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Glossary
Article 4 Direction – allows an authority to withdraw the ‘permitted development’
rights that would otherwise apply by virtue of the Town and Country Planning (General
Permitted Development) Order 1995 as amended. An Article 4 Direction does not
prevent the development to which it applies, but instead requires that planning
permission is first obtained from the local planning authority for that development.
Basic amenities - The full definition of a HMO is contained within sections 254 - 260
of the Housing Act 2004. Within this, basic amenities means:
a.
b.
c.

a toilet,
personal washing facilities, or
cooking facilities.

Dwellinghouse – does not include a building containing one or more flats, or a flat
contained within such a building (General Permitted Development Order 1995).
Flat – a separate and self-contained set of premises constructed or adapted for use
for the purpose of a dwelling and forming part of a building from some other part of
which it is divided horizontally (General Permitted Development Order 1995).
General Permitted Development Order 1995 - sets out classes of development for
which a grant of planning permission is automatically given, provided that no restrictive
condition is attached or that the development is exempt from the permitted development
rights.
Habitable room - Habitable rooms are all rooms except hallways, bathrooms, WCs,
laundry rooms, storage cupboards and kitchens that are not large enough to be
considered to be a dining/kitchen.
House in multiple occupation - The full definition of a HMO is contained within
sections 254 - 260 of the Housing Act 2004. In general terms, a HMO can be any
one of the following:
1.
2.
3.

(1)

A shared house lived in by people who belong to more than one family sharing
one or more basic amenities.
A house in bedsits lived in by people who belong to more than one family and
who share one or more basic amenities.
An individual flat lived in by people who belong to more than one family sharing
one or more basic amenities.

House in Multiple Occupation Class C4 - Use of a dwellinghouse by not more than
six residents as a “house in multiple occupation” (Town and Country Planning (Use
Classes) Order 1987). Class C4 is defined as covering small shared houses or flats
1

The full definition of a family is contained within section 258 of the Housing Act 2004. To be of
the same family, the occupants must be married to each other, live together as husband and wife,
live together in a same sex relationship, or be related to each other, such as a parent, grandparent,
child, grandchild, brother, sister, uncle, aunt, nephew, niece or cousin.

4
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occupied by between three and six unrelated individuals who share basic amenities
(such as a kitchen and bathroom). Small bed-sits are classified as C4. A property
containing the owner and up to two lodgers does not constitute a house in multiple
occupation. To classify as a house in multiple occupation a property does not need
to be converted or adapted in any way (Circular 08/2010).
Large house in multiple occupation - Houses in multiple occupation with more than
six people sharing are unclassified by the Use Classes Order and are therefore
considered to be ‘sui generis’, (a class of its own).
Self-contained unit of accommodation - a self-contained unit of accommodation is
where all the rooms (including kitchen, bathroom and toilet) in a household's
accommodation are behind a single door which only that household can use. (CLG,
definition of general housing terms). i.e. a unit in which all three basic amenities are
available for the exclusive use of its occupants.
Use Classes Order 1987 (as amended) - puts certain, but not all uses of land and
buildings into various classes known as ‘Use Classes’. The Use Classes Order was
amended on 6 April 2010 to introduce a definition of small houses in multiple occupation
into the planning system, Use Class C4.
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Introduction
1 Introduction
1.1

This Supplementary Planning Document (SPD) sets out the Council’s approach
to planning applications for houses in multiple occupation.

1.2

It expands on policies in the Welwyn Hatfield District Plan (adopted in April
2005), the Welwyn Hatfield Supplementary Planning Guidance Parking
Standards (adopted in January 2004), the Welwyn Hatfield Supplementary
Design Guidance (adopted in February 2005), the Interim Housing Strategy for
Welwyn Hatfield (March 2011) and other relevant local strategies and national
guidance in relation to housing and houses in multiple occupation. The SPD
clarifies and expands on existing policies and guidance.

1.3

This Supplementary Planning Document is a material consideration in the
determination of planning applications for houses in multiple occupation. Section
1.3 gives an overview of houses in multiple occupation in Welwyn Hatfield.
Section 2 provides information about the Hatfield Article 4 Direction which came
into effect on 12 January 2012 and Section 3 sets out whether planning
permission is required.

1.4

The SPD has been considered against the European Directive on Strategic
Environmental Assessments 2001/42/EC, which has shown that the Directive
does not require an SEA to be undertaken of the proposals in this document,
given that they will not have a significant effect on the environment.

1.1 Objectives
1.5

This Supplementary Planning Document will set out the criteria against which
planning applications for houses in multiple occupation are considered. The
objectives are:
To achieve mixed, balanced, sustainable and inclusive communities which
support a wide variety of households in all areas.
To ensure the long term sustainability of local communities.
To maintain and improve the character and quality of residential areas.
To ensure that houses in multiple occupation are well-designed and built
to a high standard.
To maintain the residential amenities of existing and future residents.
Not increase the number of people at risk of flooding.

1.2 What is a House in Multiple Occupation?
1.6

In planning terms, a small house in multiple occupation is classified as Use
Class C4 and a large house in multiple occupation is classified as sui generis.

1
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(2)

What is a small House in Multiple Occupation (Use Class C4 )?
1.7

Use Class C4 covers small shared houses or flats occupied by between three
and six unrelated individuals who share basic amenities (such as a kitchen and
bathroom). Small bed-sits are classified as C4. A property containing the owner
and up to two lodgers does not constitute a house in multiple occupation. To
classify as a house in multiple occupation a property does not need to be
converted or adapted in any way.
(3)

What is a large House in Multiple Occupation (sui generis )?
1.8

Large houses in multiple occupation (those with more than six people sharing)
are unclassified by the Use Classes Order and are therefore considered to be
‘sui generis’, (a class of its own).

1.3 Houses in Multiple Occupation in Welwyn Hatfield
1.9

Within Welwyn Hatfield, houses in multiple occupation form an important part
of the housing stock, providing a valuable supply of privately rented
accommodation. Houses in multiple occupation provide accommodation for a
variety of occupiers including; students, professionals in employment and those
in receipt of housing benefit. Houses in multiple occupation are one of the most
affordable forms of accommodation in the private rented sector.

1.10 The borough has a higher proportion of houses in multiple occupation than the
(4)
national average. The Private Sector House Condition Survey 2008, found
that 7.1% of the housing stock in Welwyn Hatfield is houses in multiple
occupation, compared to the national average of 2%.
1.11 The majority of houses in multiple occupation within the borough are located
in Hatfield. Under the Housing Act 2004, a house in multiple occupation is
required to be licensed by statute where; the house in multiple occupation or
any part of it comprises three storeys or more and is occupied by five or more
persons living in two or more single households. There are 256 licensed houses
in multiple occupation in Welwyn Hatfield at November 2011, of which 254 are
in Hatfield (99.2%).
1.12 In addition to licensed houses in multiple occupation, there are much larger
numbers of houses in multiple occupation that do not require compulsory
licensing. The Private House Condition Survey 2008, estimated that Welwyn
Hatfield had 310 licensable, and 2,070 non licensable, houses in multiple
occupation. The report also estimated that houses in multiple occupation form
32% of all private sector stock within Hatfield.
2

3
4

For further information see; The Town and Country Planning (Use Classes) (Amendment) (England)
Order 2010 and; Circular 08/2010 Changes to Planning Regulations for Dwellinghouses and
Houses in Multiple Occupation.
For further information see Circular 08/2010 Changes to Planning Regulations for Dwellinghouses
and Houses in Multiple Occupation.
Source: Report prepared by CPC, Private Sector House Condition Survey, 2008.
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1.13 Welwyn Hatfield has a variety of stock of houses in multiple occupation, some
of which is occupied by students. Information from council tax records shows
that 92% of student exempt properties within the borough are located in Hatfield.
There were 1562 student exempt properties from council tax in June 2011, of
which 1437 were in Hatfield. Properties that have student exemption from
council tax account for 9.7% of all properties within Hatfield.
1.14 The number of houses in multiple occupation has increased significantly over
the last eleven years. The number of student exempt properties has more than
doubled over a eleven year period, with an increase of 793 properties, or 110%.
In 2001 there were 722 student exempt properties and in 2011 there were
1515 student exempt properties in Welwyn Hatfield. This increase coincides
with the University of Hertfordshire opening a new campus in Hatfield and
closing campuses at other locations within Hertfordshire and moving the facilities
to campuses in Hatfield. The University of Hertfordshire now has two main
campuses and both of these are in Hatfield; one at College Lane and one at
de Havilland.
1.4 Background: National
1.15 The problems associated with high concentrations of houses in multiple
occupation have been recognised nationally by the government. In September
2008, the government published the final report Evidence Gathering – Housing
in Multiple Occupation and possible planning responses. The study underpinning
this report recognises that the problems associated with houses in multiple
occupation and tensions within local neighbourhoods have been well publicised.
The problems associated with high concentrations of houses in multiple
occupation identified in the report include:
Anti-social behaviour, noise and nuisance
Unbalanced and unsustainable communities
Negative impacts on the physical environment and streetscape
Pressures upon parking provision
Increased crime
Growth of the private rented sector at the expense of owner occupation
Pressure upon local community facilities and
Restructuring of retail, commercial services and recreational facilities to
suit the lifestyles of the predominant population
1.16 The study drew on experience from; local authorities, universities, housing
providers, residents lobby groups including the National HMO Lobby and the
Government Office Department of the Environment, Northern Ireland.

1
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1.5 Background: Welwyn Hatfield
1.17 There are particularly high concentrations of houses in multiple occupation in
Hatfield within the redeveloped former Hatfield Aerodrome site (known as
Salisbury Village), throughout the South Hatfield area and surrounding the
University of Hertfordshire’s College Lane Campus. Concentrations of houses
in multiple occupation in some areas of Hatfield are as high as 50%.
1.18 This high concentration is changing the character of parts of Hatfield which can
have a detrimental effect on surrounding residents and the wider local area.
A key national housing objective is the creation of mixed, sustainable and
inclusive communities, which contain a variety of housing, particularly in terms
of tenure and price and a mix of different households such as families with
children, single person households and older people. The presence of a high
concentration of houses in multiple occupation in areas of Hatfield results in a
lack of mix and imbalance within local communities, is not inclusive and does
not create sustainable communities.
1.19 The high concentration of houses in multiple occupation has a detrimental effect
on the visual amenity of an area. This can include poor maintenance of front
gardens, poor maintenance of the external appearance of houses, increased
demand for on-street parking and a higher proportion of fixed penalty notices
for offences in relation to waste receptacles (i.e. side waste).
1.20 Fixed penalty notices are issued for offences in relation to waste receptacles
and depositing litter. During 2010 there were over 100 fixed penalty notices
issued for offences in relation to waste receptacles. Of these, 92% were issued
to addresses in Hatfield and 8% were issued to addresses in other locations.
Within Hatfield, when compared with records for houses in multiple occupation,
a significantly higher proportion of fixed penalty notices for offences in relation
to waste receptacles were issued to houses in multiple occupation than to other
types of housing within the housing stock of Hatfield.
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2 Hatfield Article 4 Direction
2.1

The Council made an Article 4 Direction covering Hatfield on 11 January 2011
which following public consultation, was confirmed and came into effect on 12
January 2012. The Article 4 Direction removes the permitted development right
to move from a use falling within Class C3 (dwellinghouse) to a use falling within
Class C4 (house in multiple occupation) from 12 January 2012. The Direction
does not apply retrospectively.
Figure 1 Map of Hatfield Article 4 Direction

2
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3 Is Planning Permission Required?
3.1 Small houses in multiple occupation: three to six occupants (Use Class C4)
New House in Multiple Occupation
3.1

If the intention is to build a new house in multiple occupation, planning
permission is required for Use Class C4.

Where the existing property is a dwellinghouse (Use Class C3)
3.2

If the existing property is a dwellinghouse in Hatfield, change of use planning
permission is likely to be required before a dwellinghouse (Use Class C3) is
changed into a house in multiple occupation for three to six occupants (Use
Class C4). The requirement for change of use planning permission relates to
both flats and houses. Planning permission is likely to be required in Hatfield,
as defined in the map in figure 1, due to the Hatfield Article 4 Direction which
came into effect on 12 January 2012.

3.3

Within other areas of the Borough the Article 4 Direction does not apply and
there is no requirement to obtain planning permission for a change of use from
a dwellinghouse (Use Class C3) to a small house in multiple occupation for
three to six occupants (Use Class C4).

3.2 Extensions to a small house in multiple occupation (Use Class C4)
3.4

Where the extension would not be permitted development, planning permission
is required to extend a small house in multiple occupation (Use Class C4).
Paragraph 3.7 may also be relevant.

3.3 Large houses in multiple occupation: more than six occupants (sui generis)
New House in Multiple Occupation
3.5

If the intention is to build a new house in multiple occupation, planning
permission is required for a sui generis house in multiple occupation.

Where the existing property is a dwellinghouse (Use Class C3)
3.6

Planning permission is required for a large house in multiple occupation, those
with more than six people sharing (sui generis). Planning permission has always
been required for a large house in multiple occupation and this requirement is
unaffected by the Hatfield Article 4 Direction.
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Where the existing property is a small house in multiple occupation (Use Class
C4)
3.7

Where the existing property is a small house in multiple occupation for three to
six occupants (Use Class C4) and the applicant would like it to become a large
house in multiple occupation for more than six occupants (sui generis), planning
permission is likely to be required.

3.4 Extensions to a large house in multiple occupation (sui generis)
3.8

Planning permission is required to extend a large house in multiple occupation
(sui generis). A large house in multiple occupation does not benefit from
permitted development rights.

3
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4 Policy Context
4.1 National Policy
4.1.1 Planning Policy Statement 1, January 2005
4.1

Planning Policy Statement 1: Delivering Sustainable Development sets out the
Government’s Objectives for the Planning System, objective 5 is that:
‘Planning should facilitate and promote sustainable and inclusive patterns
of urban and rural development by: ensuring that development supports
existing communities and contributes to the creation of safe, sustainable,
liveable and mixed communities with good access to jobs and key services
for all members of the community’ (paragraph 5).

4.2

Planning Policy Statement 1 sets out key principles for delivering sustainable
development and the fourth principle is that:
‘Design which fails to take the opportunities available for improving the
character and quality of an area should not be accepted.’

4.1.2 Planning Policy Statement 3, June 2011
Creating sustainable, inclusive, mixed communities
4.3

Planning Policy Statement 3: Housing sets out strategic housing policy objectives
including that:
‘The Government is seeking; to create sustainable, inclusive, mixed
communities in all areas, both urban and rural’ (PPS3, paragraph 9).

4.4

A specific housing outcome that the planning system should deliver is identified
as:
‘The delivery of a mix of housing, both market and affordable, particularly
in terms of tenure and price, to support a wide variety of households in all
areas’ (PPS3, paragraph 10).

4.5

With regard to achieving a mix of housing; key characteristics of a mixed
community are identified as:
‘a variety of housing, particularly in terms of tenure and price and a mix of
different households such as families with children, single person
households and older people’ (PPS3, paragraph 20).

4.6

Furthermore, PPS3 states at paragraph 24 that:
‘in planning at site level, … for smaller sites, the mix of housing should
contribute to the creation of mixed communities having regard to the
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proportions of households that require market or affordable housing and
the existing mix of housing in the locality.’
Achieving high quality design
4.7

PPS3 sets out that ‘Local Planning authorities should develop a shared vision
with their local communities of the type(s) of residential environments they wish
to see and develop design policies that set out the quality of development that
will be expected for the local area, aimed at:
‘Creating places, streets and spaces which meet the needs of people, are
visually attractive, safe, accessible, functional, inclusive, have their own
distinctive identity and maintain and improve local character’ (para. 14).

4.1.3 National Planning Policy Framework
4.8

The Government has announced a review of planning policy, designed to
consolidate policy statements, circulars and guidance documents into a single
concise National Planning Policy Framework. The Department for Communities
and Local Government undertook an initial call for comments and considered
the responses. The draft Framework document has been published for public
consultation. The proposals are broadly in line with the current Planning Policy
Statement 1 (Sustainable Development) and Planning Policy Statement 3
(Housing) which have informed this Supplementary Planning Document.

4.1.4 Secured by Design
4.9

Secured by Design is a police initiative to guide and encourage the adoption
of crime prevention measures in new development. The advice given in Secured
by Design has been proven to reduce the opportunity for crime and the fear of
crime, creating safer, more secure and sustainable environments. Secured by
Design is owned by the Association of Chief Police Officers (ACPO) and is
supported by the Home Office and Communities and Local Government (CLG).

4.2 Local Policy
4.2.1 Welwyn Hatfield District Plan
4.10 The Welwyn Hatfield District Plan was adopted in 2005. When considering
applications for houses in multiple occupation, the following saved District Plan
policies will be particularly relevant (a more comprehensive list is set out in
Appendix 1 Wider Planning Context):
SD1: Sustainable Development
GBSP2: Towns and Specified Settlements
R3: Energy Efficiency
R19: Noise and Vibration Pollution
M14: Parking Standards for New Development
D1: Quality of Design

4
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D2: Character and Context
D3: Continuity and Enclosure
D5: Design for Movement
D6: Legibility
D7: Safety by Design
D8: Landscaping
H2: Location of Windfall Residential Development
H4: Conversion of Residential Accommodation
4.2.2 Supplementary Planning Guidance
Welwyn Hatfield Supplementary Design Guidance, February 2005
4.11 This expands on District Plan Policies D1, D2, D3, D4, D5 and D6 relating to
design, Energy Efficiency Policy R3, Noise and Vibration Pollution Policy R19,
and also provides residential design guidance including; residential extensions,
gardens and communal amenity areas and overlooking and privacy.
Welwyn Hatfield Supplementary Parking Standards, January 2004
4.12 This expands on Parking Standards for New Development Policy M14. It
includes a car parking and cycle parking standard for Houses in Multiple
Occupation.
Welwyn Hatfield Planning Obligations Supplementary Planning Document,
February 2012
4.13 This expands on Policy IM2 Planning Obligations of the Welwyn Hatfield District
Plan.
4.2.3 Housing Strategy
4.14 The Council is developing a corporate approach to addressing the issues
associated with houses in multiple occupation within the borough, of which the
Hatfield Article 4 Direction and this Supplementary Planning Document are one
aspect. Improving standards of houses in multiple occupation is identified as
a high corporate priority in the Welwyn Hatfield Business Action Plan 2011-2012.
The Interim Housing Strategy for Welwyn Hatfield 2011-2012, identifies
‘responding to the concentrated, large student and migrant worker population’
as a key challenge. In particular, the housing strategy identifies that;
Properties rented by students are reported to be in worse condition than
the general private rented housing stock.
Buy to let investors have had a significant impact in the local housing market
in recent years, with both large family homes and smaller flats being let to
students. Parts of Hatfield have particularly high concentrations of student
housing.
We have a large migrant population linked to the presence of certain
employers locally.
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4.15 The housing strategy team has developed a Landlord Accreditation Scheme
in conjunction with the University of Hertfordshire. The housing strategy team
will also be producing a Student Accommodation Strategy in conjunction with
the University of Hertfordshire and Royal Veterinary College. The aim of this
co-ordinated strategic approach is to improve the quality of houses in multiple
occupation within Welwyn Hatfield.

4
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5 Criteria for Assessing Planning Applications
5.1

This Supplementary Planning Document relates to planning applications for
houses in multiple occupation. The criteria have been drafted to deliver the
objectives of the Supplementary Planning Document set out in section 1.

5.2

All of the criteria apply to the following types of application:
New build house in multiple occupation (Use Class C4, Sui Generis).
A change of use from Use Class C3 (dwellinghouse) to Use Class C4
(house in multiple occupation for three to six occupants).
A change of use from Use Class C3 (dwellinghouse) to an HMO in sui
generis use (more than six people sharing).
A change of use from a non residential use to a house in multiple occupation
(Use Class C4, Sui Generis).

5.3

Where a house in multiple occupation use is lawfully established and an
applicant is seeking an extension, HM01 will not apply. HM02 to HM06 will
apply to the following types of application:
An extension (which requires planning permission) to an existing Use Class
C4 which remains in Use Class C4 (three to six occupiers).
A change of use from Use Class C4 (house in multiple occupation for three
to six occupants) to an HMO in sui generis use (more than six people
sharing) through extension or subdivision.
An extension to an existing HMO in sui generis use (seven or more people
sharing).

5.4

In addition to this Supplementary Planning Document, planning applications
will also be considered within the wider context of the development plan for
Welwyn Hatfield, including policies on design and the accompanying
Supplementary Design Guidance.

5.5

Each application will be considered on its merits. Where an applicant considers
that planning permission should be granted but any of the following criteria
would not be met, it will be for the applicant to demonstrate any material
considerations specific to their application, which would merit an exception to
the approach set out in this SPD. When considering an application,
consideration will be given to the harm, including the cumulative harm, that
would be caused by not meeting the criteria set out in this SPD.

Planning obligations and CIL
5.6

New build houses in multiple occupation may also be subject to planning
obligations, and applicants should therefore have regard to the council’s adopted
Planning Obligations SPD, which provides guidance on the type and scale of
planning obligations sought, either through section 106 agreements or unilateral
undertakings, from new developments in the borough. Here, applicants should
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also note the council’s intention to adopt a Community Infrastructure Levy (CIL)
Charging Schedule by April 2014, as new development in the borough will also
be liable to pay CIL from the date that the charging schedule is adopted.
Protected species
5.7

For applications which involve the extension or use of roof space which is
currently not occupied, the effect on protected species is a relevant
consideration. All applications need to be submitted with a biodiversity checklist.
You are advised to review this at an early stage of your development proposal.
Should any of your answers to the questions on the checklist be 'yes, you are
advised to carry out a phase 1 ecological survey. Further information is available
on the council's website, under Planning, Biodiversity.

Conservation areas
5.8

Where a property is located within a conservation area, additional considerations
apply and you may need to apply for Conservation Area Consent. Further
information is available on the council's website, under Planning.

Listed buildings
5.9

Where a building is listed, internal subdivision may damage the special historic
interest of the property.
Applicants should be aware that additional
considerations apply to historic buildings and that where a building is listed,
listing building consent is required. Listed building control is a special form of
control applicable to buildings of special architectural or historic interest. It
extends to any works for the demolition of a listed building, or for its alteration
or extension in any manner likely to affect its character as a building of special
architectural or historic interest. Further information about listed buildings is
available on the council's website, under Planning.

5
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5.1 Criterion HMO1: Creating mixed, balanced, sustainable and inclusive
communities in Hatfield

To maintain mixed, balanced, sustainable and inclusive communities, which
contain a variety of housing, particularly in terms of tenure and price and a mix
of different households such as families with children, single person households
and older people, applications will not be permitted where there would be an
over-concentration of HMOs which would result in an adverse impact on the
surrounding area, determined by:
The proportion of houses in multiple occupation (whether classified as Use
(5)
Class C4 or other types of HMO in a sui generis use ) within a 50m radius
of the application property already exceeds, or would exceed, 20% of the
total number of dwellings.

5.10 Some parts of Hatfield are already characterised by an over-concentration of
HMOs and this is having an adverse impact on residents in the surrounding
area and local communities (see paragraphs 1.13 to 1.20). The 50m buffer
zone and 20% concentration level will enable the local planning authority to
manage future changes in land use to ensure that the surrounding area is not
adversely affected by new HMO development. The 20% concentration level
has been selected based on an approach which has analysed what the levels
of concentration are that result in an adverse impact and an assessment of
what level would still allow HMOs to come forward to meet future need.
5.11 The 50m radius of the application property is calculated using a buffer zone
surrounding the application property from the centre of the property. In the
example figure 2, the application property is coloured blue. Properties within
a 50m radius of the application property are coloured red. The extent of the
50m radius is shaded pink.
5.12 For properties on the edge of the 50 metre radius buffer zone; where less than
half of the building (rather than the garden) is within the 50m buffer the property
will not be included; where half of a building or more than half of a building is
within the 50m buffer zone the property will be included.
5.13 To assess the proportion of houses in multiple occupation within a 50m radius
of the application property, the Council will draw on the following information
sources; licensed houses in multiple occupation, council tax records for student
exemption and its database of houses in multiple occupation. The database
of houses in multiple occupation will include properties benefiting from C4 or
sui generis HMO planning consent.

5

When calculating the proportion of houses in multiple occupation; houses in multiple occupation
occupied by students and managed by an educational establishment will be included.
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Figure 2 Example showing 50m radius

5
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5.2 Criterion HMO2: Car Parking

When considering the appropriate level of car parking spaces within the curtilage
of the proposed house in multiple occupation, the car parking standard will be
treated as a minimum. The minimum car parking requirement for houses in
(6)
multiple occupation other than bedsits, is 0.5 spaces per tenancy unit throughout
the borough. The minimum car parking requirement for bedsits is 0.75 spaces
in zones 1 and 2 and 1.25 spaces elsewhere.
For the purposes of applying this standard, where the requirement results in half
a car parking space, this will be rounded up. For example, an application for a
house in multiple occupation with 5 tenancy units (with 5 bedrooms), will have a
car parking requirement of 2.5 car parking spaces, which will be rounded to 3 car
parking spaces. Regard will also be had to the existing car parking situation in
the area and the existing level of car parking provision at the property.
When considering the layout of car parking spaces within the curtilage of the
house in multiple occupation, all car parking spaces should be capable of being
used independently of one another.
When considering the location of car parking spaces, these should not be located
(7)
in close proximity to habitable room(s) so as to avoid an unacceptable noise
and disturbance to existing and future occupiers or neighbours.
The standard size of a car parking space is 2.4m wide and 4.8m long. Car parking
spaces should be capable of being accessed without requiring a considerable
number of vehicle manoeuvres. Expanses of forecourt car parking should be
avoided. Where areas are to be hard landscaped, measures should be taken to
minimise rain water runoff such as through the use of permeable materials.

5.14 Policy M14 Parking Standards for New Development, of the Welwyn Hatfield
District Plan requires parking provision. The supporting texts states that
‘Residential development will generally be expected to accommodate all parking
on-site and full provision to the maximum standard will be the norm.’
5.15 Lack of sufficient car parking within Hatfield, particularly in areas with houses
in multiple occupation is a local issue. The report Economic and Social Impact
of the University of Hertfordshire on Welwyn Hatfield, found that two thirds
(68%) of Hatfield residents perceive the amount of on-street parking to be a
weakness in Hatfield. The report also found that residents perceive that the
parking problem in Hatfield is progressively worsening.

6
7

For the purposes of applying the car parking standards, the number of tenancy units will be
considered to be the number of bedrooms.
See glossary for definition.
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5.3 Criterion HMO3: Cycle Parking

All houses in multiple occupation must provide the following minimum storage for
cycles: a garage or shed for the purposes of storing cycles, and where no garage
or shed is provided, 1 long term cycle space per unit. The long term cycle spaces
are to have at least 50% of stands covered to provide weather and security
protection.
For the purposes of applying this standard, a unit will be considered to be a
(8)
tenancy unit . For example a house in multiple occupation with 5 bedrooms will
be considered as having 5 tenancy units. Where the requirement results in half
a covered long term cycle parking space, this will be rounded up. For example,
an application for a house in multiple occupation with 5 bedrooms, will have a
cycle parking requirement of 5 long term cycle parking spaces, of which at least
2.5 will have covered stands, rounded to 3 covered spaces, plus 2 long term cycle
spaces with or without covered stands.
The location of the garage or shed for the purpose of storing cycles, or the long
term cycle spaces provided must be located within the site boundary.
Cycle storage must be adequately lit, easily accessible from the road, secure and
screened from view wherever possible.

5.16 The location, type and number of cycle storage spaces should be indicated on
the plans submitted when applying for planning permission.
5.17 The cycle parking requirement is set out in the Welwyn Hatfield Supplementary
Planning Guidance, Parking Standards.
5.18 The Council will secure cycle parking by condition.

8

For the purposes of applying the cycle parking standards, the number of tenancy units will be
considered to be the number of bedrooms.
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5.4 Criterion HMO4: Waste and Recycling Storage and Collection

Planning permission will only be granted for a house in multiple occupation where
it has been demonstrated that appropriate provision has been made for the storage
of bins and their collection:
All occupants must have direct access to adequate space for the storage of
waste, recycling and compost bins within the property boundary.
(9)
Provision must be made for the following capacity per occupant :
Description

Waste to
landfill bin:

Capacity required
per occupant, per
fortnight
100 litres

Capacity of bins

Further
information

Bins are available in 180, If needed,
240, 360, 660 and 1100 the council
litres
will provide
multiples of
Bins are 240 litres
bins to the
capacity
required.

Recycling
50 litres
bin: black with
blue lid
Compost bin: 50 litres
brown

Bins are 240 litres

There must be an appropriate designated storage place(s) outside the house
in multiple occupation for the wheeled bins.
The storage place(s) for wheeled bins must be; on a hard, level surface,
easily accessible from the kitchen(s) and the road and screened from view
at the side and rear of the property wherever possible.

Approximate bin measurements
Size of bin

Approximate measurements

180 litre bin

48cm w, 75cm d, 107cm h

240 litre bin

56cm w, 74cm d, 107cm h

360 litre bin

75cm w, 81cm d, 107cm h

660 litre bin

125cm w, 72cm d, 131cm h

9

For the purpose of applying this policy, where the number of occupants is not known, the
number of bedrooms will be used in place of the number of occupants. Where both the number
of occupants and the number of bedrooms is known, that resulting in the greater capacity will
be used.
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Size of bin

Approximate measurements

1100 litre bin

125cm w, 98cm d, 137cm h

5.19 The provision of adequate storage for waste and recycling bins and their
collection is particularly important for houses in multiple occupation within
Welwyn Hatfield (see paragraphs 1.19 and 1.20).
5.20 Where appropriate, consideration should be given to the use of bin stores.
5.21 The location of the wheeled bins (and where appropriate bin stores) should be
indicated on plans submitted when applying for planning permission.
5.22 Welwyn Hatfield Borough Council as a waste collection authority requires
wheeled bins to be placed where the boundary of the property meets the footpath
or highway for collection.

5
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5.5 Criterion HMO5: Layout and Design

Applications for houses in multiple occupation will be expected to demonstrate
that the layout and design is suitable for the proposed use and number of units
of occupation. The internal layout should be considered to ensure that where
possible the juxtaposition of rooms allows rooms of a similar type to be located
together, for example bathrooms, bedrooms, kitchens and lounges. Any external
alterations must be in keeping with the character of the building and the area in
accordance with policies within the development plan.
In assessing applications to determine whether the Layout and Design criterion
has been met, the following will be considered;
a. Internal Layout Standards
b. External Amenity Space
c. Drying Area
d. Entrance
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a. Internal Layout Standards

All units of occupation shall have independent access to the communal areas.
Proposals which rely on access through another unit of occupation will not be
accepted. It is expected that all houses in multiple occupation will normally have
at least 1 communal room. All units of occupation shall have access to a kitchen
or cooking facilities that are conveniently accessible, suitable and sufficient for
the number of occupants.
Applications for houses in multiple occupation, including extension to existing
houses in multiple occupation, should ensure that rooms meet the following
minimum space standards. The Council’s space standards are minimum standards
based on optimum shape and layout. In practice, it may be necessary to have a
larger space standard to ensure that there is sufficient space to fit in all the facilities
required and provide a circulation area which permits safe use of the kitchen for
the total number of occupiers.
Minimum Space Standards Required*
Bedroom

No. of
occupiers of
property

Communal
Room

Kitchen

Dining/
Kitchen

(Living or
Dining)
8m² where there is 1-5
a separate
occupiers
individual kitchen,
or a shared kitchen 6-10
occupiers

8.5m²

6m²

8.5m²

12.5m²

11m²

12.5m²

11m² where
1-5
kitchen facilities
occupiers
are included in the
6-10
room
occupiers

8.5m²

n/a

n/a

12.5m²

n/a

n/a

* Please refer to Appendix 2 which sets out the space standards required for
HMOs under the relevant Housing Legislation. If you should need any further
guidance or advice about this, please contact Private Sector Housing on 01707
357672 or strategichousing@welhat.gov.uk.

5.23 The provision of a communal room in a house in multiple occupation will normally
be expected. The location of the communal room should be indicated on the
plans submitted when applying for planning permission. It is recognised that
there may occasionally be some forms of house in multiple occupation where
an applicant may be able to demonstrate that the provision of a communal room

5
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would not be appropriate. Where a communal room is not proposed an
explanation setting out the justification for this should be included within the
application for planning permission. In such instances the floor space of the
bedrooms would be expected to be significantly larger than the minimum space
standards set out in the table above.
5.24 The Council’s space standards are based on the minimum space standards
prescribed in section 326 of the Housing Act 1985. The Housing Strategy
identifies that properties rented out to students are reported to be in worse
condition than the general private rented housing stock. It is important to ensure
that houses in multiple occupation meet the minimum space standards and are
not overcrowded.
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b. External Amenity Space

Applications for houses in multiple occupation, including extensions to existing
houses in multiple occupation, will be expected to provide sufficient useable
outdoor amenity space for the number of occupants. The outdoor amenity space
shall:
Be of sufficient size and shape to allow all of the occupants to sit outside.
Sufficient size is 20metres² for a 3 occupant dwelling, rising by 1metre² per
additional occupant.
Be private and secure.
Be readily accessible by all occupants. Proposals which rely on access
through a bedroom or another tenancy unit will not be accepted.
Not be overly dominated by recycling or waste bins.
Outdoor amenity space must be provided in addition to the space that is provided
for car parking, cycle parking, waste, recycling and compost bins, and drying
areas.

5
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c. Drying Area

Applications for houses in multiple occupation, including extensions to existing
houses in multiple occupation, will be expected to provide a designated area for
drying clothing.
Where it is not reasonably possible for an applicant to provide an outside drying
area, space within the proposed house in multiple occupation should be allocated
for drying clothing. Where space is provided it must be well ventilated and allow
occupants to move about freely.

5.25 Houses in multiple occupation, due to the nature and intensity of the use, have
specific requirements for outdoor amenity space and drying areas. The provision
of outdoor amenity space provides a communal space for occupants. The
Welwyn Hatfield District Plan Supplementary Design Guidance states that ‘the
communal amenity space required for flats or other accommodation in multiple
occupation must be available both for the use of, and large enough, to
accommodate the needs of all residents. The areas should be located to the
rear of the building.’ It also specifies that communal amenity space is to be
provided in addition to drying areas for clothing.
5.26 The provision of a drying area is an important consideration. It is widely
understood that a lack of drying facilities can exacerbate condensation and
damp within properties, particularly when combined with poor ventilation, which
can have a detrimental impact on health. Furthermore, due to the nature of the
use, individual occupants of a house in multiple occupation have less overall
control of the ventilation of the property as a whole. The Council will therefore
seek provision of a designated area for the drying of clothing in all planning
permissions.

- Houses in Multiple Occupation Supplementary Planning Document

29

Criteria for Assessing Planning Applications
d. Entrance

In order to protect the character of the area and to meet the requirements of
Secured By Design, applications which would result in the front door no-longer
functioning as a front door, for example to create a bedroom behind the front door,
will not be accepted.
Applications which would result in the function of the main access to a building
changing, so that a secondary access functions as the main access, will not be
accepted. For example, an application which would result in the functional access
to the building changing to become through a rear door or side door or garage
door, rather than the front door, is unacceptable. The only exception to this is if
it can be demonstrated that an existing secondary access was originally designed
for use as the main access.

5.27 The function of a front door and the entrance and approach to a building are
important parts of its character, appearance and security. They also affect the
wider character, appearance and security of the locality. Policies GBSP2 and
D2 of the Welwyn Hatfield District Plan, seek to ensure that development is
compatible with the character of the area.
5.28 Policy D7 Safety by Design, of the Welwyn Hatfield District Plan, requires the
design of new development to contribute to safer communities to help with the
reduction of the fear of crime. The supporting text to the policy states that ‘One
of the main ways of reducing crime is to allow natural or casual observation
over the public realm and to ensure separation of private and public space.
Natural surveillance is a form of natural policing.’ Development which would
lead to the use of side alleyways and passageways rather than front doors will
therefore not be accepted.
5.29 Secured by Design identifies that ‘dwellings should be positioned to face each
other to allow neighbours to watch over each other and to create conditions
which will make the potential offender feel vulnerable to detection.’

5
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5.6 Criterion HMO6: Flood Risk

Planning permission will not be granted for proposals for houses in multiple
occupation if it would increase the number of people at risk from flooding.

5.30 Houses in multiple occupation put residents at greater risk in areas of high flood
risk as they often have bedrooms on the ground floor. Further information about
flood risk can be found in the Strategic Flood Risk Assessment which is available
on the council's website, under Planning.
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6 Conditions
6.1

The following conditions are particularly relevant for houses in multiple
occupation applications:
The provision of car parking spaces.
The retention of a garage(s).
The provision of and retention of covered secure cycle stands, and cycle
stands.
The provision of and retention of a shed for the storage of cycles.
The provision and retention of a location for wheelie bins.
The provision of and retention of outdoor amenity space.
The provision of and retention of outdoor clothing drying area.
That the development, including the internal layout, is carried out in
accordance with the plans.
There shall be no sub-division of the approved internal layout to provide
additional bedroom accommodation.

6
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7 Informatives
7.1

The following informatives are particularly relevant for houses in multiple
occupation applications:
The Management of Houses in Multiple Occupation (England) Regulations
2006. These Regulations apply to any HMO in England other than a
converted block of flats to which section 257 of the Act applies.
Licensing Houses in Multiple Occupation - A house in multiple occupation
is required to be licensed by statute where; the house in multiple occupation
or any part of it comprises three storeys or more and is occupied by five
or more persons living in two or more single households.
Noise insulation levels.
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8 Monitoring
8.1

The performance of the Houses in Multiple Occupation Supplementary Planning
Document will be reviewed annually in the Annual Monitoring Report. This will
include monitoring the number of planning applications for houses in multiple
occupation which are approved, the number which are refused, and the success
of the Supplementary Planning Document in appeal decisions.

8
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9 Contact Details
9.1

Further information is available on our website: www.welhat.gov.uk

9.2

If you are not able to find the information you are looking for on our website
and have specific questions, these contact details may be of assistance.
Email

Telephone

Planning Applications:
Development Management

planning@welhat.gov.uk

01707 357000

Planning Enforcement

enforcement@welhat.gov.uk

01707 357253

Planning Policy

planningpolicy@welhat.gov.uk

01707 357532

Building Control

buildingcontrol@welhat.gov.uk

01707 357391

Private Sector Housing Team strategichousing@welhat.gov.uk 01707 357672
- Strategic Housing
(Licensing)
Client Environment Services
(Recycling and Refuse)

contact-WHC@welhat.gov.uk

01707 357000

Environmental Health (Noise) e.health@welhat.gov.uk

01707 357242

Hertfordshire Highways
(Hertfordshire County
Council)

0300 123 4040

hertsdirect@hertscc.gov.uk
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Appendix 1 References and Wider Planning Context
National Planning Policies
PPS1: Delivering Sustainable Development, January 2005.
Planning Policy Statement: Planning and Climate Change Supplement to Planning
Policy Statement 1, December 2007
PPS3: Housing, June 2011.
Chief Planning Officer Letter relating to PPS3, 15 June 2010.
PPS5: Planning for the Historic Environment, March 2010.
PPS5 Planning for the Historic Environment: Historic Environment Planning
Practice Guide, March 2010.
PPS9: Biodiversity and Geological Conservation, August 2005.
PPS10: Planning for Sustainable Waste Management, July 2005.
Planning for Sustainable Waste Management: Companion Guide to Planning
Policy Statement 10, November 2005.
PPS12: Creating strong safe and prosperous communities through Local Spatial
Planning, June 2008.
PPG13: Transport, first published March 2001, updated January 2011.
Chief Planning Officer Letters relating to PPG13; 14 January 2011 and 3 January
2011.
PPG14: Development on Unstable Land, April 1990.
PPG24: Planning and Noise, September 1994.
PPS25: Development and Flood Risk, March 2010.
National Planning Context
Communities and Local Government, Circular 08/2010: Changes to planning
regulations for dwelling houses and houses in multiple occupation, November
2010.
Department for Communities and Local Government, Replacement Appendix D
to Department of the Environment Circular 9/95: General Development
Consolidation Order 1995, November 2010.
Department for Communities and Local Government, Circular 11/95: Use of
conditions in planning permission, May 2006.
Department of the Environment, Circular 12/93: Houses in multiple occupation:
Guidance to local housing authorities on managing the stock in their area, August
1993.
The Town & Country Planning (General Permitted Development) (Amendment)
(No 2) (England) Order 2010 (2010 No. 2134), made 1 September 2010, coming
into force 1 October 2010.
The Town and Country Planning (Use Classes) (Amendment) (England) Order
2010 (SI 2010/653).
The Town and Country Planning (General Permitted Development (Amendment)
(England) Order 2010 (SI 2010/654).
Department for Communities and Local Government, Chief Planning Officer
Letter: Design and Planning, 20 May 2011.
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Department for Communities and Local Government, Chief Planning Officer
Letter: Amendments to the planning rules for houses in multiple occupation, 7
September 2010.
Department for Communities and Local Government, Evidence Gathering –
Housing in Multiple Occupation and possible planning responses, Final Report,
September 2008.
ACPO Crime Prevention Initiatives Limited, Secured by Design: New Homes
2010, 2010.
Housing Act 1985.
ODPM, Housing Health and Safety Rating System: Operating Guidance, February
2006.
Regional Planning Policies
Government Office for the East of England, East of England Plan: The Revision to
the Regional Spatial Strategy for the East of England, May 2008.
At the time of writing this Supplementary Planning Document the Regional Spatial
Strategy forms part of the statutory development plan for Welwyn Hatfield. The
Government has announced its intention to abolish Regional Spatial Strategies and
the Cala Homes v Secretary of State Court of Appeal Decision (27.05.2011) has
clarified the approach for both development control decisions and plan-making.
The following regional policies are relevant:
SS1: Achieving Sustainable Development
H2: Affordable Housing
T14: Parking
ENV5: Woodlands
ENV7: Quality in the Built Environment
ENG1: Carbon Dioxide Emissions and Energy Performance
WM1: Waste Management Objectives
WM6: Waste Management in Development
Saved District Plan Policies
Relevant saved policies in the Welwyn Hatfield Council, Welwyn Hatfield District Plan,
April 2005.
SD1: Sustainable Development
GBSP2: Towns and Specified Settlements
R1: Maximising the Use of Previously Developed Land
R3: Energy Efficiency
R5: Waste Management
R7: Protection of Ground and Surface Water
R10: Water Conservation Measures
R11: Biodiversity and Development
R17: Trees, Woodland and Hedgerows
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R19: Noise and Vibration Pollution
R27: Demolition of Listed Buildings
R29: Archaeology
M1: Integrating Transport and Land Use
M4: Developer Contributions
M5: Pedestrian Facilities
M6: Cycle Routes and Facilities
M14: Parking Standards for New Development
D1: Quality of Design
D2: Character and Context
D3: Continuity and Enclosure
D4: Quality of the Public Realm
D5: Design for Movement
D6: Legibility
D7: Safety by Design
D8: Landscaping
D11: Design Statements
IM2: Planning Obligations
H2: Location of Windfall Residential Development
H3: Loss of Residential Accommodation
H4: Conversion of Residential Accommodation
H6: Densities
H7: Affordable Housing
H10: Accessible Housing
OS3: Play Space and Informal Open Space Provision in New Residential
Development
RA11: Watling Chase Community Forest
Saved Hertfordshire Structure Plan Policies
There are no relevant saved policies from the Hertfordshire Structure Plan Review
1991-2011, adopted April 1998.
Saved Hertfordshire Waste Local Plan Policies
There are no relevant saved policies from the Hertfordshire Waste Local Plan
1995-2005, adopted January 1999.
Local Planning Context
Welwyn Hatfield Borough Council, List of policies not saved beyond April 2008.
Welwyn Hatfield Borough Council, Welwyn Hatfield District Plan: Supplementary
Design Guidance, February 2005.
Welwyn Hatfield Borough Council, Welwyn Hatfield District Plan: Supplementary
Planning Guidance Parking Standards, January 2004.
Welwyn Hatfield Borough Council, Welwyn Hatfield Planning Obligations SPD,
February 2012.
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Hatfield Article 4 Direction, made 11 January 2011, came into force 12 January
2012.
Welwyn Hatfield Borough Council, Welwyn Hatfield Business Action Plan
2011/2012.
Welwyn Hatfield Council, Interim Housing Strategy for Welwyn Hatfield 2011-2012,
March 2011.
Hertfordshire County Council, Planning obligations guidance – toolkit for
Hertfordshire, January 2008.
Opinion Research Services, London Commuter Belt (West) Strategic Housing
Market Assessment 2008, April 2010.
Report prepared by CPC, Private Sector House Condition Survey, 2008.
Scott Wilson, Welwyn Hatfield Borough Council Level 1 Strategic Flood Risk
Assessment, May 2009.
Other Relevant Documents
Hertfordshire Local Authorities and Hertfordshire Fire and Rescue Service, Guide
to Fire Safety in Houses in Multiple Occupation: This guide outlines the fire and
safety provisions recommended for HMOs in Hertfordshire and is based upon
the national guidance produced by LACORS, July 2010.
PACEC, Economic and Social Impact of the University of Hertfordshire on Welwyn
Hatfield: A report prepared on behalf of the University of Hertfordshire and Welwyn
Hatfield District Council, 2004.
University of Hertfordshire, Annual Report and Accounts 2009/10, 2008/09 and
2007/08.
University of Hertfordshire, 2020 Vision: The Vision for our Campus, June 2011.
Welwyn Hatfield Borough Council, Amenity Standards for Houses in Multiple
Occupation & Other Dwellings, 2009.
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Appendix 2 Space Standards
Space standards required for HMO dwellings under the relevant Housing
Legislation:
One person unit(s) of accommodation Two person unit(s) of accommodation
(1)

One room units

Two or more

(3)

One room units

(2)

Two or more
(4)

rooms

rooms

8m² where there is 6.5m² for each
a separate
bedroom
individual kitchen,
or a shared kitchen

13m² where there
is a separate
individual kitchen,
or shared kitchen

11m² for each
bedroom

11m² where
kitchen facilities
are included in the
room

16m² where
kitchen facilities
are included in the
room

8.5m² for each living
room

1.

2.

3.

4.

8.5m² for each
living room
10m² for each
kitchen/living room

10m² for each
kitchen/living room

Where a communal living/dining room, or kitchen with suitable dining area, exists these room
sizes can be reduced by up to 1.5m², for example to a minimum of 6.5m². This discretion will
depend on the size and nature of the communal facilities, and adequate standards of management.
Health and Safety issues will also be taken into consideration when accepting reduced space
standards.
Trade off between room sizes in a two or more roomed unit may be acceptable at the discretion
of the inspecting officer, providing the proposed layout is acceptable, and the aggregate habitable
floor area of the rooms is not less than 15m².
Room sizes can be reduced by up to 2m² at the discretion of the inspecting officer where a
communal living room or kitchen with dining area exists. This will depend on the size and nature
of the communal facilities and adequate standards of management. Health and Safety issues
will also be taken into consideration when accepting reduced space standards.
Trade off between room sizes in two or more roomed units may be acceptable at the discretion
of the inspecting officer, providing the proposed layout is acceptable and the aggregate habitable
floor area of the rooms is not less than 19.5m.

Numbers Sharing

1-5 occupiers

6-10 occupiers

Kitchen

6m²

11m²

Dining / Kitchens

8.5m²

12.5m²

Living Rooms or Dining Rooms

8.5m²

12.5m²

(2)

1.

2.

(1)

Note: If more than 5 occupiers are sharing a kitchen additional sets of facilities are required (see
Welwyn Hatfield Borough Council Amenity Standards for Houses in Multiple Occupation & Other
Dwellings, section 3).
The kitchen must be sited no more than one floor distance from the bedroom or living/dining room
where practicable.
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The Houses in Multiple Occupation Supplementary Planning Document is also available to view and
download from the Council’s website www.welhat.gov.uk.
The Houses in Multiple Occupation Supplementary Planning Document
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