Ward: Prestwich - Sedgley Item 03

Applicant: Coe
Location: 31 Hilton Crescent, Prestwich, Manchester, M25 9NQ

Proposal: Change of use from 5 bed/ 6 person House in Multiple Occupation (Class C4) to 7
bed/ 7 person House in Multiple Occupation (HMO) (Sui Generis) and loft conversion
with rear dormer

Application Ref: 71449/F ull Target Date: 14/03/2025
Recommendation: Approve with Conditions

Description
The application relates to a 2 storey semi-detached property which is located with an
established residential estate and close to Sedgley Park District shopping Centre.

The property currently operates as a House in Multiple Occupation (HMO) for 6 people and
accommodation comprises a communal kitchen and 2 bedrooms at ground floor and at the
first floor, 3 bedrooms, one of which is in double occupancy and all of which are en-suite.

The property has a small front garden where bins are stored and a rear garden which
extends approximately 6m to the rear boundary. There is unrestricted parking on both
sides of Hilton Crescent where residents on this street park.

The application seeks the change of use from a 5 bed/6 person HMO to a 7 bed/7 person
HMO with the addition of a rear dormer extension.

Internally, the existing 5 bedrooms are provided with a kitchenette ( for storage, small fridge,
sink and kettle) and a work station. The proposed dormer would be located on the rear roof
slope and accommodate the 2 additional bedrooms with en-suite, kitchenette and work
station facilities

Each room would be single occupancy.

Additional facilities and equipment would be added to the communal kitchen to provide 2
sinks, 2 fridges and 2 cookers and a small kitchen table.
It is also proposed to utilise the basement to provide a communal lounge and a utility room.

In the rear garden would be a cycle store for each resident plus an additional bin at the
front.

Relevant Planning History
N/a

Publicity
Letters sent on 22/1/25 to 34 properties
Site notice posted 31/1/25.

Three objections received raising the following issues -

o The street residents, and especially the closest neighbours, already have a traumatic



experience with another multi-occupation house very close by. That house burnt down
in the middle of the night not a long time ago, which caused much distress and panic to
us and our children.

The road quality is extremely poor, which would be made even worse by the additional
traffic.

Parking is already near-impossible on the street, and additional occupants would make
a dreadful situation into a nightmare.

There has recently been loft conversions along that road which are already needing
repair work and which also took sunlight from our garden to make things mossy and
damp over the winter months.

There will be wider impact to the already fast growing population in this area.

We have recently had a whole new housing estate built with no extra GP surgeries or
sufficient road planning. Getting to work has been impacted ridiculously by the new
estate. 2 extra rooms could mean 2 extra cars.

This property will overshadow neighbours, which causes a loss of light and overlooks
other homes, causing a loss of privacy through living room, bathroom and bedroom
windows.

Appears out of character with the existing property

There is already overdevelopment and overcrowding in the local area

There will be a loss of view from various properties at certain angles

Detrimental impact on neighbouring amenity

Negative effect on character and appearance of the street. All roofs are level and
matching.

Those who have made representations have been informed of the Planning Control
Committee meeting.

Statutory/Non-Statutory Consultations

Traffic Section - No objection subject to a condition to make available bin store facilities
Waste Management - No objection

Housing - Public Protection - No objection following revised plans to show additional
kitchen facilities

Design for security - No comments to make

Pre-start Conditions - Not relevant

Development Plan and Policies
NPPF National Planning Policy Framework

H1/2 Further Housing Development

H2/1 The Form of New Residential Development
H2/2 The Layout of New Residential Development
H2/4 Conversions

EN1/2 Townscape and Built Design

EN7/2 Noise Pollution

HT2/4 Car Parking and New Development

SPD11 Parking Standards in Bury

SPD13 Conversion of Buildings to Houses in Multiple Occupation
JP-C2 Digital Connectivity

JP-C5 Streets For All

JP-C6 Walking and Cycling

JP-C8 Transport Requirements of New Development
JP-S82 Carbon and Energy

JP-P1 Sustainable Places



Issues and Analysis

The following report includes analysis of the merits of the application against the relevant
policies of both the National Planning Policy Framework (NPPF), the adopted Places for
Everyone Joint Development Plan Document (PfE) and the saved policies within the
adopted Bury Unitary Development Plan (UDP), together with other relevant material
planning considerations.

The policies of the UDP that have been used to assess this application are considered to be
in accordance with the NPPF and as such are material planning considerations. For
simplicity, just the UDP and PfE Policies will be referred to in the report, unless there is a
particular matter to highlight arising from the NPPF where it would otherwise be specifically
mentioned.

Principle

The National Planning Policy Framework (NPPF) sets out the governments objective of
significantly boosting the supply of homes in all kinds of size and tenures. With regard to
HMOs, the conversion of large houses into flats or bedsits can make an important
contribution to the local housing stock and can utilise vacant or underused space more
efficiently.

At para 11, the NPPF is clear that decisions should be in favour of sustainable development
and at para 61 states that the overall aim should be to meet an area's identified housing
need, including with an appropriate mix of housing types for the local community.

Policy H1/2 states that the Council will have regard to various factors when assessing a
proposal for residential development, including whether the proposal is within the urban
area, the availability of infrastructure and the suitability of the site, with regard to amenity,
the nature of the local environment and the surrounding land uses.

The property is located within a short walk of the Sedgley Park District Shopping Centre
less than 100m away where there are a mix of shops, businesses and services which could
cater for residents day to day needs.

The property already functions as an HMO for 6 people (which under Class C4 is permitted
development) and as such the principle of the type of residential accommodation is already
established, the assessment being whether an additional occupier would significantly
intensify the use of the property to a significant degree to either be detrimental to that
occupier, existing or future occupiers or those living nearby in terms of amenity impacts, the
general character of the area, effect on streetscene by external alterations and car parking
and servicing requirements.

These issues are covered in the report below.

Layout

There would be 7 bedrooms provided over the 3 floors with a communal kitchen retained at

the ground floor. All the bedrooms would be en-suite and have workstations with each

provided with a kitchenette where occupants could prepare food should they choose.
The development also proposes to provide a lounge and a utility room in the basement

which would provide residents with space to relax, read and watch television away from

their bedrooms.

All the bedrooms would comply with minimum space standards for HMQO's and the

communal kitchen room would be of a size and provide adequate facilities to meet Bury

Council HMO Guidance and Licensing standards.

The increased occupation would be subject to a new HMO license.



The rear garden would be large enough to provide a cycle store for up to 8 bikes and an
additional waste bin would be added to the existing provision at the front.

In terms of the layout and amount of accommodation to be provided, the proposed
development would meet space standards and make available adequate facilities for each
resident. Whilst the occupation of the property would increase by one person and for
single occupancy rooms results in the addition of a dormer at the rear, dormers of this size
could be provided on a residential dwelling without the need for planning permission.

On balance, and taking the above into account, it is considered the proposed development
would be acceptable and comply with H2/4, EN1/2 and SPD13.

Character of the area

Policy H2/4 - Conversions takes into consideration the concentration of conversions for
multiple occupation and the impact this can have on the character of an area. This is an
issue which has been raised in representations.

The property already operates as an HMO and it is considered that an additional resident
would not significantly change the character of the property or the area.

Impacts on residential amenity

The property is located within a residential setting and is already an established HMO for 6
occupiers. As a family home, the property could accommodate a similar number of
occupiers as the proposed HMO and it is considered that there would not be significant
activity, noise or disturbances as a result of one additional resident.

In terms of the proposed dormer and to comply with aspect standards in SPD6, there
should be a distance of 10m between the windows on the dormer and the boundary of the
site with the neighbouring property at No 8 Buckingham Drive. There would be a distance
of 6m would be contrary to SPD6.

However, the site benefits from permitted development rights under Part 1 of the General
Permitted Development Order 2015 (GPDO) which permits the enlargement or other
alteration of a dwellinghouse. The High Court in London Borough of Brent v Secretary of
State for Levelling up, Housing and Communities [2022] EWHC 2051 (Admin), confirmed
that buildings in use as HMOs could still be "dwellinghouses" and benefit from permitted
development rights applicable to dwellinghouses. The proposed dormer complies with all
the conditions and limitations set out in the GPDO and would therefore constitute permitted
development that could be undertaken without planning permission. There is a real
possibility of the dormer being carried out under permitted development rights which
although harmful carries significant weight in the planning balance. Taking account of the
fallback position, it is not considered reasonable to refuse the application on the basis of the
failure to comply with aspect standards since the same dormer could be implemented under
permitted development rights without intervention.

It is therefore considered that the proposed development would comply with policy H2/4.

Highway issues

There is no specific car parking standard for HMO's in SPD11 Parking Standards in Bury.
SPD 13 The Conversion of Buildings to Houses in Multiple Occupation gives some general
advice. It states that parking and road safety issues will be important considerations when
assessing a planning application and any proposal that is considered to have a detrimental
impact on highway safety or harm to amenity will not be permitted.



The property does not have dedicated parking and none is proposed.
It is generally recognised that car ownership tends to be lower for those who occupy an
HMO compared to other types of residential households.

There is on street parking on Hilton Crescent and the surrounding streets where local
residents can park. The site is also located in a sustainable area within close proximity
and walking distance of the nearby District Shopping Centre which offers a variety of shops
and services which could serve all local needs. There are also bus route connections to
areas both within or outside the Borough and the property would provide a cycle store for
each resident as an alternative means of travel.

It is considered that given the highly sustainable area, local services and alternative means
of travel, an additional occupier to the property would not put undue pressure on parking in
the local area.

As such, it is considered the proposed development would comply with H2/4 and HT2/4.

Policy JP-S2: Carbon and Energy

The applicant states that the proposed development would upgrade the existing roof to
bring it up to current U- Value standards, thus complying with Part L of Building Regulations.
These improvements ensure that the energy performance of the actual dwelling aligns with
the required standards.

Lights would be energy saving and will be fitted with timers whilst water saving devices will
be fitted to all sanitaryware. The applicant will undertake the works with local contractors
and use local materials. Waste will be recycled as far as possible and recycling provision
will also be provided.

It is therefore considered the proposed development would comply with JP-S2.

Policy JP-C2: Digital Connectivity
The existing building is served by full fibre. Once proposed works have been completed, the
dwelling would have full fibre internet connection installed.

The proposed development would therefore comply with JP-C2.

Response to objectors

e Each application must be treated on its own merits. Issues concerning other properties
do not relate to the proposal in hand directly.

¢ Interms of the dormer, there is a similar sized dormer on the rear of a property on this
row at No 21.

e Other issues relating to parking, increased occupation and intensification of use and
impacts on residential amenity have been covered in the above report.

Statement in accordance with Article 35(2) Town and Country Planning (Development
Management Procedure) (England) (Amendment) Order 2015

The Local Planning Authority worked positively and proactively with the applicant to identify
various solutions during the application process to ensure that the proposal comprised
sustainable development and would improve the economic, social and environmental
conditions of the area and would accord with the development plan. These were
incorporated into the scheme and/or have been secured by planning condition. The Local
Planning Authority has therefore implemented the requirement in Paragraph 38 of the
National Planning Policy Framework.



Recommendation: Approve with Conditions

Conditions/ Reasons

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 Town & Country Planning Act
1990.

This decision relates to drawings -

Red edge location plan dated 16 Dec-2024
Site - existing and proposed 502 rev 2
Proposed plans and elevations 003 rev 5
Existing plans and elevations 002 rev 1
Cycle shelter details dwg 1.0 revision 00

and the development shall not be carried out except in accordance with the
drawings hereby approved.

Reason. For the avoidance of doubt and to ensure a satisfactory standard of
design pursuant to the policies of the Bury Unitary Development Plan and Places
for Everyone Joint Development Plan listed.

The bin and bike storage facilities indicated on the approved plans shall be made
available prior to the use hereby approved commencing and maintained thereafter.
Reason. To ensure adequate provision for the storage and disposal of refuse
within the curtilage of the site, clear of the adopted highway pursuant to policies
H2/2 and JP-C8 and the NPPF.

Notwithstanding the terms of the Town and Country Planning (General Permitted
Development) (England) Order 2015, as subsequently amended, no development
shall be carried out within the terms of Classes A to G of Part 1 of Schedule 2 of
the Order, without the submission and approval of a relevant planning application.
Reason. To ensure that future inappropriate alterations or extensions do not occur
pursuant to policies of the Unitary Development Plan listed.

For further information on the application please contact Jennie Townsend on 0161 253-5320
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