are there alternatives that we could 
consider to deliver the outcomes?











Private Sector Housing Contact Details 

pshs@northampton.gov.uk

Consultation Response Details

hmolicensingconsultation@northampton.gov.uk
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