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APPLICATION No: 21/76759/COU 

APPLICANT: Miss Gemma Salusbury, Grant Property 

LOCATION: 48 Delamere Avenue, Salford, M6 7WS 

PROPOSAL: Change of use from C3 (dwelling) to a small HMO C4 (4 bed) 

WARD: Claremont 

 

 
 

Figure 1 – the subject site 
 
Description of Site and Surrounding Area  
 
This application relates to a semi-detached property located on the northern side of Delamere Avenue. The 
application property does not have any on site car parking, however there is on street parking available on 
Delamere Avenue and within the surrounding streets. The dwellings are built in brickwork with a render finish at 
first floor level and has a pitched roof with a gable end. 
 



  

 
 

    
 

Figure 2 – the subject dwelling (taken from Google Earth) 
 
Description of Proposal  
 
Planning permission is sought for a small house in multiple occupation (HMO), C4 use, with 4 beds, 1 bathroom 
and a kitchen/diner. The arrangement of the property provides ground floor access from the front door/porch and 
a door to the rear through the garden.  
 
Such a use would ordinarily be permitted by Class L of Part 3, Schedule 2 of the Town and Country Planning 
(General Permitted Development) (England) Order 2015, as amended, however the application site is located 
within the Claremont Ward where an Article 4 Direction is in force meaning that planning permission is now 
required for the change of use of dwelling houses to small HMOs. 
 



  

 
 

Figure 3 – the proposed ground (left) and first (right) floor layout 
 
Publicity 
 
Site Notice:  Not applicable. 
Reason:  
 
Press Advert:  Not applicable. 
Reason:  
 
Relevant Site History 
 
No relevant site history.     
 
Representations 
 
Letters were sent to two neighbouring properties. There have been representations from 29 properties received.   
The following comments were made: 
 

 C – comment received         R – officer response 

C The potential increase of vehicles will add to the existing congestion, specifically during 
school drop off/pick up times. 

R See appraisal below ‘highways and parking’. 
 

C The house should be kept as a family home not an HMO as it is within close proximity to 
2no schools. There is a shortage of affordable family homes in Salford and the conversion 
removes another property from the housing stock. 



  

R See appraisal below ‘principle of development’ 
 

C HMOs frequently have issues with rubbish, bins left at the front of the house would be 
detrimental to the character of the area. 

R The applicant has provided a site plan to demonstrate the bins shall be kept to the rear of 
the property. 

C Concerns over the ‘type’ of occupiers. 
 

R The ‘type’ of occupiers is not a material consideration when determining a planning 
application and thus cannot be taken into consideration when the assessment is made.   

C It will create noise pollution if parties occur on a regular basis. 
 

R See appraisal below ‘residential amenity – noise’ 
 

C All the houses on Delamere Avenue are family homes, an HMO would change the 
character of the neighbourhood. An HMO would not be in keeping with the area. 

R See appraisal below ‘principle of development’ 
 

C A single bathroom and kitchen/living space will not provide the occupants with a good 
quality of living. 

R See appraisal below ‘principle of development’  
 

 
 
Consultations 
 
Highways - No objection, subject to a condition requesting full details of cycle parking provision. 
 
Air Quality, Noise, Contaminated Land - No objection, recommends a noise condition to restrict the hours of work. 
 
Licensing - No objection. 
 
 
Planning Policy 
 
Development Plan Policy 
 
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 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. 
 
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 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. 
 
Other Material Planning Considerations 
 
National Planning Policy 
 
National Planning Policy Framework.  
National Planning Policy Guidance 
 
Local Planning Policy 
 
It is not considered that there are any local finance considerations that are material to the application. 
 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the 
start of 2019. In accordance with paragraph 48 of the National Planning Policy Framework it is considered that 
very limited weight can be given to the policies in the GMSF. 
  
The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments were invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan overall is currently limited. The city 
council is in the process of considering the comments made to determine the extent to which there are 
unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections will be 
capable of carrying more weight than those with significant unresolved objections. 
 
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. 
 
Appraisal  
 
Principle of development  
 
UDP Policy H1 sets out that all new housing developments will be required to contribute towards a balanced mix 
of dwellings within the local area and also provide a high quality residential environment and an adequate level of 
amenity. However, there is no planning policy relating directly to HMO’s. 
 
By definition, an HMO provides tenanted living accommodation which is occupied by persons as their only or main 
residence, who are not related, and whom share one or more basic amenities. The development is considered to 
be an HMO as there are 4no. individual bedrooms for separate tenants within the building. 
 
The application site is located within a 500m walk to the local supermarket and other amenities, which affords 
occupiers easy access to a range of goods and services. There are bus stops located between 430m and 750m 
walk off the application site on Bolton Road which provides regular connections to Pendleton, Manchester City 
Centre, Swinton and Bolton. The application site is therefore located within an accessible and sustainable location. 
 
Data on the location of HMOs is held by the City Council as a result of landlord licensing requirements. The map 
(Figure 4) below shows the current number of licensed HMOs within the immediate vicinity of the application site. 
It shows that there are limited HMOs in the vicinity of the site, as the closest is approximately 200m to the 
east/south east.  



  

 
 

 
 

Figure 4 – a map showing licensed HMOs in the area 
 
The map shows that within the wider area, the HMOs that exist are interspersed with family dwellings, with the 
Council’s records showing that there are currently 56 licensed HMOs in Claremont ward, with this accounting for 
just 1.21% of the 4624 registered addresses in Claremont as of February 2021. It is therefore considered that the 
provision of an HMO at the application site will not lead to an over concentration of HMOs in the area or change 
the character of the area. 
 
For these reasons, and given that the HMO would make a positive contribution towards meeting the housing 
needs of those requiring lower cost accommodation, with Salford’s anti-poverty strategy recognising 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, the principle of the provision 
of a 4 bed HMO is considered to be acceptable and in accordance with UDP Policy H1. This is subject to the 
proposal being acceptable in terms of its visual impact, its relationship to neighbouring residents; its impact upon 
the highway network and in all other regards. 
 
Visual amenity  
 
The proposed change of use would not alter the external appearance of the property and thus the development 
would not result in an unacceptable impact upon the character of the area.  
 
Residential amenity  
 
In respect to the amenities afforded to future occupants, the applicant has provided floor plans to demonstrate 
the size and usability of each of the rooms, which maintain a suitable outlook and large windows for daylight. The 
bedrooms range in size from 7.2sqm to 14.7sqm, which is in accordance with Salford City Councils HMO minimum 
standards and has been reviewed by the licensing team. 



  

 
Additionally, the combined kitchen/diner and living room has a total floor area of 22.3sqm, which is acceptable for 
a combined space to be used by 4 occupants. Thus, the property and its room sizes are in accordance with the 
licensing teams standards. 
 
Noise 
 
As confirmed through paragraph 55 of the NPPF, planning conditions should be kept to be a minimum and only 
imposed where they are “necessary, relevant to planning and to the development to be permitted, enforceable, 
precise and reasonable in all other respects”. 
 
Salford City Councils Environmental Consultant recommends that, due to the residential nature of the area, a 
condition should be applied to restrict the hours of working to ensure any construction does not have a severe 
impact upon the amenity of neighbouring residents. However, as the applicant is only proposing minor internal 
alterations such a condition is not considered necessary to make the development acceptable. An informative will 
therefore be applied to advise the applicant of the need to carry out construction works considerately.   
 
Air Quality 
 
The subject site is not within the Greater Manchester Air Quality Management Area. The scale and nature of the 
development is not likely to have a significant impact on traffic. Thus, there are no objections to the development 
on Air Quality Grounds. 
 
Conclusion 
 
Taking into account the matters raised above the development is considered to comply with the provisions of 
Policies DES7 and EN17 of the UDP and the Council’s HMO standards. 
 
Highways and parking 
 
Sustainable Travel 
 
The application site is located on Delamere Avenue, within a residential neighbourhood and within 500m walk to 
the local supermarket and other amenities. There are bus stops located between 430m and 750m walk off the 
application site on Bolton Road which provide regular connections to Pendleton, Manchester City Centre, Swinton 
and Bolton. Therefore, the development is in a sustainable area. 

It is noted that no off-street car parking provision is provided and therefore it is anticipated that any parking 
associated to the property is likely to take place on Delamere Avenue as is the case for the existing C3 dwelling.  

A review of 2011 car ownership Census data by tenue for this area has been undertaken. The Census data 
suggest properties that are either owned or in shared ownership may have a car ownership of approx. 82.5%, 
whilst private rented properties may attract approx. 54.5% car ownership and social rented may attract approx. 
26.7% car ownership. It is considered this development will fall into the category of private rented or social rented 
and therefore officers envisage the development would only attract 1 or 2 cars, which would not result in a 
significant or severe impact on parking provision in the area. 

The submitted plans indicate that an area within the back garden would be provided for storage of 4 bicycles. 
However, no details have been submitted demonstrating the type of cycle storage or racking system and security 
measures to be used. For added security and simplicity the Local Highways Authority recommend metal cycle 
storage boxes should be used. A condition has been applied to secure details of the proposed cycle storage 
system prior to occupation of the HMO. 

Due to the minor scale of the development and its sustainable location, the development it considered to be in 
accordance with the NPPF and would not have a “severe” impact on the local highway network. 

Bin Store 
 



  

The bin store is proposed to be in the rear yard of the property with capacity to house 4no bins which is in line 
with Salford’s Environmental Service Policy. 
 
Recommendation: 
   
Approve 
 
Conditions 
 
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: 
 

 Drwg. No. 2020-RESI-1131 – Site and Location Plan (Received: 21.01.2021) 

 Drwg. No. 2020-RESI-1131 – Proposed General Arrangement Layouts (Received: 21.01.2021) 
 
Reason: For the avoidance of doubt and in the interest of proper planning. 
 

3. Notwithstanding the details shown on the drawings hereby approved, details of secure cycle parking shall be 
submitted to and approved in writing by the Local Planning Authority. The proposed details shall include the 
type of cycle storage compound or racking system and security measures to be used. The approved cycle 
parking shall be implemented and made available for its intended use prior to the occupation of the 
development hereby approved and shall be retained 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. 
 

4. The bin storage shown on the approved plans shall be implemented and made available for its intended use 
prior to the occupation of the development hereby approved and shall be retained thereafter. 

 
Reason: To safeguard the amenity of existing, neighbouring and/or future occupants of the development 
and in the interests of the safe and efficient operation of the highway network in accordance with policy 
DES7, EN17 and A8 of the City of Salford Unitary Development Plan and the National Planning Policy 
Framework. 

 
Informatives 
 
1. The applicant is advised that all noise generative construction works shall be restricted to the following 

hours; 
 
o Monday to Friday: 08:00 — 18:00 
o Saturday: 09:00 — 14:00 
o Sunday and Public Holidays: No noise generative construction works. 
 
Quieter activities such as internal decorations, electrical work or plumbing may be carried on outside the 
above hours. 
 

 

 
 


