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APPLICATION No: 19/73934/COU
APPLICANT: Mr S Eckstein
LOCATION: 6 Brook Street, Swinton, M27 9PA
PROPOSAL: Change of use from C3 dwelling to 10-bed HMO (House In 

Multiple Occupancy) (Sui Generis)
WARD: Swinton North

Description of Site and Surrounding Area 
This application relates to 6 Brook Street, a long, narrow two-storey dwelling situated at the end of a small row 
of buildings, with its frontage wrapping around the corner of Brook Street. To the north, the dwelling sits at the 
back of the footway. To the west is a small front garden, bound by railings. A small hard standing is situated to 
the south for the parking of vehicles and access to the rear garden.

At present, the property is a single family dwelling and accommodates a living room, WC, dining room, kitchen, 
utility and play room at ground floor (the utility and play room are accessed externally within a single storey 
element to the side). At first floor, the dwelling accommodates three bedrooms, an office and family bathroom.

The immediate surrounding area is predominantly residential in nature with Wardley Industrial Estate to the 
west, on the opposite side of Sindsley Brook which runs north to south. To the east is St Charles’ RC Church 
and Primary School.

Description of Proposal 
Planning permission is sought for the change of use of the dwelling to a House in Multiple Occupation (HMO) 
featuring a living room/dining room/kitchen, 5 bedrooms, a WC and shower room at ground floor and 5 
bedrooms and two shower rooms at first floor. All rooms will be single occupancy. There are minimal external 
alterations proposed, including the closing up of two glazed openings either side of the main access door and 
the removal of a section of the boundary fencing and gates to allow appropriate space and access for the 
parking of 5 vehicles within the curtilage.  A bin storage area and a cycle parking area will also be provided.

Publicity
Site Notice: Not Applicable
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Reason: 

Press Advert: Not Applicable
Reason: 

Neighbour Notification 
16 neighbouring occupiers have been notified of the application.

Representations 
23 letters of representation have been received from 17 different addresses in response to the application 
publicity. The issues raised can be summarised as follows:

 Inadequate parking space provided.
 Increase in traffic on an already congested street, leading to highway safety concerns.
 Further damage to the condition of Brook Street.
 Questioned the type of people who would be residing in the HMO.
 Perceived anti-social behaviour from residents of HMOs.
 Decrease the value of surrounding properties.
 Out of character with the very quiet residential area.
 Increase in noise and disturbance.
 The ‘Sui Generis’ use would allow the property to be used as a hostel.
 Suggests that the property will be used as a ‘half-way house’.
 There will be an increase in crime rates.
 There will be an increase in complaints to the Council and the Police.
 Increase in pressure on services and public utilities.
 Increase in litter.
 Bins left on the street will further reduce parking availability.
 Thinks that marketing the HMO at young professionals is a smoke screen and the property will be let to 

people claiming benefits.
 Loss of privacy.
 States that the notification letter was misleading as it did not state the correct location of the application.
 Does not understand the principle of housing 10 young people in a home.
 There will only be one shared living/dining/kitchen.
 Questions whether the applicant has gained approval from the lease holder.
 Existing residents will experience a greater fear of crime.
 No. 4 and No. 6 Brook Street share a water supply affecting water pressure in the street.
 No. 6 Brook Street is not large enough for the proposed use.
 The houses on Brook Street are predominantly occupied by elderly people.
 Lack of pride and respect for properties with short term occupiers.
 The development is overdevelopment of the site and will lead to overcrowding.
 Insufficient neighbour notification.

An objection has also been received from Cllr Hinds who raises concern that the conversion to a HMO is 
inappropriate on an unadopted street, which is narrow and the road is congested due to restrictions on Moorside 
Road.

In response to these objections:
 The impact on property values is not a material planning consideration.
 The proposed HMO use falls within ‘Sui Generis’ – i.e. not a specific use class. Uses that are 

considered to be Sui Generis do not benefit from permitted development rights to change to another 
use. Any future changes of use will, therefore, require planning permission. The property cannot be 
changed to a hostel without planning permission.

 The applicant has signed an ownership certificate submitted with the application form to confirm that 
they are the owner of the property. 

 Issues relating to the water pressure are civil matters to be resolved between the relevant property 
owners and United Utilities. This is not a material planning consideration.

 In relation to the character of the street and a majority of dwellings being occupied by elderly residents – 
this may not always be the case as people move on and move into the street. This is not a material 
planning consideration.
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 In terms of neighbour notification, Article 15 of The Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended) requires the Local Planning Authority to 
publicise the proposal by serving notice on any adjoining owner or occupier. Each adjoining 
owner/occupier has been notified by letter, as have a number of wider properties in the vicinity. 

 The Officer has checked a copy of the neighbour notification letters that have been issued and the 
location of the development states ‘6 Brook Street, Swinton, M27 9PA’ and so it is considered that the 
location is clear for neighbours to determine where the development is proposed.

The remaining issues have been addressed in the appraisal below.

Relevant Site History
No relevant site history.    

Consultations
Highways – No objection subject to conditions.

Senior Drainage Engineer - No comments received to date  

Air Quality, Noise, Contaminated Land - No objection

Landscape Design - No comments received to date  

Planning Policy
Development Plan Policy
Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

Unitary Development Plan H1  -  Provision of New Housing Development
This policy states that all new housing will contribute toward the provision of a balanced housing mix; be built of 
an appropriate density; provide a high quality residential environment; make adequate provision for open space; 
where necessary make a contribution to local infrastructure and facilities required to support the development; 
and be consistent with other policies of the UDP.

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.
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Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Other Material Planning Considerations
National Planning Policy
National Planning Policy Framework

Local Planning Policy
Planning Guidance -  Housing
The purpose of the guidance is to ensure that the residential development coming forward in Salford contributes 
to establishing and maintaining sustainable communities, tackles the specific housing and related issues that 
face Salford, and helps to deliver the vision and strategy of the UDP, the Housing Strategy and the Community 
Plan.

It is not considered that there are any local finance considerations that are material to the application

Appraisal 
The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  They will go through a number 
of further stages, including examination at a public inquiry, before they are adopted.  Adoption is expected to 
take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Principle of Development
The dwelling subject to this application is currently in residential use. The site is located within 1km of the 
boundary of Swinton Town Centre and there are a number of small commercial units in close proximity to the 
site on Moorside Road, including convenience stores, hair and beauty salons, hot food take aways, public 
house, a community hall, social club and day nursery which affords occupiers easy access to a range of goods 
and services. 

The site is located within 400m of Swinton Train Station and a number of frequent bus services can be 
accessed on Moorside Road, Chorley Road to the north and the East Lancashire Road to the south.  The 
proposal offers an opportunity to re-develop an existing dwelling which is located within an accessible and 
sustainable location. 
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By definition, a House in Multiple Occupation provides tenanted living accommodation that is occupied by 
persons, as their only or main residence, who are not related and who share one or more basic amenities e.g. 
bathroom, kitchen, dining etc. 

The council’s interactive map shows that there are 2 other mandatory licensed HMOs within a 400m radius of 
the application site. There is no evidence to suggest that the proposal will have an unacceptable impact by 
reason of the cumulative effects of the concentration of HMO uses.

Whilst the existing dwelling meets the housing needs of those requiring single family dwellings, it is not 
considered that the loss of the single family dwelling will have an adverse impact upon the mix of dwellings in 
the area, with the proposal making a contribution towards meeting the housing needs of those requiring lower 
cost accommodation. Salford’s anti-poverty strategy recognises that HMOs meet specific housing needs of 
those people requiring lower cost accommodation that would not necessarily be met by smaller terraced houses 
or apartments given the difference in rental values.

It is considered that the principle of introducing a HMO into this predominantly residential area is acceptable 
providing the development is acceptable in terms of its relationship to neighbouring residents, and its impact 
upon the highway network.

A number of the objections raise concern in relation to the people who will reside in the HMOs. The LPA has no 
control over who the future residents may be in the same way there is no control over who resides in a 
dwellinghouse.  Whilst not a consideration for this proposal, the applicant has explained that the property will be 
marketed at young professionals.

Amenity
Each bedroom within the HMO will have at least one window that will provide an adequate level of light, outlook 
and ventilation for occupiers. The communal living room, dining space and kitchen will be on the ground floor, 
utilising dual aspect windows for light, outlook and ventilation. These communal rooms are approximately 21m² 
in floor space which is considered acceptable, especially in addition to the individual bedrooms which range 
between 10m² to 12m². There is also a suitable level of space within the rear garden for occupiers to enjoy 
private amenity space. 

According to the Council’s Standards for houses in multiple occupation the following space standards are 
required to be met – 

 Single occupancy bedroom (with separate shared facilities) – 6.5sqm
 Combined kitchen dining room for 6-10 persons – 19.5sqm

There is no requirement for a separate living room in a HMO where all bedrooms are over 10sqm.

All bedrooms in the proposed HMO will be for single occupancy and will exceed 6.5sqm. The combined 
kitchen/dining space will exceed 19.5sqm, thereby complying with the standards for a HMO with between 6 and 
10 people living in it. There is no requirement for a separate living room to be provided but the kitchen/dining 
space includes living room space. On this basis, it is considered that future occupants of the proposed HMOs 
will be provided with a satisfactory level of amenity. 

It is considered that noise will not be significantly different to that associated with a typical large family dwelling. 
The likely comings and goings are likely to be more intense but not to the extent that it will cause detrimental 
harm to neighbouring residential amenity. There are no objections from Urban Vision’s Environmental 
Consultant in this regard.

It is recognised that there are a number of windows within the front elevation, facing 11 and 13 Brook Street, 
that currently serve non-habitable spaces and are proposed to serve habitable spaces (bedrooms). The 
separation distance between these facing windows is approximately 19m. It is acknowledged that these are 
existing windows serving a residential property. The internal layout of this dwelling could be altered with these 
rooms being used as habitable spaces, without any control from the LPA. On this basis, the use of the HMO 
with habitable room windows on the front elevation is considered acceptable and will not create undue loss of 
amenity to neighbours. 

To the rear of the property, the ground and first floor windows will all serve non-habitable spaces (hallways and 
shower room). These windows will directly overlook the property’s own rear garden space, beyond which is the 



$c1r5kjzt.docx

garden associated with 2 Brook Street, the boundary of which is approximately 9m away. There will be no loss 
of privacy or overlooking to these neighbours as a result.

There is an adequate level of space around the dwelling to accommodate a suitably sized bin store. A condition 
has been attached requiring details of the siting and design of the proposed bin shelter to be agreed by the LPA 
prior to occupation of the HMO.

The proposal is considered to be in accordance with policies DES7 and EN17 of the UDP and the thrust of the 
NPPF as it would not adversely affect the level of residential amenity neighbouring residents can reasonably 
expect to enjoy and the development will provide future occupants with a satisfactory standard of living.

Design
The only external alterations proposed are the closing up of two glazed panels, either side of the main access 
door and the removal of a section of the boundary fencing and gates to allow appropriate space and access for 
the parking of 5 vehicles within the curtilage.  

The boundary railings and gates are of no particular high quality or importance to require their retention and a 
condition will be attached to ensure that the materials used in the closing up of the glazed panels match those of 
the main building. This will ensure that there is no detrimental impact on the character of the dwelling or the 
wider area.

Highways
Paragraph 109 of the NPPF states the development shall 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.

The site is sustainably located with bus stops located on Moorside Road, providing limited connection to Eccles 
and Prestwich. Further afield, there are additional bus stops located on the East Lancashire Road providing 
regular connections to Manchester City Centre and Leigh. Alternatively, within an average 7 minute walk, is 
Moorside Railway Station, providing regular services to Manchester City Centre and Wigan.

During consideration of the application, the proposal has been amended to introduce additional on-site parking 
to allow 5 vehicles to park within the curtilage of the site. This will include the removal of some of the fencing 
and gates located to the front of the parking spaces and will require the existing vehicular footway crossover 
point to be amended to allow all vehicles to safely access the proposed parking spaces.

It is also proposed to provide 10 cycle parking spaces within the site. This is acceptable in principal but the 
details of the proposed racking system and secure shelters need to be agreed, ensuring that the cycle parking 
facilities are suitable for long term use. This detail can be secured by condition to be discharged prior to the first 
occupation of the HMO.

Subject to this, the proposal is not considered to pose a severe impact on the highway.

Recommendation
Approve

1. The development must be begun not later than three years beginning with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as 
amended).

2. The development hereby permitted shall be carried out in accordance with the following approved plans:

Site - Location and Block Plan, drawing number DA19070. 001.
Proposed GA Plans and Elevations, drawing number DA19070. 003. Rev 1
Site Amenity Plan, drawing number DA19070. 302 Rev 1

Reason: For the avoidance of doubt and in the interest of proper planning.
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3. The external materials used shall match those of the existing building so far as practicable.   

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with 
Policies DES1 and DES8 of the City of Salford Unitary Development Plan and the requirements of the 
National Planning Policy Framework.

4. The vehicle parking and access arrangements to serve the development hereby permitted, shown on the 
approved Site Amenity Plan, reference DA19070. 302. Rev 1, shall be made available for use prior to the 
development being brought into use (or in accordance with a phasing plan which shall first be agreed in 
writing with the local planning authority) and shall be retained thereafter for their intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance with policies A2, 
A8 and A10 of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition:  The on-site parking must be available prior to occupation to 
prevent an unacceptable impact on the surrounding highway network.

5. Notwithstanding the details shown on the Site Amenity Plan, reference DA19070. 302. Rev 1, prior to first 
occupation of the development, details of the location, materials and design of the proposed bin store 
shall be submitted to and approved in writing by the Local Planning Authority. The approved bin store 
shall be installed prior to first occupation of the development and maintained as such thereafter.

Reason: In the interests of visual and residential amenity in accordance with Policies DES1 and EN17 of 
the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition:  The on-site bin storage area must be available prior to 
occupation to prevent an unacceptable impact on the surrounding highway network and the character of 
the area.

6. Notwithstanding the details shown on the Site Amenity Plan, reference DA19070. 302. Rev 1, prior to first 
occupation of the development, details of the location, materials and design of the proposed cycle storage 
racking system and shelter shall be submitted to and approved in writing by the Local Planning Authority. 
The approved cycle store shall be installed prior to first occupation of the development and retained and 
maintained as such thereafter.

Reason: To encourage more sustainable modes of travel in accordance with policies ST14, A2 and A10 
of the City of Salford Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition:  The on-site cycle parking must be available prior to occupation 
to ensure that all facilities for future occupiers are available for use and to prevent an unacceptable impact 
on the surrounding highway network and the character of the area.

7. All bedrooms within the HMO hereby approved shall be occupied on a single occupancy basis only at all 
times.

Reason: In the interests of protecting visual and residential amenity and in the interest of highway safety 
and the free flow of traffic in accordance with Policies DES1, DES7, EN17, A2, A8 and A10 of the City of 
Salford Unitary Development Plan and the National Planning Policy Framework.

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.
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Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020

2. Dilapidation Survey:
The developer shall contact John Horrocks to arrange a full dilapidation/Condition Survey of all adopted 
highways surrounding the site prior to works commencing on site. Tel: 0161 603 4046

General Highway Information:
Requests for general Information regarding the adopted highway network shall be directed to the Local 
Highway Authority - John Horrocks- 0161 603 4046

3. The works on the adopted highway shall be delivered by Section 171 agreement and Greater Manchester 
Roads Activities Permit Scheme (GMRAPS). 
Applications for all forms of highway permits/licenses shall be made in advanced of any works being 
undertaken on the adopted highway Note: NO boundary fencing shall be erected or positioned on any 
part of the adopted highway with first seeking the relevant permits/licenses from the Local Highway 
Authority Tel: 0161 603 4046

4. The developer must ensure that all existing utilities (i.e. drainage, BT pole and adopted street lighting) are 
protected and that they have the relevant permission from the various utility providers to undertake any 
work within the vicinity of the utility, within the footway and to protect the road construction.

5. Any amendments to the adopted carriageway and footway need to be re-instated using similar materials 
or a material approved by the Council's engineer.


