
PLANNING & TRANSPORTATION REGULATORY PANEL 

PART I 
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION 

 
APPLICATION 

No: 

21/78983/COU 

APPLICANT: Mr Paul Harris 

LOCATION: 265 Bolton Road, Salford, M6 7HP 

PROPOSAL: Proposed change of use from single dwelling (Use Class C3) to 5 bedroom HMO (Use 

Class C4) including the erection of part single, part two storey rear extension. 

WARD: Claremont 

 

 

REASON FOR PANEL DECISION: Objections received from more than five  separate premises. 
 
Description of Site and Surrounding Area  

 
This application relates to a two-storey semi-detached dwelling which is located on the south-western side of 
Bolton Road, Salford. 

 
The subject dwelling has a front yard with a pedestrian walkway to the main door. To the rear of the property, there 
is a single storey rear extension which accommodates a utility space.  There is also a detached garage which 

adjoins to that of the neighbour’s garage at no. 263. 
 
The dwelling is constructed with red/brown brickwork, roof tiles, UPVC windows and doors.  

 
Description of Proposal  
 

Background 
 
The change of use of a typical dwellinghouse occupied by a single household in use class C3, to a property used 

as a ‘small’ House in Multiple Occupation (HMO) that is shared by between three and six unrelated people in use 
class C4, could previously have been undertaken without the need for planning permission under permitted 
development rights. 

 
On Tuesday 14 November 2017 the City Council decided that an application for planning permission is required for 
the change of use of dwellinghouses to small HMOs. This was applied to all of the Central Salford wards 

(Broughton, Claremont, Pendleton & Charlestown, Kersal & Broughton Park, Ordsall, The Quays, Blackfriars & 
Trinity, Weaste and Seedley), and the wards of Barton & Winton and Eccles from 25 November 2018, and is 
secured by what is known as an article 4 direction. 

 
This application is a result of the implementation of that Article 4 direction.  
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Planning permission is sought for the change of use from C3 (dwelling) to a small HMO C4 (5 bed) the 
accommodation would be split over two levels with two bedrooms located on the ground floor and three bedrooms 
located on the first floor. Communal space is provided within the property by way of a separate kitchen/dining room 

at ground floor level. 
 
The schedule of accommodation is as follows (approx. and exc. floor space of en-suites where appropriate):- 

 
Ground Floor 
Bedroom 5 = 12.5m2 

Bedroom 4 = 13.2m2 
 
First floor 

Bedroom 3 = 10.9m2 
Bedroom 2 = 10.4m2 
Bedroom 1 = 14.9m2 

 
Kitchen/Diner = 15.5m2 
 

In order to accommodate the space above, the dwelling would be extended to the rear via a part single, part two 
storey extension.  This extension was previously considered acceptable by way application No. 20/74835/HH. 
(Approved 06.04.2020) There has been no change in national or local policy that would change this position. 

 
An area would be available to store bins within the rear garden area.  
 

There is no on-site parking provision within the curtilage of the dwelling. 
 
Publicity 

 
Site Notice: Not Applicable  
 

Press Advert: Not Applicable  
 
Neighbour Notification  

 
Six (6) neighbouring occupiers have been notified of the application.  
 

Representations  
 
Three (3) letters of representation have been received in response to the application publicity and a petition with 8 

signatures.  
 
The representations have raised the following concerns:- 

 
 Uncertainty of residents / frequency of change regarding who is living at the property; 

 Lack of care to the property and surrounding areas; 

 Increase in litter around communal area (shared back entrance); 

 Lack of ability to contact landlord when issues arise; 

 Demand on parking in an area that has recently had extra constraints placed on it with double yellow lines;  

 Security concerns; 

 Potential increased noise at unsociable hours; 

 Loss of light & privacy. 

 
 

Relevant Site History 
 
20/74835/HH - Erection of part single, part two rear storey extension. Approved 06.04.2020.  
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Consultations 
 
Housing Team -  No objections. 

 
Senior Drainage Engineer -  No comments received to date   
 

Highways -  No objections. 
 
Planning Policy 

 
Development Plan Policy 
 

 
Unitary Development Plan - Policy A2 Cyclists, Pedestrians and the Disabled 
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 DES1 Respecting Context 
Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 

Unitary Development Plan - Policy DES10 Design and Crime 
Unitary Development Plan - Policy H1 Provision of New Housing Development 
Unitary Development Plan - Policy EN17 Pollution Control 

 
Other Material Planning Considerations 
 

National Planning Policy 
  
National Planning Policy Framework 

 
 
Local Planning Policy 

 
Supplementary Planning Document Design and Crime 
Planning Guidance - Housing 

Planning Guidance - Claremont and Weaste Neighbourhood Plan 
 
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 
 

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, 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; the 
plan was submitted to the Secretary of State for examination on 14 February 2022 and examination hearings are 
due to commence in Summer 2022. 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 
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and the Addendum were submitted to the Secretary of State for examination on 30 June 2021 and the examination 
hearings took place over 7 days in December 2021. 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. It is 

expected that the SLP:DMP will be adopted in Summer 2022.  
 
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.  
 

 
Appraisal  
 

Principle 
 
There is no planning policy requirement to demonstrate that there is a need for a House in Multiple Occupation 

(HMO).  
 
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 provide a high quality residential environment and an adequate level of amenity.  
 
Given that by definition a HMO 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, living 
room etc), it is considered that the principle of introducing a HMO into a predominantly residential area is 
acceptable as the proposed HMO and the surrounding residential properties share c ommon 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 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. 
 

A check of the Council’s records indicates that the units on either side, opposite and to the rear of the application 
property are all in use as single dwellings. The development  will not result in a single family dwelling being 
immediately adjacent to more than one property that is in use as one of residential uses named above and is 

therefore in accordance with policy H10. 
 
Within the immediate area a record check would suggest that there are no mandatory HMO licences and no 

selective HMO licences along this section of Bolton Road. There are no HMO licences within the enclave of 
residential dwellings to the rear along Moorfield Road, Churchfield Road and Acresfield Road. The nearest being at 
No.9 Moorfield Road. 
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More widely, officers are of the view that the introduction of an HMO at the application site will not lead to an over 

concentration of HMOs in the area or compromise the character of the surrounding area, which will still be 
comprised predominantly of family homes. It is considered 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 5 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. These matters are considered below. 

 
It is considered, therefore, that the change of use is acceptable in principle subject to compliance with other 
relevant policies. 

 
Physical Development 
  

As stated above the ‘proposed’ extensions were previously considered acceptable by way application No. 
20/74835/HH’ (Approved 06.04.2020) which is still extant (until 06.04.2023). There has been no relevant material 
changes in both national or local planning policy or on site since these extensions were approved. Therefore, there 
are no material reasons for the Local Planning Authority to reach a different view.  A condition has been attached to 

ensure that the proposed rear windows on the splay corner of the first floor rear extension are obscurely  glazed. 
 
For the reason(s) outline above the proposed extensions are considered acceptable.  

 
Future Occupiers 
 

The proposed change of use would retain the garden area to the rear which provides ample amenity space for the 
future occupiers. In addition, it is noted that the development is approximately a 10min walk from Lightoaks Park, 
and as such the level of outdoor amenity space is considered to be acceptable in this case.  

 
The proposed bedrooms range in size from approximately 10.4m2 to 14.9 m2.  The development would make use 
of the existing windows within the property and those of the extensions. Each of the bedrooms has a window on 

either the front, side or rear elevation which would provide good outlook and light.  
 
All the bedrooms are generally of regular shape, with adequate circulation routes and space for 

wardrobes/cupboards and other incidental furniture. In view of the above, given the internal layout and space 
(separate kitchen/dining room), it is considered that the proposed HMO will provide sufficient space, outlook and 
natural light for the future occupants.  
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Parking and Highway Safety 
 

The application site is located on Bolton Road, within a residential neighbourhood and is nearby to local amenities. 
The nearest bus stops are located outside of the application site on Bolton Road and provide regular connections 
to Pendleton, Bolton, Manchester city centre and many more destinations. Therefore, the development is 

considered to be located in a sustainable area. 

As shown on the location plan there is a garage to the rear of the property which is accessed from Acresfield Road 
and which could be used to park a vehicle. However, it is anticipated that any parking associated to the property is 

likely to take place on Acresfield Road and Moorfield Road as there are parking restrictions in the form of double 
yellow lines beyond the access to the subway on Bolton Road. There are no parking restriction along the main 
sections of bot Acresfield Road and Moorfield Road. It is therefore considered that there would not be a severe 

impact on the local highway network to warrant a refusal of the proposal on these grounds.  

To improve the sustainability of the site it is recommended that the applicant provide a secure cycle locker with side 
doors in the rear garden for a minimum of 3no cycles or provide cycle parking within the garage which would 

provide a secure place for residents to store their cycles.. 

Due to the minor scale and sustainable location of the development it isconsidered to be in accordance with NPPF, 
it would not be considered to have a “severe” impact on local highway network and therefore the LPA has raised no 

objection to the planning application in this respect.  
 
Waste/Refuse 

 
At present the property’s refuse bins are located in the rear garden and this will continue to be the case. There is 
sufficient remaining space (even with the addition of the bike store) within the rear yard area to store the required 

number of refuse bins clear of the highway prior to their collection dates.  
 
Other Issues 

  
Concerns have been expressed that HMOs may invite crime. The vast majority of houses on the road are not 
HMOs.  There is no evidence to support the view that occupants of HMOs are more likely to commit crime that 

occupants of other housing tenures. 
 
 

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 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. 

 

3. The rear window on the splay corner of the first floor rear extension shall be fitted with, and permanently 
glazed, in textured glass whose obscuration level is at least 3 on the Pilkington scale of 1-5 (where 1 is clear 
and 5 is completely obscure).  

  
 Reason: In the interest of the amenity of residents in accordance with Policy DES7 of the City of Salford 

Unitary Development Plan and the National Planning Policy Framework.  

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

 Drawing No. 02 A PROPOSED FLOOR PLAN, ELEVATIONS & BLOCK PLAN WITH LOCATION PLAN 
dated 20.12.2019 
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 Drawing No. 01 A EXISTING FLOOR PLAN, ELEVATIONS & BLOCK PLAN WITH LOCATION PLAN dated 

20.12.2019 
 Drawing No H-1A HMO Plan  

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

5. The development hereby permitted shall not be occupied by more than five (5) residents.  
   
 Reason: To safeguard the amenity of the future occupants of the development in accordance with policy 

DES 7 and EN17 of the City of Salford Unitary Development Plan. 
 
6. 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 approved cyc le 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.  

 
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. 

  
 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 
2. The applicant is advised that they have a duty to adhere to the regulations of Part 2A of the Environmental 

Protection Act 1990, the National Planning Policy Framework 2018 and the current Building Control 
Regulations with regards to contaminated land. The responsibility to ensure the safe development of land 
affected by contamination rests primarily with the developer.  

 
 

 

 
 


