
    

     
 

        
 

    
 

             
            

       
 

  
 

            
            

         
           

          
            
         

           
    

 
              

            
          

           
             

            
           

    
 

   
 

             
             
           

            
           

        
          

            
             

     
 

 
 

            
              
       

 
  

 

 

  Agenda Item 4. 
Jobs and Economy Committee 27 February 2020 

Report of the Chief Executive 

HOUSES IN MULTIPLE OCCUPATION (HIMOS) IN BEESTON 

1. Purpose of report 

To provide members with an update on Housing Need work, in so far 
as it relates to clusters of student accommodation in Beeston and to 
recommend the appropriate response to this issue. 

2. Background 

Update reports were provided to the committee in July 2019 and in 
January 2020, and these reports are contained in appendices 1 and 2. 
Iceni Projects Limited were commissioned to undertake a Greater 
Nottingham & Ashfield Housing Needs Assessment, and as part of this 
a Technical Paper was completed on Student Housing Needs. This 
paper was specifically included in the brief in order to inform decision 
taking in Broxtowe on student housing needs, which includes 
consideration of Houses in Multiple Occupation, and how this should be 
addressed in policy terms. 

The Iceni report is included in full at appendix 3 which does not yet 
contain data from the universities. At appendix 4 is an assessment of 
the options available including a recommended course of action. At 
appendix 5 is a map showing the recommended boundary for the 
Article 4 Direction. The Council is seeking a legal opinion as to the 
appropriate time scale and boundary of the Article 4 direction and this 
together with the information from the universities will be available prior 
to the Committee. 

3. Financial implications 

The cost of issuing an Article 4 Direction can be done within existing 
budgets. The work on an SPD is likely to take one planning officer 
between 6 months and 1 year to do this comprehensively. Depending 
on other commitments it may be possible to redistribute work within the 
department, but with an uplift in Core Strategy work, HS2 now 
confirmed, Development Corporation work gathering pace, and Town 
Centre regeneration initiatives accelerating, it would not be the case 
that any redistribution of work can be done seamlessly without a knock 
on effect on other priorities. This will be kept under review with further 
reports to the Committee. 

Recommendation 

The Committee is asked to RESOLVE that the work outlined in appendix 
4 and shown in appendix 5 is undertaken to create an Article 4 Direction 
in relation to Houses in Multiple Occupation. 

Background papers 
Nil 
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Jobs and Economy Committee 4 July 2019 

Report of the Chief Executive APPENDIX 1 

HOUSES IN MULTIPLE OCCUPATION (HIMOS) IN BEESTON 
UPDATE 

1. Purpose of report 

To provide members with information on the necessary steps to fully 
consider the merits of additional policy restrictions regarding Houses in 
Multiple Occupation (HIMOs). The full details are provided in the 
appendix. 

2. Background 

The 
under permitted development. Councils can impose additional 
restrictions (by way of an Article 4 direction or indeed by other means) 
to remove permitted development rights, but it is expected that there is 
clear evidence to justify this approach. Currently a change from a 

ed 
the number of residents does not exceed 6. There is a separate 
licensing regime for HIMOs with five or more residents. The Broxtowe 
Part 2 Local Plan is also at an advanced stage of examination and it is 
currently anticipated that the Inspector s report may be received during 
late summer with the potential to adopt the plan (if found to be sound) 
in September 2019. The Part 2 Local Plan contains more detailed 
policy on Borough wide expectations on design, character and amenity 
which will be applied to all planning applications for HIMOs and other 
uses on a case by case basis. It is also well understood that there have 
been a number of concerns raised with Councillors regarding an 
erosion of the character of parts of Beeston, as a result of what some 
consider is too many HIMOs already, and a lack of control under the 
planning system for additional ones coming forward. 

3. Financial implications 

The financial implications are not currently known. The cost of issuing 
an Article 4 Direction can be done within existing budgets. What is 
currently unknown is the extent and risk of compensation payable to 
individual property owners 
There will be a report back to the Committee should work to assess this 
becomes necessary. 

Recommendation 

The Committee is asked to RECOMMEND to the Finance and Resources 
Committee that the work outlined in the appendix is undertaken. 

Background papers 
Nil 
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Jobs and Economy Committee 4 July 2019 

APPENDIX 

1. The process of applying for a HIMO restriction 

There are two options (under schedule 3 of the GPDO): one for the direction 

The procedures are similar in both cases: 
We draft (make) the direction, via a report to Jobs and Economy 
Committee. which 
would be Part 3 Class L regarding HIMOs) and the area that the A4 
applies to. 
We put an advert in a local newspaper and put up at least two site 
notices. 
We serve notice on all owners and occupier e using 

procedure, we seem to only need to notify 

information later in the process). 
The notice includes a description of the direction and of the area and it 
specifies a place where the direction and associated map can be seen 
The notice also states either that the direction comes into force. 
immediately or that it is proposed that it will come into force at a 
specified date in the future (between 28 d 
We give people at least 21 days to make representations. 
We notify the Secretary of State (via the Planning Casework Unit). 
He/she can cancel or modify the direction (or only cancel it in the 

We notify the County Council. 
We consider the representations. 

-
case this means that the direction comes into force on the date 
specified previously. 

newspaper advert, site notices, notices to all owners and occupiers. 
We send a copy of the confirmed direction to the Secretary of State. 

affect the potential for any compensation payments. Compensation is 
potentially payable for the immediate effect route and it is this aspect that the 
Council would need to obtain more detailed advice regarding the risks. 

2. The evidence needed 

This is not specified in the legislation. The Secretary of State has the power to 
cancel any direction, so 
justifies our approach, the more likely it will be that the Secretary of State 
does not intervene. The Planning Practice Guidance (PPG) says that Article 

amenity or the wellbeing of the a 
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Jobs and Economy Committee 4 July 2019 

. In the view of officers, it is considered to be essential 
to undertake the Housing Market Characteristics work as part of the Core 
Strategy review that will give members and ultimately the Secretary of State, 
the objective evidence regarding the extent of the issue in Beeston and 
potentially elsewhere. In the absence of the up to date evidence (which 
Nottingham City had when considering a similar Article 4) there is considered 
to be an unacceptably high risk that the Secretary of State will intervene 
leading to abortive costs (whether or not compensation is payable) and work. 

3. The timescales for Core Strategy Review 

There is work to inform a anticipated to take 
pace towards the end of 2019. It would be realistic to undertake the Housing 
Market work described above in tandem with the growth options consultation 
with a realistic prospect of a report to Jobs and Economy committee before 
the end of 2019 to fully consider the available evidence, and the merits of 
otherwise of pursuing an Article 4 Direction. 

4. Summary of additional work recommended before final decisions are taken 

Greater Nottingham Housing Market characteristics work which will 
provide information on the different housing sub markets in Nottingham 
and will be a comprehensive evidential basis for any further steps to 
take. 
Additional property advice including the risk of compensation. This 
work will be essential if members are ultimately minded to consider 
making an Article 4, depending on any risk of compensation which will 
be better understood after the necessary work streams are completed. 
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Jobs and Economy Committee 30 January 2020 

Report of the Chief Executive APPENDIX 2 

HOUSES IN MULTIPLE OCCUPATION (HMO) 

1. Purpose of report 

To update the committee on progress on work in relation to Houses in Multiple 
Occupation (HMOs), in the Borough. 

2. Background 

It was resolved at Jobs and Economy committee in July that further work would 
be done to gather additional evidence including a commission on housing need 
and housing market characteristics work across Greater Nottingham and 
consultants recommendations on potential policy interventions. This work is 
nearing completion and our colleague Councils agreed to do the Broxtowe 
element of the work first, but at the time of drafting this report this has not been 
completed and it needs to be in order for the committee to come to an informed 
view. An additional meeting has therefore been arranged for Thursday 27th 

February to determine the appropriate steps to take. In the appendix that follows 
there is a summary of the work undertaken and provided to the consultants. 

3. Financial Implications 

Recommendation 

The Committee is asked to NOTE the progress made. 

Background papers 
Nil 

Page 9 



    
 
 

   
 
 

             
             

             
             

            
         

           
 

              
             
          

 
 
          

 
         

         
         

          
         

          
 

 
 
 

 

   
  

  
  

   
   

 

 
 
 

             
            

            

 

 

  

 

Jobs and Economy Committee 30 January 2020 

APPENDIX 1 

Broxtowe has a good history of effective joint working with our partners in 
Greater Nottingham and the work on HMOs and all other relevant issues around 
the housing market in Broxtowe is undertaken in this context. This allows a 
comparison to be made regarding trends from the time of the previous Core 
Strategy preparation (2013) to the situation now and it also allows the 
comprehensive consideration of both positive and negative issues arising 
allowing for interventions to address the latter without compromising the former. 

Since the matter was last reported to Jobs and Economy committee in July the 
Council has appointed an officer who has undertaken a survey of properties in 
Central Beeston and the result of this are given below. 

# 
responses 
OO 
Tenants 
Single Use 
HMOs 

Lower 

26 
3 
23 
1 
12 

Fletcher 

20 
8 
11 
4 
2 

Pelham 

24 
13 
11 
7 
1 

Salisbury 

42 
17 
25 
15 
3 

King 

23 
12 
11 
1 
10 

Mona 

25 
17 
8 
2 
6 

Thyra 

11 
3 
8 
3 
3 

Waldemar 

9 
7 
2 
2 
0 

Lic. HMOs 10 5 3 7 0 0 2 0 

TOTALS: 
# responses 180 
OO 80 
Tenants 99 
HMOs 35 
Lic. HMOs 37 
Single use 27 

OO 

HMOs 

Lic. HMOs 

Single use 

200 

150 

100 

50 

0 
# OO Tenants HMOs Lic. HMOs Single use 

responses 

In addition, officers in private sector housing have provided details of all licensed 
HMOs in the Borough and colleagues in Council Tax have provided information 
regarding all Council Tax emptions. This information shows that the focus of 
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Jobs and Economy Committee 30 January 2020 

licensed HMOs, Council Tax exemptions and a general higher proportion of 
rented properties are focussed in the Beeston sub-market area. Dialogue is on-
going with the universities and with landlord groups and this will be included in 
any final report. In addition, officers are attending a meeting of the Beeston Civic 
Society on 14 February 2020 where the issues will be discussed and an update 
of this meeting will be included in the final report to the meeting on 27 February 
2020. 

It is too soon to conclude on the appropriate action to take in the absence of 
evidence based recommendations, but this work is close to completion and will 
be available at least two weeks prior to consideration of this on 27 February 
2020. Arrangements are also underway to have the consultants attend the 
meeting to answer any questions the Committee may have. 
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APPENDIX 3 

Technical Paper: Student Housing Needs 

Iceni Projects Limited on behalf of 

Ashfield, Broxtowe, Gedling, Erewash, 

Nottingham and Rushcliffe Councils 

February 2020 

Iceni Projects 

London: Da Vinci House, 44 Saffron Hill, London, EC1N 8FH 
Glasgow: 177 West George Street, Glasgow, G2 2LB 
Manchester: 68 Quay Street, Manchester, M3 3EJ 

t: 020 3640 8508 | w: iceniprojects.com | e: mail@iceniprojects.com 

linkedin: linkedin.com/company/iceni-projects | twitter: @iceniprojects 
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1. INTRODUCTION 

1.1 The comprising Broxtowe Borough Council, 

Erewash Borough Council, Gedling Borough Council, Nottingham City Council and Rushcliffe 

prepare a Housing Needs Assessment. 

1.2 The Housing Needs Assessment is being prepared for the Greater Nottingham and Ashfield area in 

order to support the preparation of Local Plans looking ahead to 2038; and to provide evidence to 

support housing market interventions and prospective future funding bids. 

Student Housing Needs Technical Paper 

1.3 This initial technical paper has been prepared in advance of the main Housing Needs Assessment 

in order to inform decision-taking in Broxtowe Borough Council on student housing needs which 

includes consideration of concentrations of students and consequently Houses in Multiple 

and how this should be addressed in policy terms. 
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2. STUDENT HOUSING NEEDS 

2.1 This section considers the needs of students with a focus on Broxtowe Borough Council. 

The Existing Profile of Student Housing Need 

2.2 The NPPF is clear that the needs of students (and other groups within the housing market) should 

be assessed and reflected in planning policies. 

2.3 Across the study area at the point of the 2011 Census, there were around 62,000 full time students 

aged 18 and over with around three quarters of these students living in Nottingham City. 

2.4 The area has two higher education (HE) establishments which are relevant to this assessment - the 

University of Nottingham and Nottingham Trent University - as well as a number of further 

education colleges. However, the data allowing us to track trends in student numbers year-on-year 

for further education establishments is not consistently available. It is HE students which 

principally impact on the housing market, and therefore the assessment focuses on these. 

2.5 We have access to data allowing us to track trends in student numbers for the University of 

Nottingham and Nottingham Trent University from the Higher Education Statistics Agency 

Drawing on data from the HESA, the Figure below sets out the pattern of growth over the 

last 10 years from 2007/08 to 2017/18 across the two Universities. 

2.6 As of 1st September 2017, the University of Nottingham had 33,100 full and part-time UG and PG 

students. Nottingham Trent University had an equivalent 30,890 students; which is the highest 

total number of students at the University in the last decade. 
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Figure 2.1: Profile of Student Population at University of Nottingham 

40,000 

Full Time UG Part Time UG Full Time PG Part Time PG 

Source: HESA 2019 

2.7 At the University of Nottingham, the number of full time undergraduates grew over the 2007-17 

period by 3,250 students whilst the proportion of part time undergraduates fell by 2,515 students. 

Across the ten year period, the number of postgraduate students increased modestly. 
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Figure 2.2: Profile of Student Population at Nottingham Trent University 
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2.8 At Nottingham Trent University, the number of full time undergraduates increased by a substantial 

47% over the ten year period; whilst the number of part-time undergraduates fell by around 1,750 

students. The growing number of full-time students will have had a greater impact on housing 

across the study area. 

2.9 Housing needs arise principally as a result of full-time students (with those studying part time 

typically also working relatively locally or living with parents). As of 1st September 2017, there were 

30,405 full time students at the University of Nottingham and 26,750 FTE students at Nottingham 

Trent University. The trend in full time students is shown in the Figure below. 

Figure 2.3: Trends in FTE Higher Education Students in Greater Nottingham & Ashfield 
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2.10 It is notable that both establishments experienced a fall in the number of full time students following 

the introduction of an increase in student fees by the Government in 2010/11; however, student 

numbers have increased again in recent years; with FTE student numbers at Nottingham Trent 

University now at their highest level over the last 10 years. 

1st 2.11 At September 2011, there was a total of 54,515 full time students at the University of 

Nottingham and Nottingham Trent University; suggesting that the two Universities accounted for 

around 88% of all full time students aged 18 and over at the point of the 2011 Census. By 2017, 

the number had risen by 5% to 57,155. 
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The Profile of Accommodation and Concentrations of Houses in Multiple Occupation 

2.12 At the point of the 2011 Census, there were around 62,000 full time students aged 18 and over 

across the study area. The Table below sets out a breakdown of this by age and authority area; 

demonstrating that of the 62,000 students, around 46,000 (74%) were based in Nottingham City. 

The second largest concentration of students was in Rushcliffe (4,563) followed by Broxtowe 

(4,412). 

Table 2.1 Profile of Full Time Students Aged 18 and Over 

Age 

Aged 18-19 

Aged 20-24 

Aged 25 and Over 

Ashfield 

1,124 

635 

518 

Broxtowe 

1,313 

1,698 

1,401 

Erewash 

1,102 

650 

591 

Gedling 

1,228 

790 

603 

Notts City 

13,381 

25,597 

6,943 

Rushcliffe 

1,651 

2,216 

696 

Total (No.) 2,277 4,412 2,343 2,621 45,921 4,563 

2.13 Across the study area, where students live varies markedly, which is likely to partly reflect the 

nature of students living in each of the authority areas. For instance, at the point of the 2011 

Census, around 70% of the students living in Gedling lived with parents; but only 36% did so in 

Broxtowe and only 10% did so in Nottingham City. The Table below sets out the profile of full time 

students and their accommodation across the authority areas at the last census. 

Table 2.2 Profile of Full Time Students Aged 18 and Over by Accommodation Type (%) 

Accommodation Type Ashfield Broxtowe Erewash Gedling Notts City Rushcliffe 

Living with Parents 68% 36% 66% 70% 10% 36% 

University Communal 4% 0% 0% 0% 24% 13% 

Other Communal 0% 0% 2% 0% 4% 0% 

All Student Household 4% 31% 7% 7% 44% 33% 

Living Alone 3% 4% 4% 4% 5% 2% 

Other 21% 29% 21% 20% 13% 16% 

Total (No.) 2,277 4,412 2,343 2,621 45,921 4,563 

Source: 2011 Census 

2.14 Beyond those students living at home, as the analysis shows, 31% of students aged 18 and over 

lived in an all student household in Broxtowe Borough; 44% in Nottingham City and 33% in 

Rushcliffe. It is notable that students residing in this form of student accommodation typically live 

in HMOs; and in some instances, the number of HMOs can become concentrated in particular 

areas. 
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2.15 It is particularly notable that around 90% of students living in HMOs in Broxtowe Borough were 

concentrated in the Beeston ward. This area is located at the western end of the University of 

. 

2.16 Although it is not uncommon for areas with a high population of students to have a number of all 

student HMOs, it is important that a mix of residential accommodation is maintained within the 

neighbourhood. In particular: 

Student populations are transient and thus concentrations of HMOs can create relatively 

transient communities of people with a high population turnover. This can, in some 

circumstances, lead to issues of environmental upkeep and fly-tipping. 

Areas with concentrations of HMOs are those in which there is an above average proportion 

of properties owned by landlords rather than owner occupiers. This can result in reduced 

investment in the upkeep of properties, which can lead to a general downward trend in 

neighbourhood quality. 

Growth in student HMOs within an area can inhibit the availability and supply of homes for 

other groups within the population, such as for families. 

2.17 Through discussions with local lettings agents, it is noted that Beeston is known for higher quality 

compared with areas such as Lenton. Letting agents found that the area continues to maintain a 

balance of housing with a greater focus towards families, as well as young professionals and 

has been a recent [i.e. last 5 years] surge of 

investment in the Beeston area to upgrade the standard of shared student housing Agents also 

highlighted that a number of local businesses benefit from the number of young professionals and 

students in the area. 

2.18 Nevertheless, where concentrations of student housing exist, it may be appropriate to consider 

introducing an Article 4 Direction to remove permitted development rights for the change of use 

from a dwelling house (Use Class C3) to an HMO (Use Class C4) in order to ensure a balance of 

housing is maintained moving forward; and communities remain mixed but balanced. 

2.19 The Figure below shows the spread of HMOs as well as homes subject to a student exemption for 

Council Tax across Broxtowe Borough. There is a particular concentration shown in the Beeston 

Central ward; as well as smaller numbers in the Beeston West, Beeston North and Beeston 

Rylands wards. 
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Figure 2.4: Concentration of HMOs in Broxtowe Borough 

2.20 Taking the 2011 Census household profile for these four wards as a basis, with a total of 9,347 

households at 2011, the number of HMOs at 142 would represent 1.5% of all households if 

applying the 2018 HMO figures to the Census base. This does not suggest there is a substantial 

concentration of HMOs at a ward-level. 

2.21 The majority of the licensed HMOs are situated in the Beeston Central ward. As at 2018, 69% 

the number of households in Beeston Central at 2,180 at the point of the 2011 Census; we note 

that this would only represent 4.5% of all households. 

2.22 However, it is important to look at the issue beyond a ward-level. The Figure below shows the 

position at a smaller scale across the Beeston wards and LSOAs with a focus on particular streets. 

This shows that there are clusters of HMOs in certain areas of the Beeston Central ward including 

along Lower Road and Broadgate, which are all adjacent streets to University Boulevard and in 

close proximity to the University of Nottingham. There are also clusters in close proximity to 

Beeston Railway Station, with clusters along Queens Road West (Beeston Central) and Lilac 

Grove (Beeston Rylands). 
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Figure 2.5: Concentration of HMOs in Beeston Wards 

2.23 

along Broadgate and Lower Road, there are concentrations of 7 to 9 HMOs within a single row or 

block. 

2.24 The Figure below shows how the number of new licensed HMOs has grown year-on-year since 

2007 in the Beeston area to reach a total of 142 licensed HMOs at as 2019. The numbers 

elsewhere in the Borough are modest. This data is drawn from the public register of licensable 

HMOs, which is maintained by the Council in accordance with Section 232 of the Housing Act. It 

points to rapid recent growth. 
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Figure 2.6: Licensed HMOs in Beeston, Broxtowe 
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Source: Public Register of Licensable HMOs 

2.25 The number of licensed HMOs in the Beeston area has grown by 238% over the last five years 

from 42 to 142 HMOs which is clearly substantial growth in percentage terms; with an additional 90 

HMOs licensed over the last 3 years. This is clearly significant in relative terms. 

2.26 The 

on making new student developments sufficiently attractive and affordable for students in all years 

of study to be persuaded that the purpose-built market is a better option than shared housing in 

communities. 

2.27 Nottingham City has an estimated 7,261 HMOs which includes licensed, known and suspected. Of 

the 2,147 HMOs with a mandatory license and 4,124 HMOs with a non-mandatory license, 581 

(equal to 27%) and 967 (equal to 23%) are located in the Lenton and Wollaton East ward of 

Nottingham respectively. This ward directly adjoins the Beeston West and Beeston Central wards; 

and there are particular concentrations on streets around these areas outside of the Broxtowe 

boundary. 

2.28 Although the evidence suggests that as a proportion of all households, the total number of licensed 

HMOs across the four Beeston wards where HMOs are concentrated is relatively low at a ward-

level; as is shown in Figure 3.5, there are notable clusters and concentrations forming on particular 

streets in Broxtowe principally on: 
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Lower Road, Beeston Central; 

Broadgate, Beeston Central; 

Salisbury Street, Beeston Central; 

Queens Road, Beeston Central; and 

Lilac Grove, Beeston Rylands. 

2.29 In order to ensure that this area remains mixed but balanced; it is considered that there is sufficient 

evidence to justify the Council introducing an Article 4 Direction covering these streets. This would 

mean that planning permission will be required for a change of use from a C3 (dwelling house) to a 

Class C4 (small house in multiple occupation - HMO). 

2.30 However, it is recognised that by defining an Article 4 Direction too narrowly, there is a risk that 

student concentrations could simply spread to adjoining streets. The Council should take this into 

account in drawing the boundary to be covered by the Article 4 Direction within the Beeston area. 

Purpose-Built Student Accommodation 

2.31 Whether HMO numbers grow over time will be influenced by: 

Future trends in student numbers at the universities; 

Delivery of purpose-build student accommodation; and 

Student decisions regarding the balance between accommodation cost and quality. 

2.32 The number of schemes being built out or coming forward through the planning process for 

purpose-built accommodation is significant. The Table below sets out schemes approved or 

pending consideration from 1st January 2017 onwards and shows that there are 342 bedspaces 

currently under construction or subject to determination in Broxtowe. 

Table 2.3 Purpose-Built Student Accommodation 

Planning Application Address [Ref] 

1 Queens Road East, Beeston 

[19/00799/FUL] 

Proposal 

Student accommodation building 

providing 32 bedrooms. 

Status 

Pending 

Consideration 

Neville Sadler Court, Beeston 

[18/00607/FUL] 

Change of Use of 28 flats to 

student accommodation (17 cluster 

flats) and construction of 3 cluster 

flats (providing 83 bedspaces in 

total) 

Approved and 

Under Construction 
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Dagfa House School, Broadgate, 

Beeston [17/00607/FUL] 

Student accommodation providing 

136 bedspaces. 

Approved and 

Under Construction 

Dagfa House School, Broadgate, 

Beeston [17/00608/FUL] 

Student accommodation providing 

91 bedspaces following demolition 

of school buildings. Additional to 

17/00607/FUL. 

Approved and 

Under Construction 

Total Bedspaces: 342 

2.33 As the number of bedspaces being brought forward in Broxtowe through purpose-built 

development and prospective planning applications would suggest, there is demand outside of 

traditional shared accommodation and HMOs in favour of purpose-built accommodation. 

2.34 Nottingham City is also seeing substantial growth in the development of purpose-built student 

accommodation with 6,488 bedspaces purpose-built dwelling delivered between 1st April 2011 and 

31st March 20181. The latest Purpose Built Student Accommodation Vacancy Survey for 2018/19 

recorded a vacancy rate of only 0.3% in Nottingham City which has fallen from 1.6% in 2014/15. 

2.35 Furthermore, Nottingham City Council expects around 5,500 bedspaces to come forward through 

pipeline development schemes in the coming years2. 

2.36 Overall, considering the scale of recent purpose-built provision in Nottingham City coupled with the 

substantial level of pipeline supply; there is clearly a moving shift away from HMOs to purpose-built 

accommodation in the City Centre has 

the potential to have a notable impact on the quantum and concentration of HMOs in and around 

the Beeston area. 

2.37 Through discussions with local letting agents, we also note that one of the main reasons student 

numbers have increased in Beeston is due to the lack of development in areas such as Lenton and 

Dunkirk which students have historically preferred; however, further provision of purpose-built 

accommodation could help to reverse this trend. 

Future Student Housing Needs 

2.38 In order to understand how the profile of Beeston and other surrounding areas where students 

reside are likely to evolve over time, Iceni have engaged directly with the two Universities in 

1 Nottingham City Council Annual Monitoring Report (March 2019): Appendix 4 

2 Nottingham City Council Annual Monitoring Report (March 2019): Appendix 5 
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Nottingham to discuss the likely future trends in student numbers and the associated influence of 

this change on local dynamics and the balance of existing communities. 

2.39 [Iceni are awaiting data from the University of Nottingham and Nottingham Trent University to 

inform the potential for numbers to increase. Iceni will be in a position to set out an analysis of 

likely future trends and the potential for changes in student numbers. This will ultimately influence 

the final conclusions as we compare student growth to planned provision]. 

Summary: Student Housing Needs 

The NPPF is clear that the needs of students should be assessed and reflected in planning 

policies. Across the study area at the point of the 2011 Census, there were around 62,000 full time 

students aged 18 and over with around three quarters of these students living in Nottingham City. 

The area has two higher education establishments which are relevant to this assessment including 

the University of Nottingham and Nottingham Trent University, as well as a number of further 

education colleges. As of 1st September 2017, the University of Nottingham had 33,100 full and 

part time UG and PG students. Nottingham Trent University had an equivalent 30,890 students, 

which is the highest total number of students at the University in the last decade. 

Both establishments experienced a fall in the number of full time students following the introduction 

of an increase in student fees by the Government in 2010/11; however, student numbers have 

increased again in recent years; with FTE student numbers at Nottingham Trent University now at 

their highest level over the last 10 years. 

Across the study area, the profile of student accommodation varies markedly, which is likely to 

partly reflect the nature of students living in each of the authority areas. Our analysis shows that 

31% of students aged 18 and over lived in an all student household in Broxtowe Borough; 44% in 

Nottingham City and 33% in Rushcliffe. It is notable that students residing in this form of student 

accommodation typically live in HMOs; and in some instances, the number of HMOs can become 

concentrated in particular areas. 

In line with this, it is particularly notable that around 90% of students living in this type of 

accommodation in Broxtowe Borough were concentrated in the Beeston ward. The concentration 

of HMOs in this area is principally driven by strong influences of the University of Nottingham and 

Nottingham Trent University; and by the fact that this area is located at the western end of the 

Our analysis shows that there are clusters of HMOs in certain areas of the Beeston Central ward 

including along Lower Road and Broadgate, which are all adjacent streets to University Boulevard 

and in close proximity to the University of Nottingham. There are also clusters in close proximity to 
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Beeston Railway Station, with a number along Queens Road West (Beeston Central) and Lilac 

Grove (Beeston Rylands). It is also clear from our analysis that the number of new licensed HMOs 

has grown year on year since 2007 in the Beeston area to reach a total of 142 licensed HMOs at 

as 2019. 

At a ward level, the evidence suggests that as a proportion of all households, the total number of 

licensed HMOs across the four Beeston wards where HMOs are concentrated Beeston Central, 

Beeston West, Beeston Rylands and Beeston North is relatively low. Taking the number of 

households in Beeston Central the ward with the most HMOs in Broxtowe at 2,180 at the point 

of the 2011 Census; we note that this would only represent 4.5% of all households. 

Although the issue at a District of ward level is not particularly significant; as shown in Figure 3.5, 

there are notable clusters and concentrations forming on particular streets; principally on: 

Lower Road, Beeston Central; 

Broadgate, Beeston Central; 

Salisbury Street, Beeston Central; 

Queens Road, Beeston Central; and 

Lilac Grove, Beeston Rylands. 

In order to ensure that this area remains mixed but balanced; it is considered that there is sufficient 

evidence to justify the Council introducing an Article 4 Direction covering these streets. This would 

mean that planning permission will be required for a change of use from a C3 (dwelling house) to a 

Class C4 (small house in multiple occupation HMO). 

However, it is recognised that by defining an Article 4 Direction too narrowly, there is a risk that 

student concentrations could simply spread to adjoining streets. The Council should take this into 

account in drawing the boundary to be covered by the Article 4 Direction within the Beeston area. 

Looking at purpose built student accommodation, the scale of development in Nottingham City has 

been significant. There is also a substantial level of pipeline supply. Coupled with a notable 

proportion of supply coming forward in Broxtowe, Iceni consider that this has the potential to have a 

notable impact on the quantum and concentration of HMOs in and around the Beeston area; and 

help to ensure that Beeston retains a balanced and mixed community. 
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Jobs and Economy Committee 27 February 2020 

APPENDIX 4 

Summary of evidence from Iceni projects Limited 

Through discussions with local letting agents, it is noted that Beeston is 
known for higher quality housing compared with other areas in close proximity 
to Nottingham University to the east of the campus. 
Letting agents consider that the area continues to maintain a balance of 
housing with a greater focus towards families, as well as young professionals 
and students. 
A number of local businesses benefit from the number of young professionals 
and students in the area. 
Notwithstanding the points above there are clusters of student housing that 
exist on specific roads within Beeston (Lower Road, Broadgate, Salisbury 
Street, Queens Road East and Lilac Grove) and there has been a rapid 
increase in the number of licensed HMOs in Broxtowe rising to 142 in 2019. 
This compares to 2,147 in Nottingham City. 
The consultants consider that there is sufficient evidence to introduce an 
Article 4 Direction covering these five streets listed above. 
The Council may wish to consider expanding the boundary of an Article 4 
Direction to prevent student concentrations spilling into adjoining streets. 
A current gap in the evidence is the long term plans for University expansions 
regarding student numbers and accommodation plans for them. It is 
anticipated that this will be available prior to the committee meeting. 

Recommended course of action 

An Article 4 Direction is made to remove permitted development for Part 3 
Class L regarding HIMOs within Beeston which would apply to the area 
bounded by the Borough Boundary to the east, The A52 to the north (south 
side), Wollaton Road/Station Road to the west (both sides with inset to 
include Dovecote Lane) and Lilac Grove to the south (both sides). This is 
shown on the map in appendix 5. This would have the effect of setting the 
maximum number of unrelated people that can live in a single household 
without planning permission at 3 instead of 6 at the current time. The harm 
that this is seeking to address would be to halt an erosion of the balanced mix 
of housing tenure in areas of Beeston and maintain balanced and mixed 
communities. 
The recommended area for the Article 4 is considered to be an appropriate 
area that takes into account that in order for a family home to be viable for 
conversion to a HIMO, property prices would need to be affordable for 
landlords to convert, and to be attractive for students these properties would 
need to be in reasonable proximity to the University of Nottingham. 
This approach is also considered to be consistent with the Planning Practice 

is necessary to protect local amenity or the wel 
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Jobs and Economy Committee 27 February 2020 

The Article 4 would come into effect 1 year from this decision (i.e. 27 February 
2021). 
This will allow time for an Supplementary Planning Document (SPD) to be 
prepared which will include details of overall percentages of non C3 dwelling 
houses and limitation on IMOs to maintain the housing mix 
within these areas. 
An SPD is necessary as an Article 4 alone will only address the need for 
planning permission. Without additional evidence via an SPD regarding how 
such applications will be determined, there is a likelihood that for refused 
applications, there will be overturns at appeal. 
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