
PLANNING & TRANSPORTATION REGULATORY PANEL 

PART I 
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION 
 
 
APPLICATION No: 22/79382/FUL 

 
APPLICANT: Mr Dara Izadkhah 
 

LOCATION: 138 Eccles Old Road, Salford, M6 8QQ,  
 
PROPOSAL: Change of Use to 10 bed HMO (sui generis) with bin storage and cycle parking.  

 
WARD: Claremont 
 

 
 
 
REASON FOR PANEL DECISION: Objections received from more than 5 separate premises 

 
Description of Site and Surrounding Area  
 

The application site is located at 138 Eccles Old Road, Salford, M6 8QQ. The site is rectangular in shape and 
approximately 500sqm in size. The site comprises a detached house and its associated curtilage, which includes a 
front, rear and side garden. It is bounded to the north and east by semi-detached properties on Rivington Road and 

Eccles Old Road respectively. On the opposite side of Eccles Old Road is Buile Hill Park.  
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The building is currently vacant. It is two storeys in height with attic space in the roof. It is constructed from red 
brick with timber ‘mock Tudor cladding’ to part of the first floor and roof gables, all set beneath a steep pitched tiled 
roof. Double glazed UPVC windows have been installed throughout. 

 
To the rear of the property a flat roof garage has been built. This is accessed from Rivington Road across a hard-
surfaced driveway. There is a rear garden which has a personnel access to the garage and to the driveway. The 

garden provides space for the storage of bins. 
 
The property is not listed and the site is not set within a conservation area. 

 
Description of Proposal  
 

Planning permission is sought to change the use of the property from a dwellinghouse (Use Class C3) to a 10-bed 
House in Multiple Occupation (HMO) (sui generis), with bin storage and cycle parking. 
 

The proposed accommodation would be split over three levels with three bedrooms located on the ground floor, 
five located on the first floor and two bedrooms located within the roof space (second floor). Communal space is 
provided on the ground floor by way of a combined kitchen/living room. A separate communal washing area will 

also be provided. 
 
Amenity space for future occupiers of the property is available in the rear garden area. 

 
The schedule of accommodation is as follows:- 
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There would be no external alterations to the property in order to accommodate the development.  
 

There is parking provision within the curtilage of the dwelling in the form of a garage and an area of hardstanding to 
the front of it. 
 

A bike store would be provided in the north-west corner of the site (adjacent to the garage), which would provide 
space for approximately 10 bicycles. 
 

 
Publicity 
 

Site Notice: Not Applicable  
 
Press Advert: Not Applicable  

 
Neighbour Notification  
 

Eighteen (18) neighbouring occupiers have been notified of the application.  
 
Representations  

 
Thirty two (32) letters of representation have been received in response to the application publicity , which have 
raised the following comments: 

 
• Insufficient parking resulting in highway safety issues, which in turn will restrict bin collections; 
• The proposal would result in No.136 Eccles Old being immediately adjacent to a residential institution and 

a HMO; 
• The number of people who may live in the property may unsettle the existing residents of 2 Rivington 

Road, which is a residential Care Home for people with Autism and learning disabilities ; 

• Out of character with the area, which are family dwellings; 
• The proposal would result in the loss of a family dwelling; 
• There are already a number of HMOs in the local area; 

• Uncertainty of who the potential future tenants will be; 
• Use of the premises as a HMO could result in anti-social behaviour and increased litter; 
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• It is questioned how the HMO would be managed? 
• There will be increased pressure on waste services; 

• There will be an increase in noise and air pollution; 
• The potential increase in traffic will result in accidents to children;  
• The cycle store would not be used and is intended to divert attention away from the increase in traffic.  It is 

questioned whether the cycle store would be installed; 
• HMOs are known not to be well-maintained; 
• There is no demonstrable need for another HMO in this area. 

 
Concerns have also been raised regarding an apparent lack of neighbour consultation.  
Case Officer Response – the Local Planning Authority has satisfied its statutory duty in respect of the neighbour 

consultations. 
 
Objections have also been submitted on the grounds of loss of property Value. 

Case Officer Response – any potential loss of property value is not a material planning consideration.  
 
Finally some objectors have questioned whether the property will actually be used as a ‘half way house’ and not a 

HMO. 
 
Case Officer Response – the application as submitted is for a 10 bedroom HMO and will be assessed as such in 

accordance with the relevant national and local planning policies.  
 
Relevant Site History 
 

No relevant site history.     
 
Consultations 

 
HMO - No objections. The proposal meets the relevant size requirements for a 10 person HMO. 
 

Highways - No objections. 
 
Senior Drainage Engineer - No comments received to date   

 
 
Planning Policy 

 
Development Plan Policy 
 

 
Unitary Development Plan - Policy DES1 Respecting Context 
Unitary Development Plan - Policy DES7 Amenity of Users and Neighbours 

Unitary Development Plan - Policy H1 Provision of New Housing Development 
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 EN17 Pollution Control 
 

Other Material Planning Considerations 
 
National Planning Policy 

  
National Planning Policy Framework 
 

Local Planning Policy 
 
Planning Guidance - Housing 

Planning Guidance - Claremont and Weaste Neighbourhood Plan 
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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 
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 pol icies. 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  
 

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. Therefore it is 
considered that a HMO could be introduced into a predominantly residential area (subject to complying with 

relevant policies) providing that it does not conflict with the aims of Local Planning Policy to deliver a balanced mix 
of housing and protect the positive character of the neighbourhood.   
 

Character of the area  
 
The NPPF advocates a presumption in favour of sustainable development. It is the role of the planning system to 

support strong, vibrant and healthy communities by providing the supply of housing needed to meet the needs of 
present and future generations and by creating a high-quality built environment with accessible local services that 
reflect the community’s needs and support its health, social and cultural wellbeing.   

 
The NPPF states that housing applications should be considered in the context of the presumption in favour of 
sustainable development, stating that local planning authorities should deliver a wide choice of high-quality homes 

and create sustainable, inclusive and mixed communities.  
 
The site is located within an area where an Article 4 Direction has been introduced due to the existing 

concentration of HMOs. The Article 4 Direction was required in order to positively manage potential amenity and 
character impacts associated with HMOs and their concentrations , as well as to ensure that balanced communities 
are maintained within the City. 
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Saved Policy ST1 of the City of Salford Unitary Development Plan 2004-2016 (2006), (UDP), requires 
developments to contribute towards the creation and maintenance of sustainable urban neighbourhoods. 

 
Saved Policy H1 of the UDP states, among other things, that all new housing development will be required to 
contribute towards the provision of a balanced mix of dwellings within the local area in terms of size, type, tenure 

and affordability. In determining whether the proposed mix of dwellings is appropriate and acceptable, regard will 
be had to a range of factors, including the mix of dwellings in the surrounding area. The reasoned justification of 
the Policy states, among other things, that it is vital that housing development supports the creation and protection 

of sustainable and balanced communities, avoids instability in local housing markets and contributes to the mix of 
housing types. 
 

Policy H10 of the emerging Salford Local Plan: Development Management Policies and Designations  (SLP:DMP) 
seeks to carefully control conversion and changes of use of existing houses into other types of residential uses, 
including HMOs, to ensure a good supply of houses is maintained within Salford and protect the positive character 

of neighbourhoods. Conversions to HMOs will only be permitted where it can be demonstrated that the proposal 
would not, either individually or cumulatively: a) have an unacceptable impact on the positive residential character 
of the surrounding neighbourhood, having regard to noise and disturbance, on-street car parking, waste 

management and population turnover levels that could reduce community stability; b) result in the infrastructure 
capacity of a site or local area being exceeded, and c) result in any house that is in use as a single dwelling being 
immediately adjacent to more than one property in use as a HMO, student housing, hotel, guest house, residential 

institution, hostel, children’s home (or similar use), or a non-residential use such as offices. 
 
Concentration of HMO’s 
 

The images and key below illustrate the concentration of existing HMOs (including those with licenses under 
review) in the immediate and wider area.  
 

Image a) Key 
 

 
 
Image b) Location of Licensed Premises (wider area) 
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Image c) Location of Licensed Premises (immediate area) 
 

 
  
The City Council does not have a ‘threshold limit’ on the number of HMOs within an area, whereby anything above 

that would be considered as an overconcentration. However, UDP policy H1 is clear that regard has to be had to 
maintaining a balanced mix of dwellings within the area. Policy H10 of the SLP:DMP 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 
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single-family dwelling being immediately adjacent to more than one property that is in use as one of the following – 
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.  
 
The site comprises a large detached property, with a floor in the roof space. There are good sized gardens to both 

the front and rear. The site is located within a predominantly residential area, on the northern side of Eccles old 
Road. The surrounding area is covered by an Article 4 Direction which removes permitted development rights that 
allow a change of use of a dwellinghouse to a small HMO. The article 4 direction was introduced due to concerns 

about clusters and over concentrations of HMOs within some areas of the city and the impact this was having on 
community balance and local amenity. 
 

The Local Planning Authority does not have a development plan definition of what constitutes a ‘concentration’ or 
‘overconcentration’ of HMOs. Consideration of the issue is therefore a matter of planning judgement, taking 
account of the circumstances of the site and any factors considered relevant. 

 
It is noted that the vast majority of properties in the vicinity of the site are private residential dwellings.  An initial 
record check indicates that the closest mandatory HMO is located approximately 85-90m away at No.10 Ellastone 

Road. The proposal would not exacerbate this situation, and consequently the LPA concludes that the proposal 
would not result in an overconcentration of HMOs along this section of Eccles Old Road and the immediate 
surrounding area and thus would not have any material impacts on social cohesion. 

 
Impact on character of the area 
 
Notwithstanding the issue in respect of the concentration of HMO’s policy H10 of the SLP:DMP seeks to carefully 

control conversions of existing houses into other types of residential uses, including HMOs, to ensure a good 
supply of houses is maintained within Salford and protect the positive character of neighbourhoods. In accordance 
with paragraph 48 of the NPPF the weight that the LPA can attributed to this policy depends on: a) the stage of 

preparation of the emerging plan (the more advanced the 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 relevant policies in the 

EP to the policies in the National Planning Policy Framework (the Framework). Having regard to paragraph 48 of 
the NPPF it is considered that significant weight can be placed in policy H10 of the SLP:DMP (albeit it des not form 
part of the development and is only a material consideration at the current time).  

 
As noted above there is only one HMO located within the immediate area surrounding the site. However, SLP:DMP 
policy H10 not only refers to HMO but to the other types of residential accommodation such as student housing, 

hotel, guest house, residential institution, hostel,  children’s home (or similar use), or a non-residential use such as 
offices (criteria A to G of the policy). The main thrust of policy H10 seeks to carefully control conversions of existing 
houses into other types of residential uses, including HMOs, to ensure a good supply of houses is maintained 

within Salford and protect the positive character of neighbourhoods and community cohesion.  
 
Located immediately adjacent (to the north) of the application site is No. 2 Rivington Road which is a property 

which provides care and support (on a staff rota basis) for to up to five young adults who require care and support 
for domestic activities due to their disabilities – such as deafness and autism.  The spirit of policy H10 is designed 
to prevent single family dwelling houses from being enclosed by those uses identified in criteria A to G of policy 

H10. Common characteristics of some of the other residential uses may involve a more intense use of a dwelling 
which may increase noise pollution, car parking demands and/or pressure on local services and facilities.  
 

Additional impacts could also include anti-social behaviour, increased crime and negative impacts on the physical 
environment and streetscape due to a high turnover of residents and therefore a more transient population. 
Furthermore a concentration or overconcentration may lead to an imbalance of property  types and tenures in an 

area and result in imbalanced and unsustainable communities. 
 
The Local Planning Authority has no record of planning permission being granted for No.2 Rivington Road from a 

C3 dwelling to a residential institution (Class C2). Therefore, it is reasonable of the LPA to assume that no material 
change of use the dwelling has occurred and that it falls within use Class C3b  (i.e. not more than six residents 
living together as a single household where care is provided for residents’). The rationale to support that No.2 

Rivington Road falls to be considered in Class C3b is that the use, amenity and characteristics impacts of No.2 
Rivington Road are similar in manner to that of a single dwelling house, as opposed to a residential institution, and 
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so it is not considered that the proposed development would result in no. 136 Eccles Old Road being immediately 
adjacent to more than one property in those uses identified in policy H10 (criterion 3) of the SLP:DMP. In addition 

the LPA is not aware of any recent complaints being received for neighbouring dwellings in respect of noise and 
disturbance from No.2 Rivington Road to suggest that it does not function in a materially different way to that of a 
dwellinghouse. 

 
Moving onto the application property itself it is a large detached dwelling, which occupies a prominent corner 
location, and fronts Eccles Old Road (a busy highway associated with heavy traffic flows and activity) with Buile Hill 

Park opposite. These characteristics mean that there is a level of space around the property with greater 
separation between neighbouring properties. 
 

The entrance to the property is from Rivington Road, on the west side of the elevation, hence is away from 
neighbouring residential dwelling at No.136 Eccles Old Road and also from No.2 Rivington Road. The property has 
a good-sized front/side garden which includes mature shrubs/vegetation which would further mitigate impacts 

associated with activity of the proposed HMO use. The property provides generous accommodation and the 
proposal would not ‘overdevelop’ the building, for example through the erection of new extensions and would 
maintain its single dwelling appearance. 

 
The Council’s highways Engineer has confirmed that the development is acceptable in highway terms discussed 
further below. 

 
Consequently, the LPA consider the proposed HMO would not result in an imbalance in the mix of residential 
accommodation in the area nor would it result in significant detrimental impacts on the character and 
appearance of the area and the living conditions of neighbouring residents. Consequently, the proposal would 

contribute towards the creation and maintenance of sustainable urban neighbourhoods. 
 
For the reasons outlined above the proposal would accord with existing policies ST1 and H1 of the UDP, and policy 

H10 of the SLP:DMP.  
 
Residential Amenity 

 
The NPPF requires developments to achieve a 'high-standard of amenity for existing and future users (para 130). 
Policies H1 and DES7 of the adopted City of Salford UDP also recognise the importance of high-quality residential 

environments which provide an adequate level of amenity for its occupants. This is further reinforced by emerging 
policy D5, which seeks to deliver a diverse mix of decent and adaptable homes. 
 

The Council’s handbook “Salford City Council’s standards for houses in multiple occupation” (SFHMO) offers 
guidance to landlords on the physical standards that are required for licensing purposes , including minimum room 
sizes. Whilst this document does not form part of the development plan for the area, it does nonetheless provide 

useful Council guidance in respect of acceptable room sizes and is a material consideration as part of the 
assessment of this application.  
 

Impact on Existing Neighbours 
 
The proposal would involve the erection of a timber framed cycle store in the far north eastern corner of the site 

alongside the common boundaries with No.2 Rivington Road and 136 Eccles Old Road. This would be sited behind 
the existing garage and would not project beyond the main rear elevation of No.2 Rivington Road. In addition there 
would be no principle habitable room windows within No.136 Eccles Old Road which would directly face the cycle 

store. In addition it would be located in a position where it would not result in any unacceptable impact in respect of 
loss of light or being overbearing. 
 

As the property is a detached property it would not share party walls with the adjacent neighbours. The existing 
garage and proposed cycle store would also provide a degree of screening of the garden for the existing residents 
of No.2 Rivington Road. Therefore it is not anticipated that the use of the property for HMO residential purposes will 

generate noise and disturbance over and beyond what would normally be anticipated for a dwelling of this size as a 
result of comings and goings to and from the property.  
 

A condition has, however, been attached which would limit the number of tenants to ten (10).  
 



PLANNING & TRANSPORTATION REGULATORY PANEL 

PART I 
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION 
 
Future Occupiers 
 

The proposed change of use would retain the front garden and rear yard for amenity space for future occupiers 
with the latter area also available for the storage of waste. 
 

The proposed bedrooms range in size from 15.1m2 to 22.3m2  Each of the bedrooms has  a window or rooflight 
and are provided with an adequate level of outlook and light. There is also a communal lounge/kitchen 38m2.  
Generally, all the bedrooms are generally of regular shape, with adequate circulation route space for 

wardrobes/cupboards and other incidental furniture. However, rooms 9 and 10 would be located within the roof 
space, and therefore a proportion of the floor space included in the calculations for these rooms would potentially 
be unusable due to a floor height of less than 1.5m in some areas. Notwithstanding this, the usable space in these 

rooms would still be in excess of the 10m2 required and would provide enough space for furniture to be 
accommodated in these rooms. 
 

The Councils Housing Standards Licensing team has confirmed that the property meets their respective standards 
for a HMO of this size. 
 

In view of the above, given the internal layout provides rooms with a generous amount of bedroom space (inc. 
ensuites) and a large communal area, it is considered that the proposed HMO will provide sufficient space, outlook 
and natural light to provide adequate amenity for the future occupants.  

 
To conclude, it is essential that HMOs not only meet prescribed licensing space standards but also that the overall 
amenity offered for its occupants contributes to the over-arching aims of the planning system outlined above. The 
proposed development, when considered as a whole, would offer a good level form of accommodation, capable of 

supporting strong, vibrant and healthy communities.  
 
In light of these factors, the LPA consider that the proposed development would provide future occupiers of the 

development with sufficient living space/standards.  
 
Highways and Parking 

 
Paragraph 111 of the NPPF states that “Development should only be prevented or refused on highways grounds if 
there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network  

would be severe.” 
 
Site Sustainability  

The application site is located on Eccles Old Road, within a residential neighbourhood. Eccles Old Road has on 
street cycle lanes to both side of the carriage way. There is also a pedestrian crossing located 40m to the south of 
the site on Eccles Old Road. The nearest bus stops are located outside of the application site on Eccles Old Road 

which provides regular connections to The Trafford Centre, Eccles, Manchester City Centre and Pendleton. 
Therefore, the development is considered to be located in a sustainable area.  

Park ing Provision  

It is noted that there is a driveway leading to a garage on Rivington Road which the applicant proposes to use for 
parking, however the driveway space is only 3.5m in length which is not long enough to accommodate a car, 
without overhanging the adopted footway. Therefore, one (garage) off-street parking provision can be considered 

to be provided as part of the planning application.  
 
It is noted that there are parking restrictions to prevent parking on Eccles Old Road, however there are on-street 

parking opportunities on Rivington Road and Ellastone Road.    
 
Based on 2011 Census data, between 40 and 50% of social rented or private accommodation households (those 

tenures most similar to HMO tenants), respectively, have 1 car or more. Given the demographic of those renting a 
room in a HMO it is likely that car ownership would be similar, if not less than this. The location of the property 
provides a great opportunity to use public transport or bike, or to walk to key employment  destination. As such, it is 

considered that an assumption that 4 to 5 cars could be associated with the property would be robust.  
 
Whilst this may be more than what the property might currently generate as a C3 dwelling, the large 5-bed property 

could conceivably have 2 or 3 cars associated with it. An increase in demand for on street parking of 2 or 3 
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vehicles, is believed to be the worst case scenario, would not have such an adverse impact that it could be 
considered severe and therefore warrant a refusal on highways grounds. 

 
Cycle Park ing 
With reference to the Block site plan there is a plan showing a timber bike locker cycle store in the rear yard 

measuring approx. 6m x 5m and is proposed to store 10no. cycles, which would provide 100% cycle parking. The 
type of cycle parking hasn’t been specified but the plan shows that the cycles are spaced in two rows with an aisle 
width of 0.7m. The LPA would recommend that the cycle parking is provided on one side of the shed with room on 

the opposite side for non-standard cycles. The cycle parking should provide a cycle stand with multiple locking 
points to secure each cycle such as a Sheffield stand or toast rack cycle stand, with spacing set at 700mm 
between each stand and a further 500mm at each end between the boundary wall and the stand. The applicant 

should also ensure that the store is lockable to prevent unauthorised entry.  

A condition has been attached to incorporate the above recommendations.  

Due to the minor scale and sustainable location of the development it is considered 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 
no objections to the planning application in respect of highway impacts or parking provision.  
 

Drainage/Flood Risk 
 
There are no objections to the proposal from a drainage or flood risk perspective. An informative could be attached 

to advise that all drainage works should be undertaken in accordance with Building Regulations Approved 
Document H. 
 
Waste/Refuse 

 
At present, the property’s refuse bins are located in the rear yard and this will continue to be the case. There is 
sufficient remaining space within the rear yard area to store the required number of refuse bins clear of the highway 

prior to their collection dates. 
 
Other Issues 

 
In terms of anti-social behaviour, no evidence has been provided to the Council regarding previous incidents 
resulting from HMOs in the area that would substantiate these concerns. There is therefore no reason to conclude 

that this proposal would increase noise, disturbance and other forms of anti-social behaviour.  
 
Concerns have been expressed that as HMOs may be vacant at certain times of the year, this would invite crime. A 

large majority of houses on the road are not HMOs. As a result, it is considered that there would be enough activity 
and natural surveillance for crime not to materially increase. 
 

There are also concerns to the level of litter and refuse that is associated with such properties. The applicant has 
demonstrated that there will be adequate provision for the storage of refuse and recycling bins at the house. 
Furthermore, the case officer has not seen any overriding problems with littering and refuse in the area. Should 

these problems occur the Council has statutory powers to deal with them. 
 
In respect of the potential increased pressure on public services. i.e. doctors and dentists, roads, local parks. The 

Local Planning Authority is of the opinion that a 10 person HMO would not be dissimilar in its impact on services to 
that of a single family dwelling.  Subsequently there is no evidence to suggest that the addition of a further HMO 
would put undue pressure on public services. 

 
Recommendation 
 

 
Approve 
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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: 

     
 Drawing No. A1.1 Proposed Site Plan dated 21/02/2022 
 Drawing No. A1.2 Existing Site Plan dated 21/02/2022 

 Drawing No. A1.3 Existing Floor Plan dated 21/02/2022 
 Drawing No. A1.4 Proposed Floor Plan dated 21/02/2022 
  

 Reason: For the avoidance of doubt and in the interest of proper planning.  
 
3. The development hereby permitted shall not be occupied by more than ten (10) residents.  

    
 Reason: To safeguard the amenity of the future occupants of the development in accordance with 

policy DES 7 of the City of Salford Unitary Development Plan. 

  
  
4. Prior to first occupation and notwithstanding any details shown on the drawings hereby approved, 

full details of a proposed cycle store (to store 10 cycles) shall be submitted to and approved in 

writing by the Local Planning Authority. The cycle store shall be installed and made available for use 
prior to first occupation of the development in accordance with the approved details and retained 
thereafter.   

  
 Reason: In order to ensure a satisfactory provision of cycle storage at the property in accordance 

with Policy A2 of the City of Salford Unitary Development Plan and the requirements of the National 

Planning Policy Framework. 
 
 

Notes to Applicant 
 
 

1. All drainage works must be undertaken in accordance with Building Regulations Approved 
Document H. 

 

 
 
 


