
         

HIGH PEAK BOROUGH COUNCIL

Report to Community Select Committee

23 September 2020

TITLE: Update on HMO’s 

EXECUTIVE COUNCILLOR: Councillor Fiona Sloman – Executive 
Councillor for Housing and Licensing

CONTACT OFFICER: Alicia Patterson – Head of Environmental 
Health

WARDS INVOLVED: Non Specific

Appendices Attached – None

1. Reason for the Report

1.1 To update members in connection with Houses in Multiple Occupation 
(HMO)

2. Recommendation

2.1 That the Committee notes the report.

3. Background and Detail

3.1 The legislation defining HMOs and providing for the enforcement of HMO 
standards is grounded in the provisions of the Housing Act 2004. This Act lays 
the foundation for establishing what constitutes an HMO, what the criteria are 
for the licensing of certain HMOs and prepared the ground for regulations 
made under the Act regarding the standards and management of HMO’s.

3.2 Following the introduction of the Housing Act 2004, High Peak Borough 
Council’s Private Sector Housing Team revised and updated the Council’s 
Guidance on HMOs, and this guidance has undergone multiple revisions as 
regulations have come into force and as the 2004 Act has been amended and 
updated. The Council’s HMO Guidance was last updated in 2018, following 



the publication of the revised criteria for HMO licensing and  minimum room 
sizes.

3.3 The current HMO Guidance can be seen on the Council’s website at 
https://www.highpeak.gov.uk/media/4614/HMO-Full-
standards/pdf/HMO_Full_standards_2018.pdf?m=1571823646563
The standards are supported by the national guidance on standards of Fire 
Safety in residential properties, which is applied to a variety of private sector 
rented properties including HMOs. This guidance is also available on the 
Council’s Website at https://www.highpeak.gov.uk/media/4613/Lacors-
National-Fire-Safety-Guidance-July-
08/pdf/Lacors_National_Fire_Safety_Guidance_July_08.pdf?m=15718236076
70

3.4 High Peak currently has 147 known HMOs, including 76 Licensed HMO’s. 
The licensed HMO’s are predominantly in the Buxton area and most arose 
from the expectation of an increasing student population following the 
development of the University of Derby campus in Buxton. Once student 
numbers settled it was found that a significant proportion of 2nd and even 3rd 
year students could be accommodated in the student Halls of residence as 
well as the 1st year intake. As a result, a number of landlords who had bought 
properties to house students turned their attention to other tenures in order to 
ensure the continuity of their business.

3.5 Licensed HMOs in the High Peak now provide accommodation for a diverse 
tenant base, including professional lets, student housing, community housing 
and charitable accommodation. They provide an essential source of 
temporary or long term accommodation for people who would otherwise 
struggle to live independently, get started on the property ladder or simply 
cannot get access to housing anywhere else.

Enforcement

3.6 High Peak currently has 1.0 FTE Housing Officers with 0.2 FTE support from 
the Senior Officer for Housing, Public Health and Licensing. This resource is 
deployed across the full range of private sector housing activity, and so 
enforcement activity is prioritised on a risk basis. In terms of HMOs, our 
current inspection programme is based on risk factors around the standard of 
the premises, confidence in management and compliance with Licence 
Conditions for licensed HMOs. We aim to inspect all our HMOs on a rolling 
programme over a five year period, based on the current HMO Licence 
period. So far this year, we have pro-actively inspected 8 HMOs and 
responded to 4 complaints from tenants. The low level of complaints is 
testament to the generally good standards of management of HMOs and the 
work that the Housing Team has done over the years in building positive 
working relationships with all our Landlords. The inspection programme has 
been significantly affected by the lockdown period and we would ordinarily 
have expected to inspect 20% of our HMO Stock this year.
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3.7 There are no current ‘problem’ premises i.e. HMOs where we receive 
persistent complaints, where there is regular ASB or where there is significant 
community impact. There are, however, a number of High Risk premises 
which require more intensive monitoring and inspection. These are all 
charitable premises where there is a potentially volatile mix of vulnerable 
individuals with challenging behaviours or addictions which could affect the 
surrounding community if not managed effectively. Only one of these 
premises has attracted significant attention in the last 12 months, and this was 
in respect of a single large scale incident which was dealt with by a multi-
agency meeting with the landlord, resulting in a number of measures to add 
additional control and support measures. There have been no further 
complaints or incidents following the intervention.

3.8 All the licensed HMOs were originally accredited with High Peak under the 
voluntary Landlord Accreditation Scheme, and those that provided student 
accommodation relied on our accreditation in order to promote their 
accommodation to University of Derby students. In recent years, membership 
of the Landlord Accreditation Scheme has declined as a result of the 
University of Derby partnering with the East Midlands Landlord Accreditation 
Scheme (EMLAS) to accredit all student accommodation across their sites. 
Membership of our Scheme is no longer a requirement for Buxton student 
HMOs and as this accounted for the vast majority of High Peak Accredited 
Landlords, the Scheme has effectively faded away in the last few years. The 
Scheme was revived 2 years ago and despite extensive promotion in the 
landlord community and the availability of Accreditation Grant funding to help 
landlords upgrade their properties, we currently have only a handful of 
landlords who remain accredited and have seen no take up of grant 
assistance in the last 18 months. The Scheme is no longer cost-effective in 
terms of the resources required to maintain it, and it is proposed that the local 
Scheme is cancelled at the end of the current financial year.

3.9 In terms of Covid-19, there has been no sector-specific guidance issued by 
Government but officers have been pro-active in providing information and 
guidance to local HMO landlords on how to manage separation in such 
premises based on the domestic household guidance. Many landlords have 
provided posters and information leaflets to tenants, but as they have not 
been attending the premises during lockdown it is difficult to establish how 
successful this has been. On a positive note, there are currently no reports of 
Coronavirus outbreaks in local HMOs and so it must be assumed that the 
majority of tenants are attempting some form of separation.

3.10 There has been no further legislation or guidance issued for HMOs since the 
last Report submitted to this Committee in November 2019. The impact of the 
statutory minimum room sizes for HMO properties introduced last year has 
meant that a number of HMOs licensed for 5 persons will cease to require a 
licence in future as the number of available rooms will reduce. Income from 
HMO licensing currently runs at approximately £23,500 over a five year period 
(the period over which licences are subject to renewal) so there will be a slight 
impact on income going forward. The current fees for HMOs are £385 for a 
new application, and £310 for a renewal or change of ownership application.



4. How this report links to Corporate Priorities 

4.1 Aim 1 – supporting our community to create a healthier, safer, cleaner High 
Peak.

5. Alternative Options

5.1 The report is for the information of the members of the Committee and there 
are no further options to consider.

6. Conclusion

6.1 Members are encouraged to read the HMO Guidance to get the best overview 
of current HMO requirements. The Senior Housing Officer will be in 
attendance at the Committee to answer any questions that members may 
have and provide additional information where necessary. Comments from 
the Committee will be considered as part of the Council’s review of its Private 
Sector Housing strategy which will be the subject of a report to a future 
meeting of the Committee.

Mark Trillo
Executive Director (People) and Monitoring Officer
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