
Appendix 5

Report into the potential internal and cross-boundary effects of a 
proposed additional licensing scheme for Houses in Multiple 
Occupation (HMOs) in Barnet  
Introduction 

The London Borough of Barnet has proposals for an additional licensing 
scheme for landlords of Houses in Multiple Occupation (HMOs). Whilst certain 
kinds of HMOs are already subject to mandatory licensing, Barnet’s proposals 
would extend licensing to certain other but not all types of HMO in the 
borough. 

This report considers the potential internal and cross-boundary effects of a 
proposed additional licensing scheme for Houses in Multiple Occupation 
(HMOs) in Barnet.   To a large extent it follows the general format, concepts 
and methodology employed by the London School of Economics (LSE) in 
their report for the London Borough of Camden ‘Cross boundary effects of 
additional landlord licensing in Camden’ (February 2015).

There are two principle impacts that might be felt as a result of the proposals, 
broadly, those which may occur within the borough and those that may occur 
beyond the borough boundary in areas within the jurisdiction of adjacent local 
housing authorities (LHAs).

The Department of Communities and Local Government document ‘Approval 
steps for additional and selective licensing designations in England (2010)’ 
requires that Local authorities wanting to introduce ‘discretionary’ licensing 
schemes of this kind for the private rented sector (PRS) must consult 
beforehand with individuals and businesses likely to be affected by the 
schemes, including those ‘in the surrounding area outside of the proposed 
designation who will be affected’.  Where the geography of such designations 
involves an entire local authority, the ‘surrounding area’ or areas will naturally 
encompass its immediate neighbour councils.  Barnet has recently carried out 
such a consultation which ran from the 25th of June until the 23rd of October 
2015.

Summary of Consultation Results

Questionnaire responses

HMO residents in Barnet, other private sector tenants, local residents and 
other organisations/stakeholders indicated very high levels of support for the 
scheme (75% or more in each group). The main reasons for this are that it 
would improve the standards/living conditions of housing in Barnet, help 
ensure a more consistent standard of accommodation throughout the 
borough, and improve the quality of landlords (and target rogue ones in 
particular).
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In contrast, landlords and letting agencies (and organisations that represent 
them) have indicated very low levels of support (less than 20%). The main 
reasons for this are that it will create unnecessary red tape, that existing 
licence provisions are sufficient and that additional licensing will result in rent 
increases for tenants in HMOs.

Written submissions

These varied considerably in terms of support for the scheme.  Some 
organisations strongly opposed the proposal, often representing landlords or 
letting agencies whilst other supported the proposed scheme.  Submissions 
from individuals voiced both support and opposition to the proposed licensing 
scheme.

Submissions from organisations that opposed the scheme typically argued 
that it would penalise good landlords and won’t effectively target the bad 
ones, that it would simply mean rent increases across the borough, and that it 
fails to consider other means that fall within the Council’s power.  
Submissions from other organisations, for example Barnet & Harrow Public 
Health Team, felt that the proposals could significantly improve the health of 
those living in HMOs and potentially the wider community as well.

Residents’ Deliberative Forums

Participants overall agreed that introducing an additional licensing scheme in 
Barnet is a positive proposition, but many qualified this support by noting that 
the Council will need to ensure that is has a robust strategy and an effective 
mechanism in place to enforce the Scheme.

Landlords’ Events

Participants were strongly opposed to the introduction of additional licensing.  
Above all, they felt the Council should use its existing powers effectively to 
pursue unlicensed HMOs under the mandatory licensing regime rather than 
embarking on an ambitious new Additional Licensing Scheme. Participants at 
these forums were convinced that poor landlords will evade Additional 
Licensing, whereas the good one will conform and be penalised.  In particular, 
they said that the licence fees and the additional costs of complying with the 
conditions attached to licences would force landlords to raise their rents 
disadvantaging poorer tenants.

Important recent consultation cases

Regas v London Borough of Enfield 2014

The London Borough of Enfield, recently sort to introduce a selective licensing 
scheme across the whole of their area for all PRS landlords (which would 
have included HMOs and dwellings in single occupation). Upon judicial review 
however, it was found that ‘certain people likely to be affected by the schemes 
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were not consulted as required by statute’. There had been a failure on 
Enfield’s part to consult interested parties outside the borough, namely that 
such landlords, neighbouring local authorities and others likely to be effected 
by the schemes were not consulted as required by statute, in particular, 
people living, working or otherwise affected in neighbouring boroughs.  The 
“Approval steps” document specifically mentions ‘local residents or those who 
operate businesses or provide services’.... [in the area outside the proposed 
designated area].  

The judgement also mentioned that the status of the “Approval Steps’ 
guidance was unclear, although clearly it has been heavily relied upon in the 
judgement. Whilst the judge specifically recorded that the process involved 
media not limited to Enfield’s area, the claimant’s counsel submitted that there 
was no strategy to consult outside and that those affected beyond the 
borough’s boundary became aware of it in effect quite by ‘happenstance.’  
The judge agreed that there had been no attempt to consider the impact on 
those likely to be affected outside the borough and that they had not been 
consulted. 

Barnet’s licensing proposals are however limited to HMOs and not to all 
rented properties in the borough and further, the proposals are such that 
licensing would not apply to all HMOs.  Nonetheless the same rules for 
consultation apply.

R (on application of Croydon Property Forum Ltd) v Croydon London Borough 
Council [2015] EWHC 2403 (Admin)

An application for judicial review was made on the basis that the council had 
failed to take reasonable steps to consult landlords and developers (in accord 
with the guidance set out in the ‘Approval steps’ document) against the 
background that Croydon needs 27,000 new homes by 2031, including private 
sector lettings. There were 3 stages to Croydon’s consultation, which was for 
a selective licensing scheme. 

Part of the argument on application, was that reasonable steps had not been 
taken to consult because a targeted approach to consultation communications 
taken at an initial and formative stage (which were not part of formal 
consultation) was followed by a more generalised communications approach 
at a second and third stage of which the formal consultation was comprised. 
The third stage stemmed from a decision to extend to the original consultation 
resulting from concerns brought about by the Enfield case.

The judge concluded that the consultation had been a good one and that the 
council had used various channels of communication to publicise its 
consultation as required by the guidance. In coming to that decision, a variety 
factors were taken into account including: -

 It was reasonable to assume that those investing in the borough would 
regularly review the media and have become aware of the consultation 
as part of their due diligence process
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 The length of the formal consultation which comprised two stages (7 
months in total taking all the stages into account)

 It would not be’ pure happenstance’ if developers had become aware 
of the consultation as in the Enfield case

 It could be reasonably expected that anyone with a connection or 
interest in Croydon would have had the proposals drawn to their 
attention

 Croydon ensured that the consultation was widely publicised by using 
‘various channels of communication’ and that the guidance did not 
state expressly or impliedly that the council should target any particular 
group.

Barnet must consider the potential effects of its proposed scheme not only 
within its own area but also in neighbouring areas beyond the borough 
boundary and determine whether it has sufficiently consulted with persons 
likely to be affected in those areas.  

The consultation published on the borough’s consultation site, Engage Barnet, 
was promoted by a number of means and employed a mixture of direct and 
indirect communications targeting landlords, private tenants, landlords’ and 
tenants’ organisations, businesses, stakeholders and others.  
Communications specifically aimed at promoting the consultation in areas 
adjacent to Barnet included: - 

 Advertisements in local newspapers   
 Signposts to Engage Barnet  from neighbouring council’s websites 
 Posters and leaflets distributed to libraries and Citizens Advice 

Bureaus 
A full list of various consultation communications is contained in Appendix 1.

Policy background

Definition of House in Multiple Occupation (HMO)

The 2004 Housing Act defines the term ‘House in Multiple Occupation’ 
(HMO). 

An HMO can be summarised under Section 254(2), (3) & (4) of the Housing 
Act 2004 as: - 

 a building or part of a building comprising of one or more units of living 
accommodation not consisting of a self-contained flat or flats, which is 
occupied by two or more households who share or lack one or more 
basic amenities such as a bathroom, toilet or cooking facilities 

 a flat occupied by two or more households, who share or lack one or 
more basic amenities such as a bathroom, toilet or cooking facilities 

 a converted building or part of a converted building containing one or 
more units of living accommodation which do not consist entirely of a 
self-contained flat or flats and are occupied by two or more households
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and where in any of the cases mentioned above: -

 the living accommodation is occupied by persons as their only or main 
residence; and

 rents are payable or other consideration provided by at least one of the 
occupiers; and 

 the occupation of the living accommodation is the only use of that 
accommodation. 

An HMO under Section 257 is defined as: - 

A building converted into self-contained flats, but does not meet as a 
minimum standard, the requirements of the Building Regulations 1991 and 
where less than two thirds of the flats are owner occupied.1 

1For these purposes, a flat is “owner occupied” if it is occupied: - 
(a) by a person who has a lease of the flat which has been granted for a term 
of more than 21 years, 
(b) by a person who has the freehold estate in the converted block of flats, or 
(c) by a member of the household of a person within (a) or (b) above. 

For more detailed definitions, please refer to Sections 254-259 of the Housing 
Act 2004

Mandatory HMO Licensing 

The Housing Act 2004 introduced a mandatory scheme requiring that certain 
HMOs must be licensed.  An HMO requires a licence when: -

 it has 3 or more storeys
 it is occupied by 5 or more persons forming 2 or more households
 there is some sharing of facilities

On the 6th of November 2015, the Government began consulting on options 
for extending the scope of mandatory licensing of houses in multiple 
occupation and proposals to streamline the licensing process.  Among other 
things, the discussion paper considers the kinds of HMOs that could be 
included in an extended mandatory licensing regime and looks at the 
threshold number of occupiers and building storeys that might be required for 
licensing purposes.

The eventual results of the consultation and any consequent extension to 
mandatory HMO licensing are currently unknown. However it is anticipated 
that the council’s proposed Additional Licensing Scheme will not only largely 
correspond but also reach beyond mandatory licensing in order to bring about 
a more consistent approach to conditions in HMOs and their regulation within 
the borough in line with the council’s original objectives.
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Additional HMO Licensing 

Section 56(2) of the Housing Act allows local housing authorities (LHAs) to 
designate the area of their district or an area within their district as being 
subject to an additional licensing scheme. They must be able to show that a 
significant proportion of HMOs in their area are considered to be managed 
sufficiently ineffectively as to give rise, or likely to give rise to one or more 
particular problems for those occupying HMOs or for members of the public.  

An assessment of the effects of the proposed scheme beyond the borough’s 
boundaries will include consideration of the following: -

 understanding the distribution of HMOs in Barnet, 
 the identification of local housing market areas in Barnet and whether 

these extend beyond the borough’s boundaries 
 how landlord behaviour and tenant conditions both within the borough 

as well as in adjacent jurisdictions might be affected by licensing

It is also necessary to consider those LHAs with existing or planned schemes, 
the nature of those schemes and the extent of their designation. There are 
seven other local authorities sharing boundaries with Barnet.  These are 
Brent, Harrow, Camden, Islington, Haringey, Enfield and Hertsmere.  These 
are highlighted in Table 1 below. Several other boroughs not mentioned in the 
table are looking at the evidence for discretionary licensing schemes of one 
type or another.

Table 1 - London boroughs with discretionary licensing schemes

Borough Additional Licensing Selective Licensing
Barking & Dagenham  
Brent  In areas (Wembley 

Central, Harlesden & 
Willesden Green)†

Camden December 2015 
Croydon  
Enfield**  
Haringey In areas (Tottenham & 

Harringay Schemes)†


Harrow  Area scheme 
commencing November 

2015
Hertsmere*  
Hillingdon Renewing in areas 

November 2015


Hounslow  
Islington In areas (Holloway 

Road & Caledonian 
Road)†



Kingston  
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Lewisham Consulting 
Newham  
Redbridge Consultation closed

Implementation 
expected

Consultation closed 
Submission to Secretary 

of State expected
Southwark Commencing November 

2016
Areas commencing 

November 2016
Tower Hamlets  Consultation closed

Results being 
considered

Waltham Forest  
*   Included as though not a London borough, Hertsmere shares a boundary with Barnet
** Included as Enfield is an adjacent borough
†   These areas do not share borders with Barnet

Profile of HMOs on Barnet

Tenure distribution

Barnet’s population at the 2011 census was 356,000, the second largest in 
Greater London, an increase of almost 10% in 10 years and in 2014 is already 
estimated to have grown to 393,000 making it the most populous in London 
as estimated by the Greater London Authority.  The population is predicted 
undergo further sustained growth across most age groups and is expected to 
increase by a further 76,000 by 2039.

The private rented sector (PRS) in Barnet has also grown significantly in 
recent years and now represents 27% of the market, outstripping the 
combined social housing provision by Barnet Homes (the council’s ALMO) 
and housing associations operating in the borough.  The 2011 census showed 
the largest proportion of the PRS is concentrated in the west of the borough 
and in Golders Green, Hendon and West Hendon wards, the PRS accounts 
for over 30% of the market and around 40% in Childs Hill.  In addition the 
PRS also accounts for 37% of the housing market in West Finchley and 30% 
in Finchley Church End through which the A1000 is routed.

Number of estimated HMOs

Barnet estimates from a number of different sources that there are 
approximately 5,930 HMOs within its boundaries including those which 
currently fall within the mandatory licensing scheme.  It is estimated that there 
will be a total of 3,836 HMOs falling under Barnet’s proposed scheme, 2,658 
of those falling under Section 254 and 1,178 under Section 257 of the 
Housing Act 2004.

Distribution of HMOs

While HMOs can be found across the whole authority, the south and south 
west of the borough show the greatest concentrations of them, in addition to 
parts of the A5 and A1000 corridors.  Further, the influence of the Hendon 
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campus of Middlesex University upon the concentration and local distribution 
of HMOs is likely to be significant. Of the 19 wards in Barnet, Hendon (510) 
has the most and Brunswick Park (72) has the fewest HMOs. (Note this 
pattern of distribution refers to HMOs falling within the definition of HMO 
under s.254(2),(3)&(4) of the Housing Act 2004.  The distribution of HMOs 
across Barnet is shown in Figure 1.  The darker areas represent higher 
geographical concentrations of HMOs whilst the lighter areas represent the 
lower concentrations.

Figure 1 – Heat map of the distribution of HMOs across Barnet 

The existing distribution of HMOs across the borough can be understood 
within the context of Barnet’s built character. Large areas of the borough are 
predominantly green belt and this is characterised by land in agricultural use, 
public and private open space and includes golf courses, woodland and semi-
natural habitat. As such these areas are not centers of residential 
development. 

Rents in Barnet

House prices in Barnet have remained high and are continuing to increase as, 
in common with the rest of London, demand for homes outstrips supply. High 
demand and limited supply has also meant that private rents have increased, 
with lower quartile rents rising by 50% or £325 a month between June 2011 
and March 2014, to become the 4th most expensive in outer London. Rental 
inflation has outstripped housing benefit entitlements making it increasingly 
difficult for lower income working households to find affordable 
accommodation in the borough. Notwithstanding this, private renting is set to 
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continue to increase and it is estimated that within 10 years, half the 
properties in the borough are likely to be rented. (Barnet Housing Strategy)

A summary of Private Rental Market Statistics* shows ‘room’ monthly rents 
recorded between April 2014 and March 2015 by the Valuation Office Agency.  
The monthly mean rent for a room in Barnet was £552 and lower and upper 
quartile rents were £477 and £600 respectively.  A ‘room’ for these purposes 
indicates a non-self-contained single room with shared facilities including 
bedsits, single rooms in a house or flat shared with other tenants and single 
rooms rented from a resident landlord.

The mean ‘studio’ monthly rent in Barnet over the same period, was £815 with 
lower and upper quartile rents being £724 and £888 respectively. A studio is 
defined as a self-contained single roomed property with its own kitchen 
bath/shower/WC facilities.

Self-contained properties with 4 beds or more showed a mean monthly rent of 
£3,392, again with lower and upper quartile rents of £2,100 and £3,500 
respectively. 

*Housing benefit claimants were not included within the sample used for these 
statistics.

Income and Employment

According to the 2010 update Index of Multiple Deprivation (IMD 2010) 
released in 2011, whilst most deprived areas in Barnet were concentrated in 
the western corridor, the single most deprived neighbourhood was in East 
Finchley.

Thirteen Barnet Local Super Output Areas (LSOAs) ranked within the 10% 
most income deprived nationally and eight fell within London’s 10% most 
deprived. These areas were found within Colindale, Edgware, Burnt Oak and 
East Finchley wards. Thirty-six Barnet LSOAs fell within the 20% most income 
deprived nationally, seventeen of those within the 20% most deprived in 
London. 

Two Barnet LSOAs fell into the 10% most deprived nationally for employment 
(Stonegrove in Edgware and Grahame Park in Colindale) and a further 
thirteen fell into the 20% most deprived. Regionally, nine Barnet LSOAs are 
ranked among the 10% most deprived in London and nineteen within the 20% 
most deprived.

Landlords

There are currently 168 properties licensed under the mandatory scheme. In 
as far as can be determined, the majority of landlords holding licences in 
Barnet own just a single licensable property in the borough, although it is not 
known what other residential property investments may be held by them, 
including licensable or licensed HMOs they may have in other local authority 
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areas.  This picture is however consistent with national statistics and landlords 
tend to be private individuals owning a single property (DCLG 2011).

Table 2 - Number of Mandatory HMOs in Licence Holder’s Portfolio

Number of HMOs Number of licence holders
1 119
2 14
3 5
4 2

5+ 2
Total license holders 168

Housing Market Areas

As location is of principle importance in choosing a home, dwellings in a local 
area displaying the same or similar characteristics can be said to be 
reasonably close substitutes for each other.  ’Geographical areas identified by 
household demand and preferences for housing that reflect the key functional 
linkages between places where people live and work’ are defined as Housing 
Market Areas (DCLG 2006: PPS3 Annex B, Definitions). In London, these 
Housing Market Areas (HMAs) might be regarded as a suitable ‘unit’ for the 
analysis of any impacts the proposed additional licensing scheme might have. 

Commuting has been identified as a primary influence on residential location 
and price and where decisions have to made between work travel distances 
and the amount of housing space, where generally the latter becomes 
progressively more expensive towards the city centre.  Within the more 
extensive metropolitan HMA however, the DCLG in their final report 
‘Geography of housing market areas - An Executive Summary’ (November 
2010), identify smaller Local Housing Market Areas (LHMAs) and submarkets 
within which there is a diversity of housing and range of 
neighbourhoods/locations which are implied by the short distances often 
moved by households. The report says that ‘in larger and more urbanised 
areas... the framework housing market area tier can include several distinct 
areas which reflect more localised housing market conditions. In such areas, 
separate lower tier housing market areas are identified. Here the dynamics of 
local changes in the housing market can be examined.’  Local authorities are 
encouraged to take better account of the realities of cross-boundary issues in 
their analyses and policy development.  Impacts on the demand for housing 
may be felt within a LHMA but may not necessarily have an affect beyond it.

As the journey to work is of primary importance, LMHAs have a tendency to 
be determined by London’s long established transport infrastructure including 
major roads and railway/tube stations.

Some of Barnet’s boundaries are defined by the existence of trunk roads into 
and out of London.  The borough boundary with Brent and Harrow follows the 
A5 into central London.  Childs Hill, Golders Green and Hendon are the areas 
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of the borough with the highest levels of public transport accessibility (PTAL).  
Areas of the borough found closer to the centre of London benefit from 
quicker bus journey times.

The focus of LHMAs around these major transport nodes and corridors can 
transcend borough boundaries.  Indeed this phenomenon is mentioned in the 
GLA’s Strategic Housing Market Assessment (2013).

In order to determine the potential impact of an additional HMO licensing 
scheme, it is necessary to identify LHMAs, which may extend across its 
boundaries and into adjacent boroughs.  
 
Cross boundary housing market areas in Barnet

Following the methodology employed by the LSE in their report for the London 
Borough of Camden ‘Cross boundary effects of additional landlord licensing in 
Camden’, LHMAs common to Barnet and its neighbouring authorities have 
been identified from ‘Rightmove’ and ‘Zoopla’ maps which represent the 
presence and extent of local housing markets.  These maps are kept updated 
to reflect changes which have an effect on LHMA boundaries.

From this data, the ‘Rightmove’ derived map indicates the presence of 12 
LHMAs across boundaries and the ‘Zoopla’ map identifies 10 LHMAs.  These 
are shown in figures 2 & 3 on pages 14 and 15 and are further detailed in 
Table 3 on page 17.  The maps differ in that ‘Rightmove’ identifies an LHMA, 
Hadley Highstone, which is not apparent on the ‘Zoopla’ map.  In addition, the 
Hendon market shown on the ‘Zoopla’ map does not cross the boundary, 
whilst it does show some minor intrusion over the border into Brent to the 
south west in the ‘Rightmove’ map.  Both have been included for reference.  
Otherwise albeit that there are some differences in the size and shape of the 
markets between the maps, there is a reasonable degree of correlation 
between them. 

Whilst the two most northerly LHMAs, Hadley Highstone and Arkley do 
straddle the borough’s boundaries, the area is ostensibly green belt and 
predominantly semi-rural.  As such it is unlikely that there will be an impact of 
any significance in the adjacent local authority areas.  In the other instances 
there is more significant overlapping with other local authority’s jurisdictions in 
areas of higher density residential development with an urban/suburban 
character.  This is particularly apparent along the A5 corridor, Edgware Road 
to the west of the borough and along the borough’s southern and eastern 
borders with Camden, Islington, Haringey and Enfield.   It is therefore possible 
that any effects of additional licensing in Barnet will be felt across the 
boundary within LHMAs.
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Figure 2– Local Housing Market Areas Straddling the Borough Boundary 
(Rightmove) 
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Figure 4 – Local Housing Market Areas Straddling the Borough
Boundary (Zoopla) 
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Table 3 - Lower tier Local Housing Market Areas across borough 
boundaries
Local 
Housing 
Market Area
(LMHA)

Overlapping 
borough(S)

Partial Barnet 
wards 
included

Potential 
number of 
HMOs in 
wards2

Approx. 
furthest point 
from borough 
boundary  
(km)

Hadley 
Highstone

Hertsmere, 
Enfield

High Barnet 146 (79) 2.0

Arkley Hertsmere High Barnet, 
Underhill, 
Hale

335 (177) 2.0

Edgware Hertsmere, 
Harrow

Edgware, 
Burnt Oak, 
Hale

438 (137) 2.2

Colindale Harrow, Brent Colindale, 
Burnt Oak

431 (78) 3.0

Hendon Brent Hendon, 
West 
Hendon, 
Golders 
Green, Mill 
Hill, Finchley 
Church End

1,455 (589) 1.1

Cricklewood Brent, 
Camden

Childs Hill, 
Golders 
Green

605 (314) 1.7

Hampstead Camden Childs Hill, 
Garden 
Suburb

465 (255) 6.2

East Finchley Haringey, 
Islington

Garden 
Suburb, East 
Finchley

293 (196) 1.8

Muswell Hill Haringey Coppetts 139 (118) 4.5
Southgate Enfield Brunswick 

Park
72 (39) 5.0

New 
Southgate

Enfield Brunswick 
Park, 
Coppetts

211 (157) 3.3

Cockfosters Enfield East Barnet 90 (79) 2.5
2Numbers shown are those estimated for whole wards, although wards are only partially 
represented within any one LHMA.  In addition, it should be noted that some wards are 
located in more than one LHMA. It is also apparent that there is some overlap between 
certain LHMAs. Numbers in brackets represent the estimated number of HMOs falling within 
the definition of Section 257 of the Act.
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The potential impacts of licensing 

There appears to be very little direct or comparable evidence of the effects or 
potential effects of licensing.

However reports about the effects of mandatory HMO licensing since its 
introduction in 2006 can potentially indicate the impact of extending licensing 
provisions to other HMOs. 

Oxford City Council reported in their ‘Review of Licensing in Houses in 
Multiple Occupation 2015’ that in 2005 the larger HMOs subject to mandatory 
licensing accounted for approximately 12% of the total HMO stock but that 
‘current estimates suggest this figure is now approximately 8%, many having 
been converted to self-contained flats.’ It is not clear however whether this 
can be attributed to the effect of licensing or other market factors.

A report conducted for the DCLG by the BRE, the ‘Evaluation of the Impact of 
HMO Licensing and Selective Licensing’ (Jan 2010), whilst based on research 
conducted in 2008, came to a number of conclusions concerning property 
conditions, standards of management, the effect upon tenants, the 
relationship between landlords and local authorities, information about HMOs 
and intelligence gathering, landlords who attempt to avoid licensing and the 
effect upon the market for HMOs.  Of these, the potential effect upon the 
HMO market is worth considering in further detail.  

It was reported that in some areas, landlords were selling licensable HMOs, or 
reducing the number of occupants and converting bedsits into self-contained 
flats to avoid the requirement to licence but that the loss of such 
accommodation was unquantifiable.   As HMOs tend to represent the more 
affordable part of the private rented sector, there is a potential risk that the 
loss of such accommodation may widen the affordability gap.

Whilst rents have risen generally, distinguishing the potential effects of 
licensing on rents and the general increase in demand and other inflationary 
pressures is problematic.  It is possible that the costs associated with licence 
fees and of compliance with licence conditions may be passed on to tenants 
by their landlords by way of increased rents, making them less affordable and 
the DCLG’s Review of Property Conditions in the Private Rented Sector 
(2014) carries a warning that this may be the case and that for reputable 
landlords the costs associated with licensing are unnecessary. 

There is a suggestion that a comparable phenomenon is being experienced in 
some cases with rents being increased to pass on the burden of council tax to 
tenants where they are jointly and severally liable under a shared tenancy 
agreement and where, the whole dwelling is occupied by them. 

Additional pressures on landlords may emerge from cuts to buy-to-let 
mortgage interest relief, which will come into effect in April 2017, although the 
changes will be phased over a four-year period.  In addition, from 2016 an 
automatic tax offset of 10% to rental income for wear-and- tear are to be 
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replaced a by relief based on the actual wear-and-tear costs incurred.

The potential consequences on the volume of HMOs available to let and upon 
rents have featured as concerns in responses to the council’s consultation for 
an additional licensing scheme in Barnet.

Taking this evidence into account, the potential effects of Barnet’s proposed 
additional licensing scheme are outlined in Table 4. An outline assessment 
has also been made of the likelihood of them happening. 

Table 4 - The potential effects of additional licensing in Barnet and 
beyond 

Potential effect Potential impact 
within Barnet

Potential impact 
across borough 
boundary

Likelihood of 
cross 
boundary 
impact- high, 
medium, low

Rationale

Tenants benefit 
from improved 
conditions

Potential to 
encourage other 
authorities to 
declare licensing 
schemes to bring 
about 
widespread 
improvements

High Five of the seven 
adjacent 
boroughs have 
introduced 
licensing 
schemes. Large 
areas now 
committed to an 
extended HMO 
licensing 
approach. Given 
this Barnet’s 
proposed 
scheme will 
complement the 
wider 
improvement of 
housing 
conditions in 
North London.

HMOs 
improved to 
comply with 
licence 
conditions

Reduced risk of 
retaliatory 
evictions

Fewer displaced 
tenants to 
adjacent 
authorities

Medium Potential for 
number of 
evictions to fall. 
No evidence 
either way as to 
whether tenants 
remain in 
borough or move 
outside but likely 
to be less 
displacement if 
number of 
evictions fall 
overall
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Potential effect Potential impact 
within Barnet

Potential impact 
across borough 
boundary

Likelihood of 
cross 
boundary 
impact- high, 
medium, low

Rationale

Licence fees and 
costs of 
conditions 
compliance 
passed to 
tenants in 
increased rents

Tenants 
displaced to 
boroughs without 
similar licensing 
controls in 
search of 
cheaper rents

Low Rents largely set 
by the market 
and not 
associated 
licensing costs. 
Prices in the 
LHMA will be 
broadly similar 
as they cover the 
same London 
Broad Rental 
Market Areas 
(BMRAs)   so 
that rent 
increases may 
cause tenants to 
move further 
away.

Potential impact 
in ‘shared’ 
LHMAs although 
possible effect 
mitigated where 
neighbouring 
boroughs have 
similar schemes 
in operation. 

Tenants more 
likely to seek 
licensed 
premises as 
indicator of good 
conditions

Potential positive 
knock on effects 
resulting in 
improved 
standards across 
borough 
boundaries

Low Tenant’s lack of 
knowledge about 
licensing may be 
a limiting factor 
although this is 
likely to improve 
over time. 
Tenants can also 
be provided with 
information to 
improve their 
knowledge about 
licencing

HMOs 
converted to 
self-contained 
units to avoid 
licensing 
(provided this 
accords with 
modern 

Rise in self-
contained 
accommodation 
which is in high 
demand

Tenants in 
market for HMO 
accommodation 
displaced to 
neighbouring 
boroughs

Medium Potential impact 
particularly in 
‘shared’ LHMAs 
although 
possible effect 
mitigated where 
neighbouring 
boroughs have 
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Potential effect Potential impact 
within Barnet

Potential impact 
across borough 
boundary

Likelihood of 
cross 
boundary 
impact- high, 
medium, low

Rationale

building 
regulations)

similar schemes 
in operation

Loss of HMOs in 
Barnet and 
would-be tenants 
priced out of 
market

As above Low As above

Occupancy 
level reduced in 
HMOs to avoid 
licensing 

Proliferation of 
smaller bedsit or 
‘shared’ HMOs

Potentially higher 
rents may 
displace tenants 
to neighbouring 
boroughs

Medium Potential impact 
particularly in 
‘shared’ LHMAs 
although 
possible effect 
mitigated where 
neighbouring 
boroughs have 
similar schemes 
in operation. 

Reduced 
occupancy may 
also lead to 
improvement to 
housing 
conditions e.g. 
less pressure on 
shared facilities 
and upon local 
amenity.

Landlords sell 
their HMOs in 
Barnet

Increase in the 
availability of 
family housing or 
other prospective 
landlords 
attracted to HMO 
submarket

Landlords move 
to adjacent 
boroughs with no 
additional 
licensing scheme 
in operation

Low High transaction 
costs might be a 
limiting factor 
and the 
properties would 
be made 
available 
elsewhere in the 
market anyway 
as a 
homeownership 
or single 
occupier rental 
unit.

Potential impact 
particularly in 
‘shared’ LHMAs 
although 
possible effect 
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Potential effect Potential impact 
within Barnet

Potential impact 
across borough 
boundary

Likelihood of 
cross 
boundary 
impact- high, 
medium, low

Rationale

mitigated where 
neighbouring 
boroughs have 
similar schemes 
in operation.

Loss of HMOs in 
Barnet and 
would-be tenants 
priced out of 
market

Tenants in 
market for HMO 
accommodation 
displaced to 
neighbouring 
boroughs

Low Potential impact 
particularly in 
‘shared’ LHMAs 
although 
possible effect 
mitigated where 
neighbouring 
boroughs have 
similar schemes 
in operation.

Less scrupulous 
landlords move 
to areas beyond 
the borough 
boundary

Tenants 
attracted to HMO 
market relocate 
to neighbouring 
boroughs

Low High transaction 
costs might be a 
limiting factor. 

Potential impact 
particularly in 
‘shared’ LHMAs 
although 
possible effect 
mitigated where 
neighbouring 
boroughs have 
similar schemes 
in operation.

Landlords avoid 
licensing 

Improvements 
not undertaken 
and Barnet must 
commit to 
additional 
enforcement 
resources

No or negligible 
impact on 
adjacent 
boroughs

Low N/A

*Partial borough additional licensing schemes ** Whole borough additional schemes. Note 
Camden’s scheme is due to come into effect in December 2015
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Conclusions

Given that it now accounts for 27% of all homes in the borough, sustaining the 
quality of the private rented sector is a key objective of the Council’s housing 
strategy.  An Additional Licensing HMO Scheme will help to achieve this objective in 
Barnet together with other work being undertaken to improve the quality of the PRS 
including the introduction of an Article 4 direction to ensure that there is proper 
planning regulation of the HMO sector as a whole.
 
It is possible that there will be impacts of an additional licensing scheme, both within 
the borough of Barnet and across borough boundaries extending to neighbouring 
local housing authorities with local housing market areas in common.  

The potential effects of licensing on rents are difficult to decipher among the general 
inflationary pressures created by supply and demand in a rising market, particularly 
where demand outstrips the supply of housing to any significant degree.

Evidence save that which is anecdotal, of the potential effect on the supply of HMOs 
is lacking but it is possible that some may choose to leave the market, or convert 
their HMOs into flats or back into houses as family homes. Relocation to adjacent 
boroughs without additional or selective licensing schemes is possible but the extent 
of it may be limited to the local housing market areas straddling such borough’s 
boundaries and several of Barnet’s neighbour local authorities either have, are about 
to have or are considering such schemes.

It is not possible to estimate the extent to which any of these effects may be felt but 
the significance of them must nonetheless be appreciated and taken into account. 

In view of this Barnet’s communications strategy for the statutory consultation must 
have been sufficiently wide to have complied with sections 56(4) of the Act and 
‘Approval steps for additional and selective licensing designations in England’ in that 
when considering designating an area as subject to either an additional or selective 
licensing, the council must ‘take reasonable steps to consult persons who are likely 
to be affected by the designation and include local residents, including tenants, 
landlords and where appropriate their managing agents and other members of the 
community who live or operate businesses or provide services within the proposed 
designation [as well as] local residents and those who operate businesses or provide 
services in the surrounding area outside of the proposed designation who will be 
affected.’

Local Housing Authorities should ensure that the consultation is widely publicised 
using various channels of communication.
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