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Proposal: Change of use from dwelling house (Class C3) into HMO (Class C4) for 6 
people (Retrospective)  

 
 

Recommendation: Refuse 
 
AND the Committee grants delegated authority to the Service Director – Planning and 
Building Control or Head of Strategic Planning to make any minor alterations, additions or 
deletions to the recommended conditions/obligations or reasons for refusal as set out in this 
report and addendum provided this authority shall be exercised after consultation with the 
Chairman (or in his absence the Vice- Chairman) of the Committee (who may request that 
such alterations, additions or deletions be first approved by the Committee) 
 
 
1 In the absence of a demonstrable need for the proposed HMO, the proposed change 

of use results in the loss of a single family dwelling house for which there is a known 
demand and the proposal introduces a use that is out of character with the prevailing 
character of the locality, harmful to the amenity of the area and contrary to policies 
CSNPPF, CS5 of the Adopted Local Plan Core Strategy 2012, policies DM01, DM08 
and DM09 of the Adopted Development Management Policies DPD 2012 and 
Adopted Supplementary Planning Document - Residential Design Guidance (2016). 

 
 2 The conversion of the property into a six person HMO will harmfully increase noise, 

disturbance, congestion and disruption to neighbouring residents through associated 
general activity and will result in an over-intensive use that will have an adverse effect 
on residential amenity, contribute towards change in the function and character of the 
street and be out of character with the established settled residential pattern. The 
proposal would therefore be contrary to Policies CS1 and CS5 of the Local Plan Core 
Strategy (adopted September 2012), Policies DM01, DM02, DM04 and DM09 of the 
Development Management Policies DPD (adopted September 2012), the Residential 
Design Guidance SPD (adopted 2016) and the Sustainable Design and Construction 
SPD (adopted 2016). 

 
 3 The proposal fails to comply with the Councils relevant housing standards for HMO 

and thus would provide substandard accommodation detrimental to the residential 
amenity of future occupiers, contrary to the requirements of Policy CS5 of the Barnet's 
Local Plan (Core Strategy) DPD and Policy DM09 of Barnet's Local Plan 
(Development Management Policies) DPD (both adopted September 2012), Policy 
3.5 of the London Plan (2016) and The Mayors Housing Supplementary Planning 
Guidance (Adopted March 2016). 

 
 



 4 In the absence of details regarding cycle parking spaces and cycle storage facilities, 
the applicant has failed to demonstrate that the proposed development would provide 
cycle parking facilities in accordance with the standards set out in Policy 6.9 and 
Table 6.3 of The London Plan and that the development would be in the interests of 
promoting cycling as a mode of transport in accordance with Policy CS9 of Barnet's 
Core Strategy DPD (2012); the Supplementary Planning Guidance (Residential 
Design Guidance) (2016); and Policies DM09 and DM17 of Barnet's Development 
Management Policies (2012). 

 
 
 
Informative(s): 
 

 
 
 1 The plans accompanying this application are:  
 EX-P002 - Existing First Floor  
 EX-E001 - Existing Front/Rear Elevation  
 EX-E002 - Existing Side Elevation  
 EX-P001 - Existing Ground Floor  
 EX-P003 - Existing Loft Plan  
 EX-P004 - Existing Roof Plan  
 3 - Existing Section AA'  
 PE-P002 - Pre Existing First Floor  
 PE-E001 - Pre-Existing Front/Rear Elevation  
 PE-P001 - Pre-Existing Ground Floor  
 PE-P003 - Pre-Existing Loft Plan  
 PE-P004 - Pre-Existing Roof Plan  
 PE-S001 - Pre-Existing Section AA'  
 PE-E002 - Pre-Existing Side Elevation 1  
 PE-L001 - Pre-Existing OS Map Location  
 EX-L001 - Existing OS Map Location Plan 
 
 2 In accordance with paragraphs 38-57 of the NPPF, the Council takes a positive and 

proactive approach to development proposals, focused on solutions. To assist 
applicants in submitting development proposals, the Local Planning Authority (LPA) 
has produced planning policies and written guidance to guide applicants when 
submitting applications. These are all available on the Council's website. A pre-
application advice service is also offered.  

   
 The applicant did not seek to engage with the LPA prior to the submission of this 

application through the established formal pre-application advice service. In 
accordance with paragraph 189 of the NPPF, the applicant is encouraged to utilise 
this service prior to the submission of any future formal planning applications, in order 
to engage pro-actively with the LPA to discuss possible solutions to the reasons for 
refusal. 

 
 
 
  



 
 
This case has been called to the Committee at the request of Cllr Finn for the following 
reason: 
 
"...I am open minded as to whether the proposal for five to six people would drastically be 
different from a family which could consist of more than this number e.g husband, wife, 
grandparents plus three or four grown up children. 
 
I am doubtful therefore if a change of this type would have a severe effect on the 
neighbouring properties. 
 
The only effect which I can see would be an increase in demand for resident parking 
permits...[which]...could be dealt with by a restriction on the issue of parking permits, if 
permission was subject to a condition of no limits being issued for the property. 
 
The proposal loses of course a single-family dwelling house but does provide 
accommodation for another group which needs to be accommodated. 
 
There is no one single answer and there is no one single correct decision, but I think it would 
do no harm at this time for a conversion to take place in public so that options can be aired" 
 
 
1. Site Description 
 
The application site comprises a two-storey semi-detached dwelling with rooms in the roof 
space, located on Glebe Crescent within Hendon. The house has been extended in the past 
and benefits from enlargements which enable the property to incorporate six bedrooms.  
 
The character of the surrounding area predominantly consists of similar residential, two-
storey dwelling houses with amenity space to the rear.  
 
The property is not Listed, nor does it lie within a designated Conservation Area.  
 
 
2. Site History 
 
Reference: W13396/03 
Address: 16 Glebe Crescent, London, NW4 1BU 
Decision: Approved subject to conditions 
Decision Date:   24 September 2003 
Description: Single storey rear extension and single storey rear conservatory. 
  
Reference: W13396A/04 
Address: 16 Glebe Crescent, London, NW4 1BU 
Decision: Approved subject to conditions 
Decision Date:   4 January 2005 
Description: Two-storey side extension.  Single storey rear extension.  Conversion of garage 
to a habitable room including insertion of front window.  Alterations to roof including 
extension to ridge line and addition of rear dormer window to facilitate a loft conversion. 
 
 
 



3. Proposal 
 
This application seeks retrospective planning permission for the change of use from dwelling 
house (Class C3) into HMO (Class C4) for 6 people  
 
 
4. Public Consultation 
 
23 consultation letters were sent to neighbouring properties. No responses were received. 
 
 
5. Planning Considerations 
 
5.1 Policy Context 
 
National Planning Policy Framework and National Planning Practice Guidance 
 
The determination of planning applications is made mindful of Central Government advice 
and the Local Plan for the area. It is recognised that Local Planning Authorities must 
determine applications in accordance with the statutory Development Plan, unless material 
considerations indicate otherwise, and that the planning system does not exist to protect the 
private interests of one person against another.  
 
The National Planning Policy Framework (NPPF) was published on 19 February 2019. This 
is a key part of the Governments reforms to make the planning system less complex and 
more accessible, and to promote sustainable growth. 
 
The NPPF states that 'good design is a key aspect of sustainable development, is indivisible 
from good planning, and should contribute positively to making places better for people'. 
The NPPF retains a presumption in favour of sustainable development. This applies unless 
any adverse impacts of a development would 'significantly and demonstrably' outweigh the 
benefits. 
 
Planning law requires that applications for planning permission be determined in accordance 
with the development plan, unless material considerations indicate otherwise. The revised 
National Planning Policy Framework (NPPF) was published on 24th July 2018. This is a key 
part of the Governments reforms to make the planning system less complex and more 
accessible, and to promote sustainable growth. It is a material consideration in planning 
decisions. Similar material considerations are the Government's planning policy for traveller 
sites, and its planning policy for waste as well as Written Ministerial Statements where 
relevant to planning decisions.  
 
Existing policies in Barnet's Local Plan (2012) and the London Plan (2016) should not be 
considered out-of-date simply because they were adopted prior to the publication of the 
revised NPPF. Due weight should be given to them, according to their degree of consistency 
with the revised NPPF. 
 
The Mayor's London Plan 2016 
 
The London Development Plan is the overall strategic plan for London, and it sets out a fully 
integrated economic, environmental, transport and social framework for the development of 
the capital to 2031. It forms part of the development plan for Greater London and is 
recognised in the NPPF as part of the development plan.  



The London Plan provides a unified framework for strategies that are designed to ensure 
that all Londoners benefit from sustainable improvements to their quality of life. 
 
Draft London Plan 2017 
 
The draft New London Plan is at an advanced stage. In December 2019, the Mayor issued 
the "Intend to Publish" version of the emerging New London Plan. After considering that 
Plan, on 13 March 2020 the Secretary of State for Housing, Communities and Local 
Government wrote to the Mayor making a series of eleven Directions to the Plan. The Mayor 
cannot publish the New London Plan until the Directions have been incorporated, or until 
alternative changes to policy to address identified concerns have been agreed. Those 
policies affected by the Directions carry moderate weight, whilst those with no modifications 
can carry significant weight. 
 
Barnet's Local Plan (2012) 
 
Barnet's Local Plan is made up of a suite of documents including the Core Strategy and 
Development Management Policies Development Plan Documents. Both were adopted in 
September 2012. 
 
- Relevant Core Strategy Policies: CS NPPF, CS1, CS5. 
- Relevant Development Management Policies: DM01, DM02, DM04, DM08, DM09, DM17 
 
Barnet's Local Plan (Reg 18) 2020 
 
Barnet's Local Plan -Reg 18 Preferred Approach was approved for consultation on 6th 
January 2020. The Reg 18 document sets out the Council's preferred policy approach 
together with draft development proposals for 67 sites. It is Barnet's emerging Local Plan. 
The Local Plan 2012 remains the statutory development plan for Barnet until such stage as 
the replacement plan is adopted and as such applications should continue to be determined 
in accordance with the 2012 Local Plan, while noting that account needs to be taken of 
emerging policies and draft site proposals. 
 
Supplementary Planning Documents 
 
Residential Design Guidance SPD (2016) 
Sustainable Design and Construction SPD (2016) 
 
On 26 May 2016 the Council implemented an Article 4 Direction across the borough 
requiring planning permission for any change of use from buildings used as dwelling houses 
(Use Class C3) to buildings used as small scale houses in multiple occupation (Use Class 
C4). 
 
 
5.2 Main issues for consideration 
 
The main issues for consideration in this case are: 
 
- Principle / The need for an HMO 
- Character 
- Whether harm would be caused to the living conditions of neighbouring residents. 
- Whether the scheme complies with HMO standards 
- Accessibility and parking 



 
 
5.3 Assessment of proposals 
 
 
Principle / The need for an HMO 
 
A small House in Multiple Occupation (HMO) is a dwelling in which three to six unrelated 
people (constituting separate households; unrelated to each other) share communal 
facilities such as bathrooms, kitchens and living rooms. 
 
On 29 May 2016 an Article 4 Direction was introduced to remove the permitted development 
right to convert a dwelling house (Use Class C4) into a small HMO (Use Class C4). 
Therefore, planning permission is now required for such proposals.  
 
Policy DM09 part a) states that "Proposals for new HMO will be encouraged provided that 
they meet an identified need, can demonstrate that they will not have a harmful impact on 
the character and amenities of the surrounding area, are easily accessible by public 
transport, cycling and walking and meet the relevant standards for HMO." 
 
The applicant has not identified any need or provided justification as to why this property 
should be converted to an HMO. In the absence of any identified need, the proposal would 
result in the loss of a priority dwelling type - as set out under Policy DM08 of the 
Development Management Policies DPD. 
 
 
Character 
 
No planning permissions have been granted for conversion to HMO in Glebe Crescent. 
Notwithstanding that, current licences are in place for Nos 15, 20, 28 and 36. 
 
A minority of dwellings are also now configured as flats, namely Nos 3, 5 and 9. Aside from 
this, the Planning and Council Tax records demonstrate Glebe Crescent to be otherwise 
characterised by two storey semi-detached single-family dwellings.  
 
This is supported within the planning appeal for No.7 Glebe Crescent, where a similar 
retrospective planning application dated 28 February 2017 (17/1246/RCU), for the use of 
the property as a HMO (Class C4) for 4 people was refused due the loss of a single family 
dwellinghouse. The decision was subsequently upheld at appeal under ref no. 
(APP/N5090/W/17/3180380). Within this appeal, the inspector noted that 'it is evident that 
much of the street remains occupied as single dwellings, and that this is the prevailing 
character'. 
 
The development is considered to result in harm to the established character of the area 
which comprises predominantly houses in single family occupation. The National Planning 
Policy Framework indicates that the character of an area is made up of much more than its 
physical appearance but includes how it functions and contributes to local identity and sense 
of place. Taking account of such considerations, the development breaches Policies DM01 
and DM09 to the extent that it would erode the well-established character of the area and 
the principle of an HMO in this location is considered to be unacceptable in principle. 
 
 
 



Impact on the amenities of neighbours 
 
HMOs can involve an intensification of use creating more activity and can adversely affect 
the appearance of a street through, for example, the provision of additional refuse facilities 
and more people movements and more deliveries, that can have an unacceptable impact 
on the established character of an area. The use of the property by a large number of 
separate households is likely, on the basis of the criteria identified above, to change the 
character of the street due to the level of intensification above and beyond properties which 
are in single family occupation or have been converted into flats. 
 
The introduction of an Article 4 across the borough is recognition that HMOs need to be 
controlled and their proliferation can be harmful to more permanent residential character. 
The use of the property by a large number of separate households is likely, on the basis of 
the criteria identified above, to change the character of the street and to undermine the more 
permanent residential nature afforded by single dwelling houses and flats. 
 
The pre-existing plans suggest that the property benefitted from 6no. bedrooms, the HMO 
also benefits from 6no. bedrooms. Although the occupancy level remains essentially the 
same, it is likely that unrelated residents are likely to have different schedules than that of a 
single family dwellinghouse who are likely to make similar movements and thus generating 
less noise and disturbance. 
 
As expressed in the section above, there are a minority of examples of known properties 
used as HMO's on Glebe Crescent and the increased number of households at the host 
property is likely to result in the unacceptable level of over-intensification of the site from the 
increased comings and goings associated with 6no. separate households using the property 
and garden. It is therefore likely to result in noise and disturbance which would be 
detrimental to the living conditions of neighbouring occupiers.  
 
Whether the scheme complies with HMO standards 
 
On Conversions, the Residential Design Guidance states at Para 15.6: 
 
"Where the conversion of a single family home into a small HMO or subdivision into flats is 
proposed the following should all be considered: 
 
- The property should be large enough to be converted without the need for substantial 
additional extensions and 
- There should normally be access to the rear garden for all flats and  
- There should be adequate space off street to meet parking standards set out in DM17 
and 
- There should be adequate space to provide suitable refuse storage in line with council 
guidance for architects and 
- Unit sizes should conform with the London Plan's minimum space standards set out 
in Appendix 2 of this SPD or for HMO the Councils adopted Housing Standards. 
 
Paragraph 4.1.1 stipulates that "Each household shall, where practicable, have its own 
kitchen separate from and being not more than one floor distant from the sleeping room or 
within the unit of accommodation". The HMO would only provide one kitchen at ground floor 
level, thus over one floor distance from those accommodated in the room in the roof space.  
 



The Mayors Housing Supplementary Planning Guidance (Adopted March 2016) under 
paragraph 3.5.1 states that LPAs should ensure "...schemes are of good quality and meet 
all relevant Housing Act and HMO standards and requirements".  
The HMO space standards outline that for one room lettings the minimum room floor area 
where a kitchen is separate should be 8.5m2. One bedroom at the first floor, towards the 
front of the property does not meet this requirement. 
Given the above, the proposal fails to comply with the Councils relevant housing standards 
for HMO and thus fails to comply with the requirements of Policy DM09 of the Development 
Management Policies DPD and The Mayors Housing Supplementary Planning Guidance 
(Adopted March 2016). 
 
The submitted application documents do not show details of refuse/recycling storage. 
 
With regard to amenity space, Section 2.3 of the Sustainable Design and Construction SPD 
(2016) states that 'Outdoor amenity space is highly valued and suitable provision will help 
to protect and improve the living standards of residents as well as contribute to maintaining 
and enhancing the wider character of the borough'. While there are no minimum amenity 
space standards for HMOs, the application site provides a communal rear amenity area of 
approx. 434 sqm and is accessible to all tenants. This is deemed acceptable. 
 
Accessibility and Parking 
 
Policy DM17 of Barnet's Development Management Policies Document DPD (2012) states: 
 
The council will expect development to provide parking in accordance with the London Plan 
standards, except in the case of residential development, where the maximum standards 
will be: 
 
i. 2 to 1.5 spaces per unit for detached and semi-detached houses and flats (4 or more 
bedrooms); 
ii. 1.5 to 1 spaces per unit for terraced houses and flats (2 to 3 bedrooms); and 
iii. 1 to less than 1 space per unit for development consisting mainly of flats (1 bedroom). 
 
2. Residential development may be acceptable: 
 
i. with limited or no parking outside a Controlled Parking Zone (CPZ) but only where it can 
be demonstrated through a survey that there is sufficient on street parking capacity. 
 
ii. with limited or no parking within a CPZ, where it can be demonstrated that there is 
insufficient capacity on street the applicant will be required to enter into a legal agreement 
to restrict future occupiers from obtaining on street parking permits. For proposals in close 
proximity to the edge of a CPZ a survey will also be required to demonstrate that there is 
sufficient on street parking capacity on streets outside the CPZ. 
 
Public Transport Accessibility Level (PTAL) rating for the site is assessed as 2 which is 
'poor'. 
 
The Local Highway Authority has been consulted on the application and note that there is 
existing space for off-street parking. When comparing the existing and proposed use, there 
is likely to be a slight uplift in parking demand on the surrounding streets. The street is within 
a CPZ with restrictions Mon-Fri 10am-5pm, if restrictions were imposed on permits vehicles 
will be still able to park in the evening and weekend. 
 



The highways department consider that the impact is unlikely to be detrimental. The 
proposal is therefore in accordance with Policy DM17 of the Development Management 
Policies DPD. 
 
In accordance with the London Plan, cycle parking should be provided with 1 space per 
room. No details of cycle parking have been provided within this application. In the event of 
an approval, a condition would be attached to the retrospective planning permission outlining 
that details of cycle parking and cycle storage facilities must be submitted within 3 months 
to be approved by the Local Planning Authority and implemented within 3 months of 
approval. 
 
 
5.4 Response to Public Consultation 
 
N/A 
 
 
6. Equality and Diversity Issues 
 
The proposal does not conflict with either Barnet Council's Equalities Policy or the 
commitments set out in the Equality Scheme and support the Council in meeting its statutory 
equality responsibilities. 
 
 
7. Conclusion 
 
Having taken all material considerations into account, it is considered that the proposed 
conversion of the existing single-family dwelling into an House of Multiple Occupation (HMO) 
without any submitted justification, would be out of character and contrary to Policy DM01, 
DM04 and DM09, resulting in unacceptable harm to the character and appearance of the 
application site, the street scene and the locality as it will undermine the more permanent 
residential nature afforded by single houses. The proposal would also have an unacceptable 
impact on the residential amenity of neighbouring properties contrary to Policy DM01 and 
DM04 of the Development Management Policies DPD. The proposal fails to comply with the 
Councils relevant housing standards for HMO and thus would provide substandard 
accommodation detrimental to the residential amenity of future occupiers, contrary to the 
requirements of Policy DM09 of the Development Management Policies DPD 
 
This application is therefore recommended for REFUSAL 
 
 
  



 


