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1. Introduction 

 
 Overview 

1.1 Houses of Multiple Occupation (HMOs) are properties rented out to at least 3 people who 

are not from one household but share facilities like a bathroom and kitchen. Most HMOs are 

conversions or sub-divisions of larger houses.  

1.2 HMOs provide an important way of meeting the City’s housing needs, particularly for people 

on low incomes, young professionals, students and the growing number of one person 

households. At the same time, high concentrations of HMOs can present a challenge to 

creating mixed, balanced and sustainable communities and impact on residential character 

and amenity. 

1.3 This document aims to provide further guidance to support our adopted planning policies on 

HMOs to ensure that new HMO developments contribute to sustainable and balanced 

neighbourhoods while protecting residential character and amenity. 

1.4 The Supplementary Planning Document (SPD) is primarily for use by prospective planning 

applicants, property developers and landowners, as well as decision makers such as planning 

officers and elected members. However, it also is intended to help local residents 

understand how the Council intends to apply its planning policies. 

1.5 It is important to note that not all HMOs require planning permission. This document relates 

to the management of planning applications for new HMOs when planning permission is 

required, but also explains the role of the HMO licencing regime which is a separate process 

that can relate to both HMOs which do, and do not, require planning permission. 

 

Purpose of this SPD 

1.6 The purpose of this SPD is to: 

x Explain what a HMO is, in planning terms, and identify the circumstances where 

planning permission could be required; 

x Identify the national and local planning policies of relevance when considering planning 

applications for HMOs; 

x Set out detailed guidance that will be used to assess planning applications for HMOs, 

supporting the implementation of Policy DM11 Houses in Multiple Occupation; 

x Provide an overview HMOs licencing requirements; and 

x Provide a checklist of information the C
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/info/20160/planning_applications/21/apply_for_planning_permission
/info/20054/local_plan_documents/1933/city-wide_article_4_direction_relating_to_houses_in_multiple_occupation_hmos/3
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planning control, except those reported anonymously, to determine whether a breach has 

https://www.google.co.uk/url?esrc=s&q=&rct=j&sa=U&url=/download/downloads/id/17020/draft_birmingham_local_enforcement_plan.pdf&ved=2ahUKEwjF8_qDye31AhUqk4kEHRYwCVUQFnoECAgQAg&usg=AOvVaw21LVOBbGzFmvNO2NuHEibF
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3. Planning Policy Framework 
 

The National Planning Policy Framework (NPPF) 

3.1 The NPPF sets out the Government’s planning policies for England and how these should be 

applied. To achieve sustainable development, the NPPF expects the planning system to 

/info/20054/local_plan_documents/69/local_development_framework/2


/info/20008/planning_and_development
/info/20008/planning_and_development
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4. Guidance on the application of Policy DM11 Houses in multiple 
occupation  

 
 Policy DM11 Houses in multiple occupation 

4.1 Policy DM11 in the DMB applies to the conversion of existing dwelling houses to HMOs or 

the creation of new build HMOs. All the criteria a) – f) must be met.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

DM11 Houses in multiple occupation (HMO)  
 
1.  Proposals for the conversion of existing dwelling houses or the construction of new 
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the conversion of the remaining buildings to a HMO would not further harm the character of 

ǘƘŜ ŀǊŜŀΦέ 

4.15 There may be instances where almost all properties within a terrace are already HMOs with 

only a very small proportion of Class C3 dwellings remaining in that group. The Council may, 

by exception, allow the remaining one or two C3 dwellings in a particular terraced group to 

be converted to HMOs if this would have little impact on the balance and mix of households 

in that terrace which is already over dominated by the proportion of existing HMOs if it 

would not cause further harm the character of the area.  

4.16 It is recognised that owner occupiers or long-term residents in this situation (as described 

above), could struggle to sell their property for a continued Class C3 use when surrounded 

by existing HMOs. Each application site will be assessed on its own individual merits when 

considering whether this exception should be allowed. 

 

Approach to sandwiching 

4.17 The sandwiching of a family house between two HMOs or non-family residential uses can 

have adverse impacts on the amenity of occupiers of the property that is hemmed in on 

both sides by such properties. Policy DM11 aims to prevent proposals for HMOs resulting in 

a family house being sandwiched between two HMOs or other non-family residential uses. 

4.18 Non-family residential uses are defined within Policy DM11 as an HMO, student 

accommodation, residential accommodation within C1 and C2 Use and self-contained flats. 

Due to the similar characteristics of ‘exempt accommodation’ to such uses, they will be 

considered as a non-family residential use for the purposes of the policy.   

4.19 The sandwiching criterion will apply even if the % concentration of shared housing in the 

100-metre radius is at 10% or below. This is to deal with the impact of HMO proposals on 

residential amenity in the immediate vicinity of an application site, whereas the 10% 

threshold deals with the proliferation of HMOs at a wider neighbourhood level. 

4.20 Figure 1 below shows an example of ‘sandwiching’ and where planning permission would 

not be granted. This will not apply where the properties are separated by a road or where 

properties have a back to back relationship in different streets. Alleyways do not count as an 

intersecting road. (See Figure 2). 

 

Approach to continuous frontages of three or more in a row 

4.21 For the same reasons as the sandwiching criterion, proposals for HMOs should not result in a 

continuous frontage of three or more HMOs or non-family residential uses in a row and 

applies even where the concentration of shared housing in the 100 metre radius is at 10% or 

below. As per paragraph 4.18 above, non-family residential uses are defined as an HMO, 

student accommodation, residential accommodation within C1 and C2 Use and self-

contained flats and includes ‘exempt accommodation’. 

4.22 Where properties are not traditional houses situated along a street frontage, the policy can 

be applied flexibly depending on the individual circumstances of the proposal. e.g. along a 

high street where there are two adjoining HMOs and the application will create a third. 
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4.23 Figure 2 shows examples of three or more in a row being created and where planning 

permission would not be granted. This will not apply where the properties are separated by 

a road or where properties have a back to back relationship in different streets.  Alleyways 

do not count as an intersecting road. (See Figure 2). 

 

Figure 1: Examples of ‘sandwiching’ and continuous frontage  
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Figure 2: Example of intersecting road and alleyway  

 

 

x This will not apply where the properties are separated by an intersecting road or where 

properties have a back to back relationship in different streets. (See Figure 2)  

x  Alleyways do not count as an intersecting road. (See Figure 2).  
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Loss of family housing 

 

4.24 

https://www.birminghambeheard.org.uk/economy/birmingham-design-guide/
https://www.birminghambeheard.org.uk/economy/birmingham-design-guide/
/downloads/file/1630/houses_in_multiple_occupation_hmo_property_and_management_standards
/downloads/file/1630/houses_in_multiple_occupation_hmo_property_and_management_standards
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Parking 

4.31 HMOs can place additional pressure on car parking within the 

/directory_record/646/birmingham_parking_supplementary_planning_document
/directory_record/646/birmingham_parking_supplementary_planning_document


18 
 

5. Making a planning application 
 
5.1 Prior to submitting any proposals or planning applications, applicants are advised to engage 

in the pre-application process provided by the Council. Further information can be obtained 

at Pre-application process 

5.2 Applications will need to be accompanied by the relevant supporting evidence. This includes, 

but is not limited to: 

x Site location plan 

x Internal layout/ floor plans showing: 

o the internal measurements for each room (bedrooms and communal 

spaces) indicating what each room will be used for 

o for bedrooms, indicate if they are intended to be single or double, and any 

areas of reduced ceiling heights 

x  External layout plans showing the location, size and design of the:  

o waste storage area to be used for the storage of waste and recycling bins 

o outdoor amenity space  

o areas for clothes drying 

o car parking (if on site) and bicycle parking and storage 

x Elevation plans where any extensions or new openings such as windows and doors 

are proposed 

x Supporting statement including details of proposed parking provision (car and 

bicycle) 

x Any supporting evidence; for example, parking surveys 

5.3 A full list of the Council’s validation requirements together with details of how to make an 

application and any fees payable can be found on the Council’s website at: Apply for 

Planning Permission 

5.4 

/info/20160/planning_applications/79/pre-application_advice
/info/20160/planning_applications/21/apply_for_planning_permission
/info/20160/planning_applications/21/apply_for_planning_permission
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6. HMO Licensing and management 
 
6.1 In addition and separate to the planning requirements set out in this SPD, the Council also 

operates a mandatory licensing scheme for HMOs. All HMOs occupied by five or more 

people are required to have a licence. You can find out how to apply for a HMO licence at  

How to apply for a HMO licence  

6.2 Operating a licensable HMO without a licence is a criminal offence and there can be serious 

financial consequences arising in such cases. In addition, failure to comply with licence 

conditions or breac

/info/50248/houses_in_multiple_occupation
mailto:prs@birmingham.gov.uk
/info/50248/houses_in_multiple_occupation

