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Item No. Report of the Head of Development Management and Building Control

Address: 4 THORNTON AVENUE WEST DRAYTON

Development: Change of use from Class C3 (Dwellinghouse) to Class C4 (HMO for up to 6
persons)

LBH Ref Nos: 52032/APP/2026/1190

Drawing Nos: Design and Access Statement Issue date: 02-06-2026 / issue no: P1
HMO Management Plan Issue date: 02-06-2026 / issue no: P1
Parking Strategy Issue date: 02-06-2026 / issue no: P1
Waste Management Plan Issue date: 02-06-2026 / issue no: P1
A105 Rev P1
A103 Rev P2
A106 Rev P1
A101 Rev P1
A100 Rev P1
A102 Rev P1
A104 Rev P2

Date Plans received:

Date Application valid

02-06-26

02-06-26

Date(s) of Amendments(s): 11-06-26
11-06-26
11-06-26
11-06-26
13-05-26
13-05-26
13-05-26
13-05-26
13-05-26

1. SUMMARY
Planning permission is sought for the Change of use from Class C3 (Dwellinghouse) to Class C4
(HMO for up to 6 persons).

The proposed development would result in the loss of an existing family sized dwelling for which
there is an identified need within the Borough. Whilst the proposal would not result in an over-
concentration of HMOs within the surrounding area, the change of use would nevertheless conflict
with the Council's objectives to safeguard family housing stock and would fail to comply with
Policies DMH 1, DMH 2 and DMH 5 of the Hillingdon Local Plan: Part Two (2020).
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In addition, the proposal would result in an over-intensive form of residential occupation. The
occupation of the property by up to six unrelated individuals would be likely to generate increased
levels of noise, disturbance, comings and goings, visitor activity and general residential activity
when compared to the lawful use of the property as a single dwellinghouse. Given the constrained
nature of the site, the limited outdoor space available and the lack of robust mitigation measures,
the proposal is considered to cause harm to the amenities of neighbouring occupiers.

The proposal would also fail to provide an acceptable standard of accommodation for future
occupiers. In particular, Bed 1 would be afforded a poor level of outlook and natural light, whilst the
external amenity space available would be inadequate in both quantity and quality for the level of
occupation proposed.

Furthermore, insufficient information has been submitted to demonstrate that satisfactory refuse
and recycling arrangements can be provided to serve the development.

Taking all of the above matters into consideration, the proposal is considered to represent an
unacceptable form of development which conflicts with the Development Plan when read as a
whole. Accordingly, the application is recommended for refusal

2. RECOMMENDATION
REFUSAL   for the following reasons:

1. NON2 Principle of Development

The development, by virtue of the loss of the existing family dwelling, would conflict with the
Borough's strategic housing goal of safeguarding 3-bedroom family dwellings. The proposed
change of use to a 6 person HMO would amount to an over-intensification of development on the
site that would also harm the character of the area. Consequently, the principle of development is
considered to be unacceptable. The proposal is therefore contrary to Policies DMH 1, DMH 2,
DMH 5 and DMHB 11 of the Hillingdon Local Plan: Part Two (2020), Policy H10 of the London Plan
(2021) and the National Planning Policy Framework (2024).

2. NON2 Neighbouring Amenity

The applicant has failed to demonstrate that the proposal and the high number of potential
occupants, would not result in noise and general disturbance to neighbouring properties alongside
a harmful over intensification of the use of the site, detrimental to both the occupiers and
neighbouring properties and the character and appearance of the area.  The proposal is therefore
contrary to Policies DMH 5 and DMHB 11 of the Hillingdon Local Plan: Part Two (2020), Policies
D3 and D13 of the London Plan (2021) and Paragraph 135 f) of the NPPF (2024).

3. NON2 Living Conditions

The proposal, by virtue of the poor level of outlook and limited access to natural light afforded to
'Bed 1', together with the inadequate quantity and quality of private outdoor amenity space
available to serve up to six occupiers, would fail to provide satisfactory living conditions for future
residents. The development would therefore fail to secure a high standard of residential amenity
and would be detrimental to the living conditions of future occupiers. The proposal is consequently
contrary to Policies DMH 5, DMHB 11, DMHB 16 and DMHB 18 of the Hillingdon Local Plan: Part
Two (2020), Policies D3 and D6 of the London Plan (2021) and Paragraph 135(f) of the National
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Planning Policy Framework (2024).

INFORMATIVES

1. I52 Compulsory Informative (1)

The decision to REFUSE planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The Human
Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act incompatibly with
Convention rights, specifically Article 6 (right to a fair hearing); Article 8 (right to respect for private
and family life); Article 1 of the First Protocol (protection of property) and Article 14 (prohibition of
discrimination).

I53 Compulsory Informative (2)

The decision to REFUSE planning permission has been taken having regard to the policies and
proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including The
London Plan (2021) and national guidance.

DMHB 11 Design of New Development

DMHB 12 Streets and Public Realm

DMHB 14 Trees and Landscaping

DMHB 16 Housing Standards

DMHB 18 Private Outdoor Amenity Space

DMHD 1 Alterations and Extensions to Residential Dwellings

DMH 1 Safeguarding Existing Housing

DMH 5 Houses in Multiple Occupation

DMT 1 Managing Transport Impacts

DMT 2 Highways Impacts

DMT 6 Vehicle Parking

DMEI 9 Management of Flood Risk

DMEI 10 Water Management, Efficiency and Quality

LPP D3 (2021) Optimising site capacity through the design-led approach

LPP D6 (2021) Housing quality and standards
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LPP D7 (2021) Accessible housing

LPP SI12 (2021) Flood risk management

LPP SI13 (2021) Sustainable drainage

LPP T5 (2021) Cycling

LPP T6 (2021) Car parking

LPP T4 (2021) Assessing and mitigating transport impacts

LPP T6.1 (2021) Residential parking

LPP D13 (2021) Agent of change

LPP D14 (2021) Noise

NPPF12 -24 NPPF12 2024 - Achieving well-designed places

NPPF5 -24 NPPF5 2024 - Delivering a sufficient supply of homes

3. CONSIDERATIONS

3.1 Site and Locality
The application site is located on the southern side of Thornton Avenue and comprises a two storey
semi-detached property. The site is situated within a triangular shaped plot with a generous front
and side garden. The property features a two storey fronted bay window finished in a tile and
render. The property benefits from a double storey side extension, single storey rear extension and
loft conversion including hip to gable extension, rear dormer and front rooflights.

The surrounding area is predominantly residential and comprises mainly two storey semi-detached
dwellings.

There is a tree in the front garden however, it is not covered by a TPO. There are no heritage
designations on or nearby the site. The application site is located within Flood Zone 1.

3.2 Proposed Scheme
Planning permission is sought for the Change of use from Class C3 (Dwellinghouse) to Class C4
(HMO for up to 6 persons)

3.3 Relevant Planning History

ENF/538/23
Building work doesn't match approved plans

Decision: No Further
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Action(P)

52032/APP/2023/574 4 THORNTON AVENUE WEST DRAYTON
Conversion of roof space to habitable use to include a rear dormer, 2 front roof lights and
conversion of roof from hip to gable end with new gable end window (Application for a Certificate
of Lawful Development for a Proposed Development)

Decision: 11-04-2023 Approval

52032/APP/2023/558 4 THORNTON AVENUE WEST DRAYTON
Erection of a two storey side extension with single storey rear (wraparound) extension

Decision: 20-04-2023 Approval

52032/APP/2001/2087 4 THORNTON AVENUE WEST DRAYTON
ERECTION OF A TWO STOREY SIDE EXTENSION

Decision: 03-12-2001 Approval

52032/97/0983 4 THORNTON AVENUE WEST DRAYTON
Erection of a two storey side extension

Decision: 09-09-1997 Approval

Comment on Planning History

The planning history for the site is listed above.

4. Advertisement and Site Notice

4.1 Advertisement Expiry Date: Not applicable
4.2 Site Notice Expiry Date: Not applicable

5. Comments on Public Consult
EXTERNAL CONSULTEES:

12 neighbouring properties were consulted on the application by letter dated 16-06-26. The
consultation period expired 07-07-26. 5 representations have been received and are summarised
as:

1. HMO's result in more mess and people do not care for the property
2. Ongoing problems with other HMO's in area
3. HMO tenants do not contribute to the community
4. The development would result in the loss of a family sized property
5. Concerns regarding parking issues
6. Concerns regarding anti-social behaviour
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OFFICER COMMENT:

A number of the above public concerns are not material planning considerations, however an
assessment of the principle of development, parking matters and impact to amenities of
neighbouring properties have been made in the below sections of the report.

INTERNAL CONSULTEES:

Highway Authority:

This proposal is to change the use of a dwelling house to a House in Multiple Occupation (HMO) for
up to 6no. persons. The proposal would benefit from 2no. on-plot car parking spaces and 5no.
covered, accessible and secure cycle parking space. The application site already has an on-plot
hardstanding accessible via a narrow vehicle crossover, a wall with railings forms the front
boundary of the site. No.4 Thornton Avenue is within an area with a PTAL ranking of two indicating
that access to public transport is limited compared to London as a whole. Parking along Thornton
Avenue is unrestricted though there are double yellow lines between the application site and the
signalised junction of Thornton Road/Sipson Road/Harmondsworth Road/Station Road. Planning
law requires that applications for planning permission be determined in accordance with the
development plan unless material considerations indicate otherwise. The London Plan 2021 is
silent on car parking standards for HMOs, so the Highway Authority has referred to the Hillingdon
Local Plan: Part 2 Development Management Policies Policy DMT 6: Vehicle Parking. For an HMO
with up to 6no. occupants 1no. car parking space per 2no. occupants is permitted. For HMOs over
6no. occupants, car parking requirements will be assessed through a transport appraisal and travel
plan. For this proposal, the applicable car parking standards would permit a maximum of three car
parking spaces. The proposal provides two spaces, representing a shortfall of only one space
against the maximum number that could be supported by policy. Consequently, the level of parking
proposed is not significantly below the maximum provision that could be achieved and is broadly
acceptable in this context. As mentioned above the development would provide 2no. on-plot car
parking spaces, to achieve access to them the vehicle crossover would need to be widened. The
Council's Highway Delivery Team has been consulted and has confirmed that the vehicle crossover
could be widened to a maximum of 5 metres. They have also advised that, on both sides of the
access, a visibility splay measuring 2.4 metres wide by 2.4 metres deep within the site should be
kept clear of walls, fences, shrubs, or any other feature greater than 0.6 metres in height. This
requirement is necessary to ensure that pedestrians walking along Thornton Road are visible to
drivers emerging from the site. As mentioned above 5no. cycle parking spaces would be provided,
this is not in accordance with the Hillingdon Local Plan which requires that one cycle parking space
is provided per occupant, there is a shortfall of one space which can be addressed by way of a
planning condition that requires the applicant to submit plans for approval showing the provision of
6no. covered, secure and accessible cycle parking spaces. There are no highway objections to this
proposal subject to the following planning conditions. 1. Prior to the commencement of works on
site plans are submitted to the Council for approval showing the design of the vehicle crossover and
front boundary treatment. 2. Prior to the commencement of works on site plans are submitted to the
Council for approval showing the design of the cycle parking.

Waste Services:

I can see that there is a bin store but nothing about what type of collection is being proposed. The
options: 1. Bulk bins 1100 recycling and refuse + 140L food bin: would need to ensure the bin area
is big enough for manoeuvrability. 2. Residents use the bin stores purely to store their waste but
present it on the kerbside for bag collections in line with the rest of the houses of the borough. They
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would need to put it out on the correct day. I need more information for approving this from a waste
point of view.

6. Local Plan Designation and London Plan

The following Local Plan Policies are considered relevant to the application:-

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Polices:

DMHB 11 Design of New Development
DMHB 12 Streets and Public Realm
DMHB 14 Trees and Landscaping
DMHB 16 Housing Standards
DMHB 18 Private Outdoor Amenity Space
DMHD 1 Alterations and Extensions to Residential Dwellings
DMH 1 Safeguarding Existing Housing
DMH 5 Houses in Multiple Occupation
DMT 1 Managing Transport Impacts
DMT 2 Highways Impacts
DMT 6 Vehicle Parking
DMEI 9 Management of Flood Risk
DMEI 10 Water Management, Efficiency and Quality
LPP D3 (2021) Optimising site capacity through the design-led approach
LPP D6 (2021) Housing quality and standards
LPP D7 (2021) Accessible housing
LPP SI12 (2021) Flood risk management
LPP SI13 (2021) Sustainable drainage
LPP T5 (2021) Cycling
LPP T6 (2021) Car parking
LPP T4 (2021) Assessing and mitigating transport impacts
LPP T6.1 (2021) Residential parking
LPP D13 (2021) Agent of change
LPP D14 (2021) Noise
NPPF12 -24 NPPF12 2024 - Achieving well-designed places
NPPF5 -24 NPPF5 2024 - Delivering a sufficient supply of homes
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In addition: Development Plan:

Planning law requires that applications for planning permission be determined
in accordance with the development plan, unless material considerations
indicate otherwise.

The Development Plan for the London Borough of Hillingdon currently consists
of the following documents:

The Local Plan: Part 1 - Strategic Policies (2012)
The Local Plan: Part 2 - Development Management Policies (2020)
The Local Plan: Part 2 - Site Allocations and Designations (2020)
The West London Waste Plan (2015)
The London Plan (2021)

Material Considerations:

The National Planning Policy Framework (NPPF) (2024) is also a material
consideration in planning decisions, as well as relevant supplementary
planning documents and guidance.

7. MAIN PLANNING ISSUES

7.1 Impact on the amenities of the occupiers of neighbouring residential properties
Policy D3 of the London Plan (2021) states that development proposals should deliver appropriate
outlook, privacy, and amenity.

Policy DMHB 11 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that all development will be required to be designed to the highest standards and incorporate
principles of good design. It should also not have an adversary impact on the amenity, daylight and
sunlight of adjacent properties and open space. The Council will aim to ensure that there is
sufficient privacy for residents and it will resist proposals where there is an unreasonable level of
overlooking between habitable rooms of adjacent residential properties or onto private open
spaces. This is supported by Policy DMH 5 of the Hillingdon Local Plan: Part Two - Development
Management Policies (2020) which requires HMOs to not have a detrimental impact upon the
residential amenity of adjoining properties.

Paragraph 135 (f) of the NPPF (2024) states Planning policies and decisions should ensure that
developments: create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion and
resilience.

There are no extensions proposed within this application, however there is an amendment within
the existing ground floor side extension. The existing window would be replaced by a door. This
minor change is not considered to cause harm to the amenities of neighbouring residents.

PROPOSED HMO USE:
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It should be noted that Hillingdon Council has now adopted an immediate Article 4 Direction to
remove permitted development rights to convert properties from C3 to C4. The report made to Full
Council states that the decision to adopt an immediate Article 4 Direction is because,  "HMOs
require proper management, as poor maintenance can result in unsuitable housing and harm to the
amenity, affecting both residents and the wider neighbourhood. There are also concerns about how
converting family homes into HMOs may change the character of communities and reduce the
supply of appropriately sized homes for families. The impacts of these changes can include issues
related to waste management, noise and disturbance, negatively impacting the area's appearance,
and sometimes lead to anti-social behaviour. Reports to the council's Planning Enforcement and
Private Sector Housing teams show growing community concerns about HMO conversions, as
reflected in a previous motion at Full Council in July 2024. In response, the council commissioned
research to better understand the scope and impact of HMOs in the area. This work is also being
used to support the council's initiatives on additional and selective licensing schemes. The full
evidence is presented in Appendix 2 of this report."

The proposed development could result in 6 individual people living at the site on a permanent
basis. It is considered that the number of people moving in and out of the site, on a regular basis,
by foot, car or bicycle would cause a significant increase in activity at the site to the detriment of
neighbouring amenities. The likelihood of nuisance and disturbance to neighbours amenities would
also be increased by the over intensification of the sites use. Use of the sites limited garden space
for such a high number of people, alongside potential visitors, would generate noise over and above
that of the existing family house, such noise would be detrimental to all of the sites adjoining
neighbours.

Taking into consideration these points the proposal is considered to cause harm to the amenities of
neighbouring properties through over intensification of the sites use, excessive movements of
people, as well as the generation of unacceptable noise and general disturbance through an over-
intensification of occupiers on site.

It should be noted that although the existing drawings indicate there are 5 bedrooms at the
property, this is not an accurate depiction of the lawful use of the property. The approved drawings
for the side extension under reference 52032/APP/2023/558 dated 20/04/23 show the ground floor
extension approved for use as a home office with a w/c as such this was never approved for use as
a bedroom. As such the existing property has 4 lawful bedrooms. It should be noted that the
existing property would be used as part of one family, resulting in fewer movements in and out of
the site, as well as potential visitors to the site when compared with the use of the building as a
HMO with 6 individual occupiers. The size of the existing property is therefore not considered to
justify the proposed development and its impact on neighbours.

As mentioned above there is a Borough wide Article 4 direction in place which restricts permitted
development rights for Houses in Multiple Occupation. Therefore there is no permitted development
fallback position to allow the property to be occupied by up to 6 persons (C4).

A recent appeal for a change of use to a C4 HMO in Hayes was considered by an appeal Inspector
under appeal reference APP/R5510/W/25/3360554 in respect of planning application reference
20650/APP/2024/1895. The appeal Inspector advised that:

"The use of the building at number 5 Crossway as a House in Multiple Occupation would be very
likely to amount to a more intensive use than use as a family dwellinghouse (or a dwelling occupied
by not more than six residents living together as a single household), because of the potential
numbers involved and the different movement patterns of people living independent lives. This
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more intensive use would be likely to generate greater levels of disturbance for neighbours and I
am persuaded that the change for which planning permission is sought would amount to an over-
intensification of development on the site that would also harm the character of the area."

The above appeal decision highlights the likely harm caused by the intensification of use of a C3
dwelling as a C4 HMO.

An additional application for a change of use to a C4 HMO in Uxbridge was dismissed at appeal
under appeal reference 6005866. The appeal Inspector advised:

"The proposal would result in a material change in the use of the property. A Class C3 dwelling
typically accommodates a single household, whereas the proposed HMO would accommodate
multiple separate households. Although a Class C3 dwelling could be occupied by a large family,
the proposal would nevertheless represent an intensification of use, with occupiers likely to have
differing patterns of movement, social interaction, and daily activity. As a result, the proposal would
have the potential to generate increased levels of noise and disturbance, both within and outside
the property, compared with a Class C3 dwelling. This would harm the character of the area and the
living conditions of neighbouring residents."

Recent appeal decisions at 21 Green Lane (Appeal Ref. 6008246, July 2026) and 14 Willow Tree
Lane (Appeal Ref. 6004329, July 2026) confirm that HMOs are capable of generating a materially
different and more intensive pattern of activity than a single household dwelling, arising from the
independent lifestyles of occupiers and resulting increased comings and goings, visitor activity and
associated noise and disturbance. Inspectors have accepted that such impacts can materially harm
neighbouring residential amenity even where the site remains in residential use and where
occupant numbers may not substantially exceed those associated with a family dwelling.

A further appeal decision compounding the same issues described above was recently dismissed.
Appeal ref 6002695 again in Uxbridge determined that the intensification of use derived from
extending and converting a 2 bed dwelling into a 5 bed 5 person small scale HMO would result in a
significant increase in noise levels, both internally and externally.

These appeal decisions show the material harm to neighbouring properties and are directly relevant
in this application.

The proposed change of use points to a material intensification and added pressures in terms of
refuse, noise and parking. These issues have not been addressed in the submission to confirm that
there would be no adverse impact on the residential amenity of occupiers, neighbours and the
surrounding area.

The submitted HMO Management Plan is generic and contains little site-specific detail. It largely
repeats standard management principles and provides no substantive evidence demonstrating how
noise, disturbance, refuse storage, visitor activity or neighbour complaints would be managed at
this site.

The proposal would result in the occupation of the property by up to six unrelated individuals living
independently of one another. Unlike a single family dwelling, occupiers of a House in Multiple
Occupation are likely to have differing work patterns, lifestyles, visitor arrangements and travel
movements, resulting in a materially greater level of activity associated with the site. When
considered alongside the constrained nature of the site, the limited outdoor space available and the
lack of robust mitigation measures within the submitted Management Plan, the proposal would
result in an over-intensive form of residential occupation giving rise to unacceptable levels of noise,
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disturbance, comings and goings, and associated residential activity to the detriment of
neighbouring occupiers. The proposal would therefore harm residential amenity and fail to comply
with Policies DMH 5, DMHD 1 and DMHB 11 of the Hillingdon Local Plan: Part Two (2020), Policies
D3 and D13 of the London Plan (2021) and paragraph 135(f) of the National Planning Policy
Framework (2024).

7.2 Impact on Street Scene
CHARACTER AND APPEARANCE:

Policy D3 of the London Plan (2021) states that: Development proposals should: D1) enhance local
context by delivering buildings and spaces that positively respond to local distinctiveness through
their layout, orientation, scale, appearance and shape, with due regard to existing and emerging
street hierarchy, building types, forms and proportions.

Policy BE1 of the Hillingdon Local Plan: Part One Strategic Policies (2012) seeks a quality of design
in all new development that enhances and contributes to the area in terms of form, scale and
materials; is appropriate to the identity and context of the townscape; and would improve the quality
of the public realm and respect local character.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that new development will be required to be designed to the highest standards and
incorporate principles of good design.

Policy DMHB 12 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that development should be well integrated with the surrounding area.

The proposal only comprises the change of use from C3 to C4. There are no additional extensions
proposed as part of this application. However, there is a minor alterations to the ground floor side
elevation to change an existing window to a door. This minor change is not considered to cause
harm to the character and appearance of the property nor the surrounding area.

As such the development is not considered to cause harm to the character and appearance of the
surrounding area in design terms complying with Policy D3 of the London Plan (2021), Policy BE1
of the Hillingdon Local Plan: Part One Strategic Policies (2012) and Policies DMHB 11 and DMHB
12 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020).

7.3 Traffic Impact/Pedestrian Safety
See below section.

7.4 Carparking & Layout
Paragraph 116 of the NPPF (2024) states - Development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.

Paragraph 117c) of the NPPF (2024) continues by stating -. Within this context, applications for
development should: create places that are safe, secure and attractive - which minimise the scope
for conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and
respond to local character and design standards.

Policy T2 Part A of the London Plan (2021) states - Development proposals and Development
Plans should deliver patterns of land use that facilitate residents making shorter, regular trips by
walking or cycling.
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Policy T4 Parts E and F of the London Plan (2021) states - E) The cumulative impacts of
development on public transport and the road network capacity including walking and cycling, as
well as associated effects on public health, should be taken into account and mitigated; and, F)
Development proposals should not increase road danger.

London Plan (2021): Policy T6.1 (Residential Parking) requires that new residential development
should not exceed the maximum parking standards as set out in Table 10.3.

Policies DMT 1 and DMT 2 of the Hillingdon Local Plan: Part Two - Development Management
Policies (2020) require the Council to consider whether the traffic generated by proposed
developments is acceptable in terms of the local highway and junction capacity, traffic flows and
conditions of general highway or pedestrian safety.

Policy DMT 5 Part A of the Hillingdon Local Plan: Part Two - Development Management Policies
(2020) states - Development proposals will be required to ensure that safe, direct and inclusive
access for pedestrians and cyclists is provided on the site connecting it to the wider network.

Policy DMT 6 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
seeks to ensure that all development is in accordance with the car parking standards set out in
Appendix C, Table 1 unless it can be demonstrated that a deviation from the standard would not
result in a deleterious impact on the surrounding road network.

The application seeks planning permission for the change of use of the existing dwellinghouse (Use
Class C3) to a House in Multiple Occupation (Use Class C4) for up to 6 occupiers.

The application site is located within an area with a Public Transport Accessibility Level (PTAL) of 2,
indicating that access to public transport is relatively limited when compared with other parts of
London. In such circumstances occupiers are more likely to be reliant upon private vehicles to meet
their day-to-day travel needs.

Policy DMT 6 of the Hillingdon Local Plan: Part Two (2020) permits up to three car parking spaces
for an HMO accommodating up to six occupiers. The proposed development would provide only
two off-street parking spaces, resulting in a shortfall against the Council's adopted parking
standard.

The application seeks planning permission for the change of use of the existing dwellinghouse (Use
Class C3) to a House in Multiple Occupation (Use Class C4) for up to six occupiers.

The site is located within an area with a Public Transport Accessibility Level (PTAL) of 2, indicating
a relatively low level of accessibility to public transport. The application proposes the retention of
two off-street parking spaces to serve the development together with covered cycle parking
provision. The Highway Authority has reviewed the proposal and advised that, whilst the
development would provide one fewer parking space than the maximum standard set out within
Policy DMT 6 of the Hillingdon Local Plan: Part Two (2020), the level of parking provision is broadly
acceptable in this instance.

Parking along Thornton Avenue is unrestricted though there are double yellow lines between the
application site and the signalised junction of Thornton Road/Sipson Road/Harmondsworth
Road/Station Road. The Highway Authority has identified that the existing vehicle crossover would
require widening and that appropriate visibility splays would need to be maintained in the interests
of highway safety. It has also been noted that the submitted plans indicate the provision of five
cycle parking spaces for six occupiers, representing a shortfall against the Council's adopted
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standards. However, it is considered that this matter could be addressed through the imposition of a
suitably worded condition.

Taking these matters into consideration, the Highway Authority has raised no objection to the
proposed development subject to conditions securing details of the vehicle crossover, front
boundary treatment and cycle parking provision. On this basis, the proposal is not considered to
result in a severe impact on the local highway network and would broadly accord with Policies DMT
1, DMT 2 and DMT 6 of the Hillingdon Local Plan: Part Two (2020), Policy T6 of the London Plan
(2021) and Paragraph 116 of the National Planning Policy Framework (2024).

7.5 Urban Design, Access and Security Considerations
ACCESS:

Policy D5 of the London Plan (2021) sets out that proposals should achieve the highest standards
of accessible and inclusive design.

Given that the existing dwelling was constructed before the implementation of accessible housing
standards, the aforementioned policy does not apply to the proposed conversion from a dwelling-
house (C3) to a House in Multiple Occupation (HMO) (C4). There would be no loss of accessible
housing stock as a result of this proposed Change of Use

LIVING CONDITIONS FOR FUTURE OCCUPIERS

INTERNAL AMENITY SPACE:

Paragraph 135f) of the National Planning Policy Framework (2024) states - Planning policies and
decisions should ensure that developments: create places that are safe, inclusive and accessible
and which promote health and well-being, with a high standard of amenity for existing and future
users.

Policy DMH 5 of the Hillingdon Local Plan - Part 2: Development Management Policies (2020)
allows large HMOs only where there are satisfactory living conditions for occupiers.

Policy D6 of the London Plan (2021) and Policies DMHB 11 and DMHB 16 of the Hillingdon Local
Plan - Part 2: Development Management Policies (2020) require a high standard of design with
minimum internal space standards.

Policy D3 of the London Plan (2021) states that developments deliver appropriate outlook, privacy
and amenity and achieve indoor and outdoor environments that are comfortable and inviting for
people to use.

Policy D6 of the London Plan (2021) states that housing development should be of high quality
design and provide adequately sized rooms. Housing development should be of high quality design
and provide adequately-sized rooms (see Table 3.1) with comfortable and functional layouts which
are fit for purpose and meet the needs of Londoners without differentiating between tenures.
Qualitative aspects of a development are key to ensuring successful sustainable housing. Table 3.2
sets out key qualitative aspects which should be addressed in the design of housing developments.

Policy DMHB 16 of the Hillingdon Local Plan: Part 2 - Development Management Policies (2020)
states that all housing development should have an adequate provision of internal space in order to
provide an appropriate living environment.
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The proposal comprises a 6-bedroom HMO with a communal living room and a kitchen/dining
space. The internal room sizes are as follows:

Bed 1: 10sqm + (en-suite 3.17sqm)
Bed 2: 10sqm
Bed 3: 9sqm + (en-suite 2.65sqm)
Bed 4: 11sqm + (en-suite 2.3sqm)
Bed 5: 13sqm + (en-suite 3 sqm)
Bed 6: 16sqm + (en-suite 2.8sqm)
Ground floor bathroom: 4sqm
Living Room: 13sqm
Kitchen/dining room: 25sqm

The bedrooms would provide adequate floor areas for single occupancy and the size of the
communal living room and kitchen/dining area is considered acceptable. However, concern is
raised regarding the living conditions that would be afforded to the occupant of 'Bed 1' as shown on
the proposed plans. This room would rely on a single window facing the existing boundary fence at
a distance of approximately 1.7m, resulting in a restricted outlook and limited opportunities for
natural daylight.

It should be noted that the submitted existing floor plans annotate this room as a bedroom.
However, the approved plans under application reference 52032/APP/2023/558 identified this
space as a home office with a w/c and it was approved on that basis. Therefore, limited weight can
be afforded to any suggestion that the room has an established or approved use as a bedroom.

During the officer site visit, undertaken on a clear morning, it was observed that the room received a
limited level of natural light despite favourable weather conditions. Given the proximity of the
boundary treatment and the constrained outlook available, it is considered that the room would
provide a poor standard of accommodation for future occupiers. The proposal would therefore fail to
provide a satisfactory level of light and outlook, to the detriment of the living conditions of the future
occupant of Bed 1.

Accordingly, the proposal conflicts with Policy D6 of the London Plan (2021), Policy DMHB 11 of the
Hillingdon Local Plan: Part Two (2020) and paragraph 135(f) of the National Planning Policy
Framework (2024), which seek to secure a high standard of amenity for future occupiers.

PRIVATE AMENTIY SPACE:

Policy DMHB 18 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
requires all new residential development to provide good quality and useable private amenity
space. In accordance with Table 5.3 houses with four or more bedrooms are required to have at
least 100 square metres of private outdoor amenity space.

Whilst Policy DMHB 18 does not prescribe a specific private amenity space standard for Houses in
Multiple Occupation, the quality, functionality and accessibility of any external amenity provision
nevertheless remain important considerations in assessing the living conditions of future occupiers.

The application site comprises areas of amenity space to the front, side and rear. However, the
front and side garden would be dominated by parking, cycle storage and refuse storage facilities
and is not considered to represent a meaningful or private area for recreation.

The principal area of private amenity space would be the rear garden. This area is constrained in
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size, measuring approximately 23sqm, and would be expected to serve up to six unrelated
occupiers. Given the number of occupants proposed, the limited size and configuration of the rear
garden would not provide a high-quality or adequately useable external amenity area capable of
comfortably accommodating the recreational needs of future residents.

Furthermore, the proposed development would result in a greater intensity of occupation than the
lawful C3 use of the property, increasing reliance on the limited outdoor space available. The
constrained nature of the rear garden is therefore considered to exacerbate the shortcomings in
amenity provision arising from the proposal.

Taking the above matters into consideration, the proposal would fail to provide a sufficient quantity
and quality of useable private amenity space for future occupiers and would therefore be contrary to
Policies DMHB 11 and DMHB 18 of the Hillingdon Local Plan: Part Two (2020), Policy D6 of the
London Plan (2021) and Paragraph 135(f) of the National Planning Policy Framework (2024).

7.6 Other Issues
PRINCIPLE OF DEVELOPMENT

The Council adopted the Borough Wide Article 4 Direction on 12 December 2025 removing
permitted development rights under Article 3, Schedule 2, Part 3, Class L.

The development site is currently in C3 use. The change of use from C3 to C4 therefore requires
planning permission within the aforementioned Article 4 Direction in place.

Its conversion to a small HMO (C4 use) would be acceptable in principle subject to compliance with
other relevant material considerations and policies.

Policy DMH 1 states:

The net loss of existing self-contained housing, including affordable housing, will be resisted unless
the housing is replaced with at least equivalent residential floorspace. B) The Council will grant
planning permission for the subdivision of dwellings only if: i) car parking standards can be met
within the curtilage of the site without being detrimental to the street scene; ii) all units are self
contained with exclusive use of sanitary and kitchen facilities and provided with individual entrances
and internal staircases to serve units above ground floor level; iii) adequate amenity space is
provided for the benefit of residents; and iv) adequate living space standards are met.

Paragraph 4.3 of the Local Plan provides guidance for the implementation of Policy DMH1 and
states 'In order to meet projected housing needs, the Council aims to resist the loss of residential
accommodation within the Borough by means of Policy DMH 1: Safeguarding Existing Housing.

Policy H10 of the London Plan (2021) states that schemes should generally consist of a range of
unit sizes and sets out a number of factors which should be considered when determining the
appropriate housing mix on a particular scheme. This includes local evidence of need. Policy DMH
2 of Hillingdon Local Plan: Part 2 - Development Management Policies (2020) requires the provision
of a mix of housing units of different sizes in schemes of residential development to reflect the
Council's latest information on housing need. Paragraph 4.6 outlines that there is a substantial
borough-wide requirement for larger affordable and private market units, particularly three-bedroom
properties.

Family housing is defined within the glossary of the London Plan (2021) and outlines it must
generally be of a size that has three or more bedrooms. It is also worth noting that the Secretary of
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State directed changes to Policy H10, in order address the need for new family housing, to prevent
families from being forced to move outside of London. These changes were incorporated into the
final version of the London Plan (2021). It should be noted that the adoption of the Local Plan: Part
2 (2020) and London Plan (2021) policies on housing size mix are a significant shift from previous
iterations of the development plan.

Policy DMH 5 states:

B) In wards covered by an Article 4 Direction for HMOs Planning applications for the change of use
from dwelling house (Use Class C3) to HMO (Use Class C4 and Sui Generis) will only be permitted:

i) where it is in a neighbourhood area where less than 20% of properties are or would be exempt
from paying council tax (or in the case of Conservation Areas 10%) because they are entirely
occupied by full time students, recorded on the Council's database as a licensed HMO, benefit from
C4/Sui Generis HMO planning consent and are known to the Council to be HMOs;
ii) in Conservation Areas where less than 10% of properties are exempt from paying council tax
because they are entirely occupied by full time students, recorded on the Council's database as a
licensed HMO, benefit from C4/Sui Generis HMO planning consent and are known to the Council to
be HMOs and the change of use does not form a consecutive HMO use in a street frontage;
iii) where less than 15% of properties within 100 metres of a street length either side of an
application property are exempt from paying council tax because they are entirely occupied by full
time students, recorded on the Council's database as a licensed HMO, benefit from C4/Sui Generis
HMO planning consent and are known to the Council to be HMOs; and
iv) where the accommodation complies with all other planning standards relating to car parking,
waste storage, retention of amenity space and garages and will not have a detrimental impact upon
the residential amenity of adjoining properties.

The development would result in the loss of a 4 bed family sized dwelling for which there is an
identified need within the Borough as set out within Paragraph 4.6 of the Local Plan and within the
Strategic Housing Market Assessment. As such the development would conflict with Policies  DMH
1, DMH 2 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020),
Policy H10 of the London Plan (2021) and the NPPF (2024).

A recent appeal decision at 11 Maygoods View was dismissed at appeal under reference 6005866.
Within the decision the Inspector stated:

" The proposal would replace a Class C3 dwelling with a Class C4 house in multiple occupation
(HMO). Policy DMH 1 of the London Borough of Hillingdon Local Plan Part 2: Development
Management Policies (2020) (the Part 2 Plan) states that the net loss of existing self-contained
housing will be resisted unless it is replaced by at least an equivalent amount of residential
floorspace. A HMO does not constitute self-contained housing, as the accommodation would not be
occupied as a single household with exclusive use of all facilities behind a single access.

Furthermore, I note the evidence indicating a substantial Borough-wide need for larger private
market dwellings. The proposal would result in the loss of a five-bedroom dwelling from the existing
housing stock, thereby further exacerbating this need.

While the proposal would not result in an overconcentration of HMOs within the area and would
therefore accord with this requirement of Policy DMH 5 of the Plan, it would lead to the loss of an
existing self-contained Class C3 dwelling. Consequently, the proposal would conflict with Policy
DMH 1 of the Part 2 Plan, for the reasons set out above."
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The same principle existing in this case and as such the appeal is relevant to the determination of
this application.

From a review of the HMO register (January 2026) There is one registered HMO along Thornton
Avenue at No. 55. Whilst there would not be an over-concentration of HMO uses in the area, the
proposal fails to comply with Policy DMH5 given that the accommodation would fail to comply with
all other planning standards as the development would have a detrimental impact upon the
residential amenity of adjoining properties, would not have sufficient internal or external amenity
space and would not have adequate waste storage facilities.

WASTE STORAGE:

The application is accompanied by a Waste Management Plan and the proposed site plan identifies
an area for refuse and cycle storage. The supporting documentation states that a dedicated refuse
and recycling bin store would be provided and that bin collection would be arranged by tenants with
weekly maintenance undertaken by the management agent.

However, insufficient information has been provided regarding the proposed refuse collection
methodology. In particular, it has not been demonstrated whether the proposal would operate
through the use of communal bulk bins or through the presentation of individual refuse and
recycling sacks at the kerbside in accordance with the Council's collection arrangements. Whilst a
bin storage area has been shown on the submitted plans, no details have been provided regarding
its capacity, layout or manoeuvrability to demonstrate that it could adequately accommodate any
communal refuse and recycling containers that may be required.

Furthermore, the submitted Waste Management Plan contains very limited detail regarding the day-
to-day management of refuse and recycling arising from the proposed HMO use and does not
adequately demonstrate how waste generated by up to six occupiers would be stored and
presented for collection.

Given the absence of this information, it has not been possible to fully assess whether adequate
refuse and recycling provision would be available to serve the proposed development. As such,
should the application otherwise be considered acceptable, additional details would be required to
demonstrate that satisfactory waste management arrangements can be provided.

BIODIVERSITY NET GAIN:

Biodiversity net gain is a way of creating and improving biodiversity by requiring development to
have a positive impact ('net gain') on biodiversity. In England, biodiversity net gain is required under
a statutory framework introduced by Schedule 7A of the Town and Country Planning Act 1990
(inserted by the Environment Act 2021). This statutory framework is referred to as 'biodiversity net
gain' in Planning Practice Guidance to distinguish it from other or more general biodiversity gains.

Under the statutory framework for biodiversity net gain, subject to some exceptions, every grant of
planning permission is deemed to have been granted subject to the condition that the biodiversity
gain objective is met ("the biodiversity gain condition"). This objective is for development to deliver
at least a 10% increase in biodiversity value relative to the pre-development biodiversity value of
the onsite habitat.

In this instance, the proposed change of use from a dwellinghouse to a HMO is considered to fall
below the de minimis threshold. Therefore the proposal is considered to be BNG exempt and a
biodiversity gain plan is not required.
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OTHER MATTERS:

The application documents are inconsistent and undermine confidence in the submitted
assessment. The Design and Access Statement refers to a "6ppl HMO", elsewhere references are
made to a "10 room HMO", whilst the proposed plans show 6 bedrooms. This inconsistency raises
concerns regarding the intensity of occupation that has actually been assessed

TILTED BALANCE:

The Council's latest monitoring position confirms that it can no longer demonstrate a five-year
housing land supply and, as such, Paragraph 11(d) of the National Planning Policy Framework
(2024) is engaged. However, recent appeal decisions at 14 Willow Tree Lane, Hayes (Appeal Ref.
6004329, July 2026) and 21 Green Lane, Uxbridge (Appeal Ref. 6008246, July 2026) demonstrate
that whilst the housing land supply shortfall is a material consideration attracting weight in favour of
development, the benefits associated with the conversion of an existing dwelling to a HMO are
generally limited where the site is already in residential use. In both cases the Inspectors concluded
that any housing supply and affordability benefits were very modest and were significantly and
demonstrably outweighed by identified harm, resulting in the dismissal of the appeals
notwithstanding the application of Paragraph 11(d).

In the present case, whilst moderate weight is afforded to the contribution that the proposal would
make towards housing choice and supply, that benefit is reduced by the fact that the site already
forms part of the Borough's housing stock. Consequently, the identified harm arising from the
proposal attracts greater weight and is considered to significantly and demonstrably outweigh the
limited benefits of the development when assessed against the Framework as a whole.

8. Reference Documents
The Local Plan: Part 1 - Strategic Policies (2012)
The Local Plan: Part 2 - Development Management Policies (2020)
The London Plan (2021)
The National Planning Policy Framework (NPPF) (2024)
Schedule 7A of the Town and Country Planning Act 1990 (inserted by the Environment Act 2021)
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