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APPLICATION No: 21/78157/FUL 

APPLICANT: Mr Chris Smith 

LOCATION: 1 Elsham Drive, Worsley, M28 0RU 

PROPOSAL: Change of use from single family dwellinghouse (C3) to 7 bed 

HMO (Sui Generis) including conversion of garage into 

additional habitable space with associated alterations to front 

and side elevation 

WARD: Little Hulton 

 

 
 
Site and surroundings 

 
This application relates to a two storey, 4 bed, detached dwelling located on the southern side of Elsham Drive in 
Worsley.  
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The property has an integral garage and an area of hardstanding running across the frontage which the highway 

officer has confirmed can provide parking for two vehicles subject to considerate parking by occupants. There is 
also on street parking available on Elsham Drive and in the surrounding streets. 
 

The application site is located within a predominantly residential area being bounded to the north, east and west 
by other residential properties, with Hilton Lane Primary School occupying the land to the south.  
 

The image below shows the site and its surroundings – 
 

 
 

Proposal 
 
Planning permission is sought to use the property as a 7 bed HMO which would be laid out as shown in the images 

below – 
 

Application site 
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In order to facilitate the conversion, the integral garage would be converted into habitable space by removing the 

garage door, inserting a window and bricking up the surrounding area, with two existing high level windows in the 
side elevation of the garage being removed and replaced by two larger windows. These elevation changes have 
already been undertaken, and are considered acceptable. 

 
The images below show the existing and proposed elevations – 
 

 

 
 

  

Existing 
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The submission states that the proposed HMO would be occupied by seven tenants.  
 

The application site is not located within a part of the City where the article 4 direction is in force where planning 
permission is now required for the change of use of dwellinghouses to small HMOs and consequently Members  
should be aware that the dwelling could be converted to a small C4 HMO for up to 6 occupants without the 

requirement for planning permission.  
 
Relevant Site History 

 
No relevant site history.     
 

Publicity 
 
Site Notice: N/A  

 
Press Advert:  N/A 
 

Neighbour notification  
 
10 neighbouring properties have been notified of the application by letter 

 
Representations 
 

Barbara Keeley, MP for Worsley and Eccles South, has objected to the application, raising the following issues - 
 

 The proposal could enable a landlord to provide poor quality and overcrowded living conditions for those who 

would be living in the proposed HMO and sharing kitchen and living facilities 
 

 Local residents are concerned that having 8 more people living at this location will bring noise to a quiet 
residential street - HMOs have a reputation for housing people who may be anti-social or noisy and the 

application site is on a cul-de-sac in a residential area, with houses which are close together and as such 
noise could be a real issue. 

 

 Having a premise comprising of eight or more households could mean 7-14 cars at the top of a cul-de-sac 
with the garage at the property converted into habitable space. Residents have advised that children currently 
play safely in this cul-de-sac and they are worried about introducing this level of extra traffic to the street as it 

will create a safety hazard 

Proposed 
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Cllr Wier has objected to the application, stating that she objects to the application for the same reasons as 
Barbara Keeley and the local residents, with her advising that traffic, parking and waste issues are among her 
concerns.   

 
Cllr Sharpe has objected to the application for the following reasons – 

 The applicant has not provided a detailed plan validating spatial claims and meeting the required spatial 

standards for an HMO set out in the “Standards for houses in multiple occupation (HMO)” policy.  

 Parking on Elsham Drive is at times hazardous. Any additional parking generated from this development will 
add to the issues here and will create a severe risk to users of the highway  

 There is no detailed information on how the landlord will adopt a sustainable waste management practice 

within the boundary of the property and associated land. 

 The proposal will not add to the overall quality of the area in neither the long term or short term.  

 The addition of an HMO in this location with family housing will add an inappropriate innovation and change 
in the density of the area.  

 The area currently has a strong sense of place and any change to this brought about by the introduction of 
an HMO will vastly degrade the fabric of this quality. 

 The introduction of an HMO will result in neighbouring residents experiencing a fear of crime and disorder  

with this undermining their quality of life and the existing community cohesion – correspondence has been 
received from 17 residents who flag crime as an issue. Reference is made to a HMO on Captain Fold Road 
which it is claimed is well known to the council and Police which is creating a significant amount of Antisocial 

behaviour. 
 
67 neighbouring residents have objected to the application by letters/email.   

 
A petition with 8 signatures has also been received from a Residents Committee, Mere Fold, Elsham Drive and 
Roxby Close  

 
A series of four further petitions have also been raised with a total of 54 signatures.  
 

The following issues have been raised –                                                                                                
 

 The proposal will result in the loss of a family dwelling – there are few such houses available in this area and 
therefore the property should be retained as such, with the property being ideally suited to providing 

accommodation for families given its proximity to schools and local shops.  
 

 There are plenty of empty properties in the area that would be better suited to single occupancy; HMOs should 

be located on a high street in a town centre or city and not in quiet areas like cul-de-sacs 
 

 There is no need for a HMO in this area – there are already a number of HMOs in the area 

 

 A HMO does not fit in with the other properties on the cul-de-sac and wider estate – there is no precedent for 
HMOs in this area, which is a quiet, safe, friendly place where families live and look out for each other. The 
proposal is out of character with the locality, which is a family orientated area, with the proposal resulting in a 

significant increase in the number of people living in this small cul-de-sac and having a negative impact upon 
community spirit - there will be a greater turnover of occupants and as such occupants will not invest in the 
community. 

 

 The conversion of the garage would not be in keeping with the other properties – all the other properties have 
an attached/integral garage 

 

 The use of the property as a HMO will result in neighbouring residents experiencing increased noise and 
disturbance – the area is currently very quiet, with the noise generated from 7 unrelated occupants and their 

visitors being significantly greater than that associated with a family home.  
 

 There is no indication of the type of occupants who will be living at the property and there are concerns over 

who the occupants could be given the cheap rents HMOs offer - will they be criminals, drug addicts, sex 
offenders, unemployed people or professional people? Professional HMOs are normally associated with 
access to amenities such as universities or hospitals and there are none of these nearby . 
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 The use of the property as a HMO will result in increased crime and antisocial behaviour - neighbouring 

residents will be susceptible to being burgled while they are out with residents feeling unsafe and fearful in 
their homes.  

 

 Other HMO properties operated by the applicant have been visited and neighbouring residents spoken to, 
with them advising that living next to a HMO is not a pleasant experience with noise levels being worst at 
night when there is constant swearing, banging of doors and falling out, with tenants showing a lack of respect 
for their property and the surrounding area. Also, when another property was rented out neighbours  

experienced issues with noise and antisocial behaviour, with the police being called on numerous occasions.   
 

 The Council has experienced an increase in complaints about existing HMOs, with 92% of Council inspecti ons 

on HMOs highlighting issues including illegal activity by landlords/owners including the failure to fit fire doors, 
fire alarms or systems to prevent the spread of fire and smoke, as well as issues with rubbish blighting the 
area surrounding the HMO, noise, anti-social behaviour and damage to neighbouring properties.  

 

 Given the type of people who could occupy the HMO the proposal raises safeguarding issues  – the site backs 
onto the Hilton Lane Primary School and their fields, with properties in the area being used as foster homes 

for vulnerable children and to provide day care. Also, many children use Elsham Drive on their way to school. 
Children will not be safe on or around this street because if the HMO is introduced there could be up to 14 
unvetted people in the property who are able to watch children play and photograph or film activity at the 

school and in the surrounding area without knowledge and occupants could be hard to trace should anything 
go wrong.  

 

 Occupants will not take the same ethos and concerns for the property and environment as a family ownership 
would and as such the property could fall into disrepair – those in rented properties have no regard to looking 
after a property that doesn’t belong to them.  

 

 The introduction of two new windows in the side elevation close to the common boundary with the 
neighbouring property, the introduction of a first-floor bedroom with a window in the side elevation and the 
use of the property as an HMO generally will result in neighbouring residents experiencing a loss of privacy 

both in their homes and their garden areas.   
 

 Neighbouring properties will have a direct view into the living spaces in the HMO that would be served by the 

new windows – they would not be private. 
 

 The garden area of the property is quite small, and it would not meet the requirements for 7 independent  
residents 

 

 The proposal will increase in traffic and on street parking on what is now a quiet cul-de-sac and result in 
increased congestion and risk of accidents– if all occupants have a car there isn’t sufficient on-site parking 

provided for them and their visitors. The driveway for 1 Elsham Drive is smaller than that of the neighbouring 
properties and therefore 4 vehicles cannot be accommodated on the driveway as stated by the applicant – 
there is room for a maximum two cars, without vehicles overhanging the footpath. Elsham Drive is narrow, 

with the entrance into the street being on a sharp bend which means that on street parking close to the corner 
and on either side of the street has the potential to create a blind spot, block access for residents, emergency 
service vehicles and bin lorries and cause obstructions for pedestrians and cyclists forcing them to step into 

the road to pass, which is a particular concern given that Elsham Drive is a well-used route to several schools 
and a way to access the loopline, with children also playing on the street.  

 

 It is questioned where the bins will be stored as it is presumed that larger bins than standard household 
wheelie bins would be needed given the number of occupants – if larger bins aren’t provided there are 
concerns bins could overflow. Also, bins could be left at the front of the property or on the street as larger bins 

could not fit down the pathway at the side of the property, with responsibilities and duties between occupants 
not being clear – who will take change and take bins out/bring them in on bin day? The proposal therefore 
has the potential to create litter, attract rats and other vermin as bins overflow and become smelly, with any 

bins that are left on street hindering the passage of pedestrians and cyclists  and being unsightly. Leaving bins 
on the front could also reduce the amount of parking available at the application site.  
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 There is potential for surplus waste and unwanted items to be thrown over the fence onto the school playing 

fields with this causing the school health and safety issues with vermin, rotting rubbish and the unknown 
contents of bin bags – the school would have to bear the cost of removal which would have to happen 
immediately to ensure the grounds are safe for the children and to allow continued use of the sports pitches  

 

 The proposal could overload the waste sewerage due to the number of occupants living in 1 dwelling 
 

 The proposal will result in a fall in property prices in the area 

 

 The application is about maximizing the financial return on the property and making money rather than 
considering the community and the residents of the area who will have their lives disrupted by a greedy 

developer 
 

 Work has already started on the property in advance of planning permission having been granted, with this 
suggesting that the landlord has very little concern for the community and the impact of the proposal upon 

them 
 

 If this application is successful it will give the green light for more HMOs in Salford West and this will result 

in an overconcentration of HMOs which negatively impact on street values, character and local community 
investment with the area becoming less attractive 

 

 Some of those in the area, including those on Elsham Drive and Roxby Close, have not received letters to 
notify them of the application – all neighbours should have been notified of the proposal, together with parents  
of children attending Hilton Primary School. Is it not the case that a notice of application be posted on the 

property for 21 days prior to planning making their decisions so that objections be sent in? The HMO 
Handbook states that when applying for conversion permission in a residential area Notice of Intention Signs 
have to be placed on the building and surrounding areas to inform the local residents over a three week 

period. This has not been done. The lack of notification suggests that the proposal is being carried out in an 
underhand way, with the application being submitted in the summer holidays possible to avoid objections 
from the school and parents on safeguarding grounds 

 

 Many of those wishing to object have experienced problems with the online system with people having 
problems login in and registering and it taking many attempts to submit objections – is this done on purpose 
to put people off from objecting?  

 
Devaluation of property is not a material planning consideration.  
 

Consultations 
 
Air Quality, Noise, Contaminated Land –  

 
State that there are no objections to the application on the grounds of air quality or land contamination.  
 

In respect of noise, they advise that there are no significant noise issues with respect to the development, however 
as the area is predominantly residential, they recommend a condition to restrict the hours of noise generat ive 
construction work to between 8am and 6pm Monday to Friday and 9am and 2pm on Saturdays, with no noise 

generative works taking place on Sundays or Public Holidays.  They also advise that an informative should be 
attached to draw the applicant’s attention to Building Regulations Approved Document E (Resistance to the 
Passage of Sound) and the fact that internal floor/ceilings and party walls designed for a single household will 

require additional sound insulation to be added to ensure future occupants have satisfactory accommodation 
 
Highways –  

 
Advise that the application property has a driveway to the front which can, subject to considerate parking by 
occupants, accommodate two cars. However, they note that given that the space is not formally laid out for parking 

the provision of 2 on site spaces could not always be guaranteed.  
 
Advise that they have undertaken a review of 2011 car ownership Census data by tenue for this area with the 

data showing that properties that are either owned or in shared ownership have a car ownership of approx. 80.4% , 
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with private rented properties having approx. 47.7% car ownership and social rented properties having approx.  

41.2% car ownership. These figures are based on all dwell types, where flats (the closest type to HMO rooms 
within the Census information) are found to have 31% less car ownership than houses in this ward.  
 

They state that a HMO will be similar to a private rented or social rented dwelling, in so far as it provides rented 
accommodation, and as such the proposed HMO could, based on the census data,  have circa 3 cars associated 
with it, which is comparable to the car ownership that would be associated with a large single family dwelling in 

this area.  
 
Having regard to this they advise that while the development may attract additional on-street parking due to the 

minor scale of the development they advise that the proposal would not have an unacceptable or “severe” impact 
on the local highway network, irrespective of whether 1 or 2 cars are parked on the driveway as any demand 
generated by the proposed HMO could be easily accommodated on street. 

 
They note that the submission references cycle parking being provided within an existing shed but advise that no 
details have been submitted demonstrating the size of the shed or the type of cycle racking system and security 

measures that will be used.  Advise that in order to improve the sustainability of the site cycle parking for a 
minimum of 4no cycles should be provided, stating that a suitably worded condition should be attached to secure 
this thereby ensuring any provision is fit for purpose. 

 
Conclude that they have no objections to the proposal.  
 

Senior Drainage Engineer –  
 
No comments received to date   

 
HMO Team –  
 

Confirm that the property meets the standards for a 7 bedroom HMO 
 
Planning Policy 

 
Development Plan Policy 
 

Unitary Development Plan - Policy H1 Provision of New Housing Development 
Unitary Development Plan - Policy DES1 Respecting Context 
Unitary Development Plan - Policy DES8 Alterations and Extensions 

Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 
Unitary Development Plan - Policy EN17 Pollution Control 
Unitary Development Plan - Policy A8 Impact of Development on Highway Network 

Unitary Development Plan - Policy A10 Provision of Car, Cycle and Motorcycle Parking in New Developments  
Unitary Development Plan - Policy EN19 Flood Risk and Surface Water 
 

Other Material Planning Considerations 
 
National Planning Policy 

  
National Planning Policy Framework 
 

Local Planning Policy 
 
It is not considered that there are any local finance considerations that are material to the application.  

 
The National Planning Policy Framework (NPPF) paragraph 48 establishes that local planning authorities may 
give weight to relevant policies in emerging plans according to:  

(a) The stage of preparation of the emerging plan (the more advanced its preparation, the greater the weight  
that may be given); 

(b) The extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); and 
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(c) The degree of consistency of the relevant policies in the emerging plan to the NPPF (the closer the policies 

in the emerging plan to the policies in the NPPF, the greater the weight that may be given).  
There are currently two emerging plans to consider. 

First, Places for Everyone Publication Plan 2021, the joint Development Plan Document for nine districts in 

Greater Manchester, which was published for consultation under Regulation 19 of the Town and Country Planning 
(Local Planning) (England) Regulations 2012 on 9 August 2021. Representations were invited until 3 October 
2021 and are currently being considered. The emerging policies which are relevant to this application are 

discussed where applicable in this report with appropriate weight being afforded in accordance with NPPF 
paragraph 48. 
 

Second, the Publication Salford Local Plan: Development Management Policies and Designations (SLP:DMP), 
which was published on 27 January 2020 and comments were invited until 20 March 2020.   An Addendum was 
published on 5 February 2021 and comments were invited on this until 19 March 2021.  The Publication SMP:DMP 

and the Addendum were submitted to the Secretary of State for examination on 30 June 2021 and the examination 
hearings are expected to take place in November 2021. The Publication SLP:DMP policies as modified through 
the Addendum is the version of the plan that the city council would like to adopt. The plan has been subject to a 

significant amount of public consultation in previous stages of its production and the city council has considered 
the comments made to determine the extent to which there are unresolved objections to its policies. Those policies 
(i.e. the Publication SLP:DMP policies as modified through the Addendum) which are relevant to this application 

are discussed where appropriate in this report with appropriate weight being afforded in accordance with NPPF 
paragraph 48.  
 

In addition, NPPF paragraph 219 establishes that existing policies (such as Salford’s UDP) are not out -of-date 
simply because they were adopted or made prior to the publication of NPPF.   Due weight should be given to them, 
according to their degree of consistency with the NPPF, and the closer the policies in the UDP to the policies in 

the NPPF, the greater the weight that may be given. 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 
 

The application property is located within 1200m/a 15-minute walk of Little Hulton neighbourhood centre and 
within 850m/a 10 minute walk of Walkden Town Centre which affords occupiers easy access to the goods and 
services they would need on a day to day basis. The site is also located within 450m of bus stops on Manchester 

Road East, which provide regular connections to The Trafford Centre, Eccles, Manchester City Centre, Walkden, 
Swinton and Bolton. Walkden Train station which provides frequent train services to Manchester, Leeds, Wigan 
and Blackburn is located 1200m away.  The proposal therefore offers an opportunity to re-develop an existing 

building which is located within an accessible and sustainable location.  
 
It is acknowledged that the proposal will result in the loss of a family dwelling; however, it is considered that the 

loss of one unit would not have an adverse impact upon the overall mix of dwellings in the area or the supply of 
family housing in the vicinity of the site.  
 

In respect of the introduction of an HMO at the site, given that 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 etc., it is considered that the HMO 

and the surrounding residential properties will share common characteristics by virtue of the fact that they are 
providing living accommodation.  
 

The City Council does not have a ‘threshold limit’ on the number of HMO within an area, however, policy H1 is 
clear that regard has to be had to maintaining a balanced mix of dwellings within the area. Policy H10 of the 
Publication Salford Local Plan sets out how conversions and changes of use from existing dwellings to HMOs 

and other uses will be controlled in order to ensure that a good supply of houses is maintained within Salford and 
the positive character of neighbourhoods protected. Specifically, it advises that conversions to HMOs will not be 
permitted where they would result in any house that is in use as a single-family dwelling being immediately 

adjacent (defined as properties directly behind and opposite, as well as to either side) to more than one property  
that is in use as one of the following – apartments, student housing, HMOs, hotels and guesthouses, residential 
institutions, a hostel or children’s home and similar uses and/or non-residential uses such as offices.  
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As shown in the extract below the Council’s mapping system does not show any HMOs in the area surrounding 

the application site – see below 
 

 
 

Having regard to this it is it is not considered that the proposal would be in conflict with Policy H10 of the  
Publication Salford Local Plan, nor would the conversion of the property lead to an over-concentration of similar 
accommodation. 

 
For these reasons and given that the proposed HMO would make a positive contribution towards meeting the 
housing needs of those requiring lower cost accommodation, the principle of re-developing the site to provide a 7 
bed HMO is considered to be acceptable and in accordance with policy, 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 alterations to the elevations are minor in nature, with the materials that have been used being deemed 

appropriate. Having regard to this and given the variety in the design and appearance of the properties in the 
vicinity of the application site it is not considered that the proposal raises any concerns from a visual amenity 
perspective - the works have not had any adverse impact upon the character and appearance of the application 

property or the visual amenities of the surrounding area.  The applicat ion is therefore considered to be in 
accordance with policy DES1 of the adopted UDP and the design policies of the NPPF.  
 

Residential Amenity  
 
The proposal would not increase the scale and massing of the application property and the proposal would not 
result in the insertion of windows/doors in elevations where openings do not currently exist , albeit that two ground 

floor high level windows in the side elevation facing the common boundary with 19 Mere Fold have been replaced 
by larger windows. Having regard to this and given that the common boundary between the application site and 
19 Mere Fold is marked by a 1.8m high fence which would prevent overlooking from the new windows, with the 

agent having confirmed that the obscure glazing in the secondary window to bedroom 7 which is located at first 
floor level in the side elevation facing the common boundary with 19 Mere Fold would be retained, it is not 
considered that the proposal would result in neighbouring land users experiencing an unacceptable loss of 

amenity by virtue of them experiencing a loss of light, privacy and/or any overbearing impact.  
 
Given that occupants of the proposed HMO will be active there will be a level of noise and disturbance created 

by occupants as they go about their daily business, moving to and from the site and as they use the building and 
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the outdoor space. However, it is not considered that the use of the property as a 7 bed HMO would result in 

neighbouring residents experiencing an unacceptable increase in the levels of noise and disturbance when 
compared to the former use of the property as a 4 bed dwelling.  
 

The Council’s environmental consultant has not raised any objections to the proposal on the basis that it would 
adversely affect the level of amenity neighbouring residents enjoy subject to the attachment of a condition to 
restrict the hours of noise generative construction.  Given that matters of noise from construction are dealt with 

under the Environmental Protection Act and Control of Pollution Act, with the external alterations that were 
proposed having already been carried out, it is not considered reasonable, or necessary, to attach this condition 
to make the development acceptable – it would not therefore meet the ‘six tests’ set out under paragraph 55 of 

the NPPF. An informative will however be attached to advise the developer of the suggested hours of working.  
 
In respect of the level of amenity future occupants would be provided with all rooms would be provided with full 
windows to provide light and outlook, with the property benefiting from a rear garden area which would provide 

occupants with an area on site amenity space. 
 
The Council’s licensing team have reviewed the submission and advised that the proposed HMO complies with 

the Council’s HMO standards for a 7 bed HMO with appropriate accommodation being provided.  All the bedrooms 
are of laid out such that they can accommodate a single bed and the necessary furniture for the storage of 
personal possessions, with the unit also having a communal kitchen diner (19.8sqm). In addition, while not 

considered in the HMO team’s assessment due to it being unclear at the time whether it was heated and hence 
provided a suitable lounge space, the HMO would have a 9.9sqm lounge area in the former conservatory which 
the agent has confirmed benefits from central heating which makes it suitable for use as a lounge.  

 
For these reasons it is considered that future occupants of the proposed HMO would be provided with satisfactory 
living conditions.  
 

The proposal is therefore 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 would provide future occupants with a satisfactory standard of living. 

 
Waste Management  
 

In terms of bin storage, the proposed HMO would need to be provided with 4x240litre bins for the disposal of 
waste and recycling, with the management company being able to enter into a contract for additional bins and/or 
collections as deemed necessary thereby ensuring that waste accumulation does not become an issue either in 

respect of visual amenity or pest control, and that there are no issues with litter or the tipping of waste.  
 
The property has a rear garden area that can, as per the existing situation, be used to store the bins needed for 

the proposed HMO, with the property benefiting from a side alleyway that allows for bins to be bought from the 
garden area onto the frontage for collection.  
 

Consequently, it is considered that appropriate facilities for the disposal of waste and recycling can be provided 
on site.   
 

Parking and highway safety 
 
Future occupants of the proposed HMO would be provided with a driveway which the highway officer has 
confirmed can provide parking for two vehicles subject to considerate parking by occupants. There is also on 

street parking available on Elsham Drive and in the surrounding streets.  
 
The site is located within a sustainable location, close to the Walkden Town Centre, and well served by public 
transport with the property being located within 450m of bus stops on Manchester Road East, which provide 

regular connections to The Trafford Centre, Eccles, Manchester City Centre, Walkden, Swinton and Bolton, with 
Walkden Train station which provides frequent train services to Manchester, Leeds, Wigan and Blackburn 
being located 1200m away.   

 
Given the accessible location and having regard to car ownership statistics in this area, the highways officer has 

confirmed that the proposal is likely to generate a comparable demand for parking to that which is associated with 
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existing 4 bed dwelling, with any highways impact that does occur as a consequence of the proposal not being 

unacceptable or severe.   

 
Having regard to the comments of the highways officer, and the fact that there is adequate space on site to store 
bins clear of the highway and off the driveway, it is not considered that the proposal would have an unacceptable 

adverse impact upon highway safety – it would not result in a significant increase in traffic flow in the locality or 
demand for car parking. The proposal is therefore considered to be in accordance with policies A8 and A10 of the 
adopted UDP.  

 
To enhance sustainability in line with the highway officer’s recommendations, a condition will be attached that 
requires the provision of cycle parking for 4 bikes.  

 
Other Issues  
 

Objectors have stated that there is no need for an HMO in this area, stating that there are plenty of empty 
properties in the area that would be better suited to single occupancy than the application property; with objectors 
considering that HMOs should be located on a high street in a town centre or city and not in quiet areas like cul -

de-sacs. In response to this point it is advised that it is not the role of the planning system to consider why a 
particular application has been submitted or whether there is a need for the type of development being proposed,  
with the Local Planning Authority having to consider the proposal before them and come to a decision on it having 

regard to the planning policy framework and all material planning considerations.  In this case, for the reasons set 
out above, the proposal is deemed to be acceptable and in accordance with policy.   
 

Objectors have stated that the proposed HMO does not fit in with the other properties on the cul -de-sac, with the 
development being out of character with the locality which is a family orientated area. They state that the 
introduction of an HMO in this area is not appropriate as it will result in a significant increase in the number of 
people living in this small cul-de-sac and have a negative impact upon community spirit, with the high turnover of 

occupants meaning that occupants will not invest in the community. In response to this point it is advised that 
there is no reason to consider that occupants of the proposed HMO will be any more or less likely than any other 
individuals to become active members of the local community.  

 
Objectors have expressed concerns over who will be living at the property  e.g. criminals, drug addicts, sex 
offenders and unemployed people, stating that the introduction of an HMO at the site has the potential to (a) result 

in residents experiencing issues with noise and disturbance, anti-social behaviour and criminal activity as has 
been experienced at other HMOs operated by the applicant and in instances when other properties in the area 
have been rented out and (b) create safeguarding issues as the site backs onto the Hilton Lane Primary School 

and their fields, with properties in the area being used as foster homes for vulnerable children and to provide day 
care for, with many children also using Elsham Drive on their way to school. In response to these points it is 
advised that the LPA cannot control who the residents of the proposed HMO will be, with there being no reason 

to consider that occupants of the proposed HMO will be any more or less likely than any other individuals to 
engage in antisocial behaviour or criminal activity and be bad neighbours. It would be unreasonable to refuse 
planning permission on the basis of who the future occupants could be and how they would behave.  

 
Objectors have also stated that the occupants will not take the same ethos and concerns for the property and 
environment as a family ownership would and as such the property could fall into disrepair - those in rented 

properties have no regard to looking after a property that doesn’t belong to them.  In response to this point it is 
advised that there is no reason to expect that the owner or occupants of the property will be any more or less 
likely than any other individuals to keep the property in a reasonable state of repair and consequently it is not 

considered that the application could be refused on this basis. 
 
Objectors are also concerned that the introduction of a HMO will put additional pressure on the sewerage system. 

The proposed HMO will be occupied by a maximum of 7 people, with the number of occupants therefore not 
differing greatly from that which could occupy the existing 4 bed dwelling. As such it is not considered that the 
proposal will result in unacceptable additional strain on the sewerage system and in any event this would not be 

a planning consideration.  
 
In respect of the point that objectors make regarding the conversion works having already commenced prior to 

the grant of planning permission, with this suggesting that the landlord has very little concern for the community 
and the impact of the proposal upon them, the fact that development has commenced does not influence the 
assessment of the application or the outcome – the application is assessed on its merits and determined having 



$hrjnlwzn.docx  

regard to relevant local and national planning policy and all material planning considerations.  If the application 

was not deemed to be acceptable the LPA could pursue enforcement action.   
 
Objectors state that the application is about maximizing the financial return on the property and making money 

rather than considering the community and the residents of the area who will have their lives disrupted by a greedy 
developer. It is not the role of the planning system to consider why a particular application has been submitted, 
or to question the character of an applicant. The Local Planning Authority has to consider the proposal before 

them and come to a decision on it having regard to the planning policy framework and all material planning 
considerations. In this case, for the reasons set out above, the proposal is deemed to be ac ceptable and in 
accordance with policy.  

 
Concerns have also been expressed that if the application is successful subsequent applications for the 
conversion of other dwellings in the area to HMOs will come forward, resulting in an overconcentration of HMOs 

which negatively impact on street values, character and local community investment with the area becoming less 
attractive. Approval of this application would not create a precedent for other development, with each application 
the LPA receives having to be assessed on its merits and determined having regard to relevant local and national 

planning policy and all material planning considerations.   
 
With regard to the point objectors make regarding the lack of publicity for the application and the fact that a ll 

neighbours should have been notified of the proposal, together with parents of children attending Hilton Primary 
School, with a notice also being posted at the property for 21 days prior to a decision being made on the application 
it is advised that letters were sent to 10 neighbouring properties with the application having been publicised in 

accordance with the requirements set out in the Town and Country Planning (Development Management 
Procedure)(England) Order 2015 as amended. Consequently, it is considered that adequate publicity has taken 
place.   

 
Objectors state that many of those wishing to object have experienced problems with the online system with 
people having problems login in and registering and it taking many attempts to submit objections , with them 

therefore questioning whether this is done on purpose to put people off from objecting. It is considered that the 
website is user friendly with many residents having no issues with using it. If issues are encountered the letter 
notifying people of the application contains contact details for the planning department which can be used to get 

in touch, with officers then being able to advise on how to use the site and/or submit any representations they 
may have. Clearly, given the number of representations local residents have had the opportunity to comment on 
this application. 

 
Recommendation 
 

That planning permission be granted subject to the following planning 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:  
HM Land Registry site location plan 
Proposed floor plans and elevations – drawing M280RU-01-002 Rev P3 

 
Reason: For the avoidance of doubt and in the interest of proper planning 
 

3.  Prior to first occupation of the HMO hereby approved details of secure cycle parking for at least 4 cycles 
shall be submitted to and approved in writing by the Local Planning Authority. The approved cycle parking 
shall be implemented and made available for its intended use prior to the first occupation of the HMO hereby 

approved and shall be retained thereafter. 
  

Reason: In the interests of visual amenity and to encourage more sustainable modes of travel in accordance 

with policies DES1, ST14, A2 and A10 of the City of Salford Unitary Development Plan and the National 
Planning Policy Framework. 
  

4. The HMO hereby permitted shall not be occupied by more than seven residents. 
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Reason: For the avoidance of doubt and in line with the applicant’s intentions.  

 
Notes to Applicant 
 

 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. 

 
Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority  

 
Standing Advice valid from 1st January 2021 until 31st December 2022 
 

 The developer's attention is drawn to the recommendations of the LPA's Environmental Consultant -  
All noise generative construction works should be restricted to the following hours: 0800-1800 Monday to Friday 

and 0900-1400 on Saturdays. No noise generative construction works should take place on Sundays and 
Public Holidays. Quieter activities such as internal decorations,  electrical work or plumbing may be carried 

on outside the above hours. 

 The applicant's attention is drawn to Building Regulations Approved Document E (Resistance to the Passage 
of Sound). Internal floor/ceilings and party walls designed for a single household will require additional sound 

insulation to be added to ensure future occupants have satisfactory accommodation.  
 

 When preparing information to satisfy condition 3 re cycle parking, please have regard to the comments of 

the Council’s highway officer which can be viewed online at 
https://dctmviewer.salford.gov.uk/PlanningApplications/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_
CLASS_CODE=PLAN&Application_number=21%2f78157%2fFUL 
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