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1. Introduction
1.1

Supplementary Planning Documents (“SPDs”) add further detail to policies
contained within the development plan and are used to provide guidance on
specific sites or particular issues. SPDs do not form part of the adopted
development plan but they are a material planning consideration in decision
taking.

1.2

This Draft Houses in Multiple Occupation SPD builds upon existing
development plan policies found in the Cheshire East Local Plan Strategy
(adopted July 2017) and ‘saved’ policies within previous Local Plans1. The SPD
also identifies additional plans and policies that are currently in preparation.
Guidance is provided for all parties involved in the planning application process,
explaining how Cheshire East Council (‘the Council”) will assess planning
applications involving the change of use of buildings to HMOs across the
Borough.

1.3

It is acknowledged that HMOs and the wider private rented sector play an
important role in meeting housing needs. However, a saturation of HMOs in a
particular location can have negative impacts upon that area, for example the
number of homes available for families or those wanting to purchase their first
home may reduce due to a high demand for investment properties. In addition,
the occupation of dwellings as HMOs by a higher number of adults compared
to a typical family home, can place additional demands on services and
infrastructure, for example increased waste generation.

1.4

The planning system can assist in maintaining and achieving a balance of
households within the Borough’s neighbourhoods, ensuring that different
housing needs are met whilst protecting the interests of other residents,
landlords and businesses.

1.5

The Draft SPD:
•
•
•
•
•

1

Explains what a HMO is, in planning terms, and identifies the
circumstances where planning permission could be needed;
Identifies the national and local planning policies of relevance when
considering planning applications for HMOs;
Sets out more detailed policy guidance that will be used to assess
planning applications for HMOs, including information requirements;
Provides an overview of other regulatory requirements for HMOs
including licencing and relevant standards for HMOs;
Explains how the effectiveness of this SPD will be monitored.

Including the Congleton Local Plan, Crewe & Nantwich Local Plan and the Macclesfield Local Plan.
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2. Commenting on this final draft SPD
2.1

The Council is seeking views on the content of the final draft SPD prior to it
being taken forward for adoption. Representations are invited on the final draft
SPD and its accompanying Report of Consultation between xxxx and xxxx.
Comments must be received by the Council by no later than 5pm on xxxx.

2.2

The documents can be viewed online at:
https://cheshireeast-consult.objective.co.uk/portal/planning/spd/hmo
and at:
public libraries in Cheshire East during opening hours (see below).

2.3

In line with regulations to prevent the spread of Covid-19, libraries may be
subject to temporary closures. You are advised to check the current libraries
opening times on the Council’s website or telephone the 24 hour library
information service on 0300 123 7739.

2.4

If you are unable to inspect a paper copy of the documents during the
representations
period,
please
contact
us
by
email
planningpolicy@cheshireeast.gov.uk or telephone 01270 685893 (please leave
a message). Further information and paper copies can be requested. Please
note that a reasonable charge may be made to cover printing and postage
costs.

2.5

There is no legal requirement for Supplementary Planning Documents to be
accompanied by Sustainability Appraisal, and this is reinforced in national
planning guidance. However, “in exceptional circumstances” there may be a
requirement for SPDs to be subject to Strategic Environmental Assessment
(SEA) where it is considered likely that they may have a significant effect on the
environment that has not already been assessed within the SEA of the Local
Plan. A screening assessment has been undertaken and concludes that further
such assessment is not necessary.

2.6

A screening exercise has been carried out to determine whether the document
gives rise to the need for Appropriate Assessment (under the Habitats
Regulations). This similarly concludes that further such assessment is not
necessary. These screening assessments have been published (Appendix 1)
and you can give your views on their findings too.
Report of Consultation

2.7

A Report of Consultation is being published for representations alongside the
final draft SPD. This sets out the persons consulted when preparing the SPD,
provides a summary of the issues raised in their feedback and explains how the
issues raised in that feedback have been addressed in the final draft SPD.
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Submitting your views
2.8

2.9

The Council ’s online consultation portal is our preferred method for submitted
responses, but you can also respond by e-mail or in writing using a comment
form available online. You can respond:
•

Online:
Via the consultation portal at: https://cheshireeastconsult.objective.co.uk/portal/planning/spd/hmo

•

By e-mail:

•

By post:
Strategic Planning (Westfields), C/O Municipal Buildings,
Earle Street, Crewe CW1 2BJ

To planningpolicy@cheshireeast.gov.uk

Please make sure that your comments reach us by 5pm on the xxxx. We are
not able to accept anonymous comments and you must provide us with your
name and contact details. Your personal data will be processed in line with our
Spatial Planning Privacy Notice, which is available on the Council 's website
(www.cheshireeast.gov.uk). Your name and comments will be published and
made available to view on the Council ’s online consultation portal.
What happens after the representations period?

2.10 Following the consideration of comments, the Council will make a decision
about adopting the SPD. Once adopted it would be formal planning guidance
and would have to be taken into account when the Council considers any
relevant planning applications for HMOs.
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3. Planning Policy Framework
3.1

Planning law requires that applications for planning permission be determined
in accordance with the development plan, unless material considerations
indicate otherwise2. Material planning considerations include national planning
policy and adopted supplementary planning guidance, where relevant.

The National Planning Policy Framework
3.2

The National Planning Policy Framework (“NPPF”) sets out the Government’s
planning policies for England and how these should be applied.

3.3

To achieve sustainable development, the NPPF expects the planning system to
support strong, vibrant and healthy communities as a key social objective. This
includes provision of a sufficient range of homes and a built environment that
supports everyone’s health and wellbeing.

3.4

In particular, policies within the NPPF expect planning policies to reflect the
range of housing types and tenures needed by different groups in the
community and help achieve the creation of inclusive and safe places that
promote social interaction and address identified wellbeing needs.

Local planning policy
3.5

Relevant local planning policies are set out in the development plan for the area.
The development plan for Cheshire East currently comprises of the Cheshire
East Local Plan Strategy and ‘saved’ policies within previous local plans which
remain in effect until such time as they are replaced by the emerging Site
Allocations and Development Policies Document (“SADPD”). Neighbourhood
Development Plans that have been successful at referendum and have
subsequently been ‘made’ also form part of the statutory development plan.

3.6

Development plan policies of relevance to planning applications for HMOs are
summarised below. Consideration will also be given to other relevant planning
policies within each plan, where appropriate to the planning application
proposals.

2

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the Town and
Country Planning Act 1990.
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Cheshire East Local Plan Strategy
3.7

The Cheshire East Local Plan Strategy (LPS) was adopted on the 21 July 2017
and this is the strategic plan for the borough. Relevant policies include:
•

Policy SD 1: Sustainable Development in Cheshire East. This policy
states that development should wherever possible, support the health,
safety, social and cultural well-being of residents, contribute towards the
equality and social inclusion through positive cooperation with the local
community and provide locally distinct, high quality, well designed
environments. The policy also encourages use of appropriate technogies
to reduce carbon emissions.

•

Policy SD 2: Sustainable Development Principles. This policy states
that development is expected to contribute positively to an area’s
character and identity and be socially inclusive and integrate into the local
community.The policy also states that proposals should be resilient to
climate change and minimuse energy use.

•

Policy SC 3: Health and Well-Being. This policy promotes good housing
design, ensuring that the layout and use of new development is
appropriate and compatible with an area.

•

Policy SC 4: Residential Mix. In order to support mixed, balanced and
inclusive communities, provision should be made for a variety of housing
tenures, types and sizes.

•

Policy SE 1: Design. This policy states that development proposals
should make a positive contribution to their surroundings, ensuring an
appropriate level of privacy for new and existing residential properties,
provide appropriate external storage and waste storage.

•

Policy SE 12: Pollution, Contamination and Land Instability. The
policy states that development should not have a harmful or cumulative
impact upon noise or any other pollution which would adversely affect
amenity.

•

Policy C0 1: Sustainable Travel and Transport. This policy encourages
the provision of secure cycle parking facilities in new developments.

•

Policy C0 2: Enabling Business Growth through Transport
Infrastructure. This policy states that recharging points should be
provided for electric/hybrid vehicles in major development proposals. For
residential development, where there is a clear and compelling justification
to manage the road network, proposals should adhere to the adopted
Cheshire East Council parking standards for cars and bicycles in
Appendix C.
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•

Appendix C: Parking Standards. Appendix C sets out the minimum car
and cycle parking standards that the Council will apply to new
developments, including small houses in multiple occupation (Use Class
C4). For larger HMOs (Use Class Sui Generis) individual assessments will
be made based on use.

‘Saved’ policies from previous Local Plans
3.8

The following Local Plans contain ‘saved policies’ that remain part of the
development plan. These policies will continue to be used in determining
planning applications until such time that they are replaced:

Borough of Crewe and Nantwich Replacement Local Plan
3.9

The Borough of Crewe and Nantwich Replacement Local Plan was adopted on
the 17 February 2005. Relevant ‘saved policies’ include:
•

BE.1 Amenity. This policy states that proposals will be permitted provided
that they are compatible with neighbouring uses, do not prejudice the
amenity of future occupiers or existing residents and would not result in an
increase in pollution.

•

RES.9 Houses in Multiple Occupation. This policy sets out various
criteria against which proposals for HMOs will be assessed. This includes
ensuring that the building is large enough to provide satisfactory living
accommodation for future residents without the need for extensions, that
the development does not result in adverse changes to the appearance of
the building or would detract from the amenity of existing residents and
that adequate provision is made for car parking on site or adequate
parking exists on street without worsening existing highway conditions.

Congleton Borough Local Plan First Review
3.10 The Congleton Borough Local Plan First Review was adopted on the 27 January
2005. Relevant ‘saved’ policies include:
•

GR6: Amenity and Health. This policy states that development proposals
adjoining or near to residential properties or sensitive uses will only be
permitted where they do not have a detrimental impact upon amenity, for
example through loss of privacy, environmental disturbance or pollution,
traffic generation and parking.

•

GR7: Amenity and Health. This policy states that development will not be
permitted which leads to a loss of amenity or increased pollution.

Macclesfield Borough Local Plan
3.11 The Macclesfield Borough Local Plan was adopted on the 8th January 2004.
Relevant ‘saved’ policies include:
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•

DC3 Amenity. The policy states that development should not significantly
injure the amenity of adjoining or nearby residential properties or sensitive
uses due to loss of privacy, noise, pollution, traffic generation, access and
car parking.

•

DC38 Space, light and privacy. This policy sets out the minimum spacing
standards between buildings.

•

DC42 Subdivision of Property for Residential Purposes. This policy
states that applications for the subdivision of property for residential
purposes will be permitted provided that the development provides a
satisfactory level of amenity for proposed occupants and existing
residents, the development does not materially affect the character of the
area, particularly through an over-concentration of such uses and that onsite car parking should be provided.

Made Neighbourhood Development Plans
3.12 As at the 31 March 2020, 30 Neighbourhood Development Plans (NDP’s) had
been ‘made’ and now form part of the adopted development plan. Further details
of these plans can be found on the Council ’s website:
https://www.cheshireeast.gov.uk/planning/neighbourhoodplans/neighbourhood-planning.aspx

Supplementary Planning Documents
3.13 The Council has adopted a number of Supplementary Planning Documents
and full details of these can be found on the Council ’s website at:
https://www.cheshireeast.gov.uk/planning/spatial_planning/cheshire_east_loc
al_plan/supplementary_plan_documents/supplementary_plan_documents.asp
x
3.14 Relevant SPDs include:
Cheshire East Borough Design Guide
3.15 The Cheshire East Borough Design Guide was adopted on the 2 May 2017. It
contains guidance on matters such as bin and cycle storage requirements.
Borough of Crewe & Nantwich: Development on Backland and Gardens SPD
3.16 The Development on Backland and Gardens SPD was adopted on the 15th July
2008. It contains guidance on various matters including minimum garden sizes
for residential development.
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Congleton Borough Local Development Framework Interim Policy Note: Public
Open Space Provision for New Residential Development
3.17 The Interim Policy Note was adopted on the 24 th September 2008. It contains
guidance on various matters including minimum garden sizes for residential
development.

Emerging plans
3.18 The Council is currently preparing a number of Local Plan Documents which
once adopted, will form part of the adopted development plan. These include
the Site Allocations and Development Policies Document, the Minerals and
Waste Development Plan Document and the Crewe Hub Area Action Plan.
Cheshire East Site Allocations and Development Policies Document
3.19 The Cheshire East Site Allocations and Development Policies Document
(“SADPD”) will form the second part of the Local Plan. It will set non-strategic
and detailed planning policies to guide planning decisions and allocate
additional sites for development to assist in meeting the overall development
requirements set out in the LPS.
3.20 The Revised Publication Draft SADPD was published for representations
between the 19 October and 23 December 2020. Further details about this can
be found on the Council ’s website: www.cheshireeast.gov.uk/localplan
3.21 The draft SPD has been prepared in a way that is consistent with, and
supplementary to, emerging planning policies. Whilst this is not a legal or
national planning policy requirement, this approach provides opportunity for this
SPD to complement and support the implementation of future development plan
policies too.
3.22 Relevant policies in the Revised Publication Draft SADPD include:
•

GEN 1: Design Principles. This policy identifies a number of criteria that
all developments are expected to meet. These include development
contributing positively to the borough’s quality of place, creating safe
places, be accessible and inclusive, integrating car and cycle parking and
making appropriate arrangements for recycling and waste management
including bin storage and collection.

•

ENV 7: Climate change. This policy states tht development proposals
should implement opportunities to retrofit resistence and resilience
measures in the existing building stock and optimise energy efficiency.

•

HOU 4: Houses in multiple occupation. This policy states that the
change of use of a dwelling to a HMO will be permitted provided that the
number of existing HMOs within a 50 metre radius of an application site
does not exceed 10% of all dwellings and proposals must not result in the
‘sandwiching’ of an existing single household (C3) between two HMOs.
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Additional criteria include that the development would not have an adverse
impact upon the character and appearance of the property or the local
area; on-street car parking levels; the capacity of local services/facilities
and the amenity or the environment of surrounding occupiers. The
property must also be of a size suitable for the proposed use, including
outdoor amenity space, provision of cycle parking and waste storage.
•

HOU 10: Amenity. This policy states that development proposals must not
unacceptably harm the amenities of adjoining or nearby occupiers of
residential properties for example through: loss of privacy; environmental
disturbance or pollution; traffic generation, access and parking.

•

HOU 11: Residential Standards. This policy includes a number of criteria
including the need to meet minimum spacing standards between buildings
and the provision of an appropriate quantity and quality of outdoor private
amenity space, having regard to the type and size of the proposed
development.

•

Policy RET 8: Residential accommodation in the town centre. This
policy supports the provision of residential accommodation in town centres
provided that they are integrated effectively with existing businesses and
community facilities and ensure appropriate and safe access
arrangements; secure, well designed and accessible cycle parking; and
appropriate and well located waste and recycling facilities.

•

Policy INF 3 Highway safety and access. This states that development
proposals should incorporate appropriate charging infrastructure for
electric vehicles in safe, accessible and convenient locations.

Cheshire East Minerals and Waste Development Plan Document
3.23 The Minerals and Waste Development Plan Document is currently in
preparation. It will set out the Council ’s planning policies on minerals and waste.
Crewe Hub Area Action Plan
3.24 The Crewe Hub Area Action Plan (CHAAP) will establish a planning framework
to facilitate and manage development around a future HS2 Hub station in
Crewe.
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4. Houses in Multiple Occupation (HMOs)
Definition
4.1

In planning terms, a HMO is a dwelling (house or flat) that is occupied by a
certain number of unrelated individuals who share one or more basic amenities
such as a kitchen or bathroom. They are commonly known as shared houses.

4.2

The Town and Country Planning (Use Classes) Order 1987 (as amended)
classifies HMOs as:
•

Use Class C4 – accommodating between 3 and 6 unrelated individuals,
or;

•

‘Sui Generis’ - accommodating 7 or more unrelated individuals.

The requirement for planning permission
4.3

Planning permission can be required to change the use of a building to a HMO.
The scenarios below identify when planning permission is most often needed:

Change of use of a dwelling to a large HMO
4.4

The change of use of a dwelling (Use Class C3) to a large HMO accommodating
7 or more unrelated individuals (Use Class: Sui Generis) always requires
planning permission.

4.5

The same applies in reverse - the change of use of a large HMO (Sui Generis)
back to a dwelling (Use Class C3) will require planning permission.

4.6

Planning permission is also required for the change of use of an existing small
HMO (Use Class C4) to a larger HMO (Sui Generis).

Change of use of a dwelling to a small HMO (use Class C4)
4.7

Under normal circumstances, the change of use of a dwelling (Use Class C3)
to a small HMO accommodating between three and six unrelated individuals
(Use Class C4) is 'permitted development'. This means that planning permission
from the Council is not usually required in order to carry out this change of use.

4.8

The same applies in reverse – the change of use of an existing small HMO (Use
Class C4) back to a dwelling (Use Class C3) would also be ‘permitted
development’.

4.9

However, there are some exceptions to this normal rule. There may be areas of
the Borough where ‘permitted development rights’ have been withdrawn
through the use of an ‘Article 4 Direction’. Further information about this can be
found below.
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Change of use to HMOs from other uses
4.10 A change of use to a HMO (large or small) from other uses such as a shop or
office will normally require planning permission.

Article 4 Directions
4.11 The Council can use powers set out in the Town and Country (General
Permitted Development) (England) Order 2015, as amended to withdraw
‘permitted development rights’ from defined geographical areas through the
introduction of an ‘Article 4 Direction’.
4.12 Once an Article 4 Direction is brought into force, planning permission from the
Council is then required for the specific permitted development right that has
been withdrawn.
4.13 On the 3rd December 2019, the Council authorised the making of three nonimmediate Article 4 Directions for the Nantwich Road, Hungerford Road and
West Street areas of Crewe. These Directions were made on the 6th October
2020 and subject to their confirmation, will come into force on the 1 November
2021.
4.14 Representations were invited on the making of the Article 4 Directions between
the 19 October 2020 and 11 January 2021. All representations received will be
considered before any decision is taken to confirm the Directions, or not. Further
information about the Article 4 Directions and their progress can be found at:
www.cheshireeast.gov.uk/A4D.
4.15 In the event that the Directions are made and brought into force, it will mean
that within these areas, planning permission will be required for the change of
use of any dwelling house to a small HMO accommodating between 3 and 6
unrelated individuals (Class C4). The planning application process will allow the
full impacts of such proposals to be assessed by the Local Planning Authority.
4.16 The Council will continue to monitor the location of all HMOs within the borough
and may introduce further Article 4 Directions, or changes to any existing ones,
if there is evidence to do so. Information about any Article 4 Directions affecting
HMOs will be published on the Council ’s website.

OFFICIAL
11

5. Assessing planning applications for
HMOs
5.1

The following issues will be taken into account by the Council when assessing
planning applications for HMOs:

Avoiding/ exacerbating concentrations of HMOs
5.2

In order to maintain and support mixed and balanced communities, a maximum
of a 10% concentration of HMOs within a 50 metre radius will be applied.

5.3

Planning permission will not be granted for new HMOs or proposals to extend
existing HMOs to accommodate additional residents, where the number of
dwellings already in use as HMOs within a 50 metre radius of the application
site exceeds 10% of the dwellings in that area (this includes any part of a
dwelling or its curtilage that falls within that radius).

5.4

Figure 5.1 shows how the 50 metre radius will be applied from the boundary of
application site (shaded green) and which properties will be included within the
assessment (shaded blue).

Figure 5.1: Applying a 50 metre radius

5.5

The assessment of the number of existing HMOs within a 50 metre radius
includes both small and large HMOs and not just those HMOs that require
planning permission. The Council will gather this information from planning
permission data, licencing information and other data sources when assessing
planning applications for new HMOs.
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5.6

It is recognised that within certain parts of the borough, most notably areas of
Crewe that will be covered by Article 4 Directions, concentrations of HMOs may
already exceed or are close to, the proposed threshold of 10%. It is considered
that these areas require particular protection so as not to erode the important
contribution that the remaining family homes make to the balance of the
community.

5.7

In addition to the 10% threshold above, any proposals that would result in an
existing property (Use Class C3) being sandwiched by HMOs on either
side will not be permitted.

5.8

Figure 5.2 below shows an example of where a proposed HMO (shaded pink)
would result in existing dwellings (C3) (unshaded) being sandwiched between
the proposed HMO and an existing HMO (shaded blue). Such sandwiching will
not be permitted.

Figure 5.2 Sandwiching
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Exceptions
5.9

There may be instances whereby almost all properties within a terrace are
already HMOs with only a very small proportion (one or two) of Class C3
dwellings remaining in that group. An example of this is shown in Figure 5.3
below.

Figure 5.3: Exceptions

5.10 The Council may, by exception, allow the remaining one or two C3 dwellings in
a particular terraced group to be converted to HMOs if this would have little
impact on the balance and mix of households in that terrace which is already
over dominated by the proportion of existing HMOs if it would not cause further
harm the character of the area.
5.11 It is recognised that owner occupiers or long term residents in this situation (as
described above), could struggle to sell their property for a continued Class C3
use when surrounded by existing HMOs. Each application site will be assessed
on its own individual merits when considering whether this exception should be
allowed.
5.12 Where an application proposes such an exception, the applicant should submit
a supporting statement with the planning application to demonstrate that there
is no reasonable demand for the existing residential property as a continued
Class C3 use. No reasonable demand would be demonstrated where the
property has been advertised for a period of at least 12 months on the property
market offered at a reasonable price (based on an assessment of the property
OFFICIAL
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market in the local area) or rental level to be verified in writing by a qualified
person in a relevant profession such as an estate agent, and where there has
been no reasonable commitment to purchase/rent the property.

Achieving good standards of accommodation
5.13 The size of the dwelling and internal layout must be sufficient to accommodate
the proposed number of residents in order to protect the residential amenity of
future occupiers of the HMO and any adjacent residents. The internal layout of
HMOs should meet the amenity and facilities standards set out in the Council s
latest ‘Amenities and Facilities Standards in Houses in Multiple Occupation
(HMOs): Guidance for Landlords and Agents’:
https://www.cheshireeast.gov.uk/pdf/housing/hmo-amenities-guide-2018july-2018.pdf
5.14 The external area serving the dwelling should also be of sufficient size to
accommodate waste storage requirements, make adequate provision for cycle
parking, provide space for outdoor clothes drying and amenity space for
residents.
Internal layout and room sizes
5.15 Planning applications should provide existing and proposed floor plans to a
suitable scale for example: 1:100. Proposed floor plans should clearly identify
proposed room uses, including bedrooms or communal spaces and the location
of any opening windows. For bedrooms, the plans must also indicate the
maximum number of occupants.
5.16 In accordance with the Council ’s latest published guidance, the following
minimum room sizes will be applied:
•

no room with a floor area of less than 4.64 square metres (sq.m.) can be
occupied as sleeping accommodation

•

rooms with a floor area between 4.64 sq.m. and 6.51 sq.m. can only be
occupied as sleeping accommodation by a single person less than 10
years of age;

•

rooms with a floor area between 6.51 sq.m. and 10.21 sq.m. can be
occupied as sleeping accommodation by a single adult or a single person
aged over 10 years;

•

rooms of at least 10.22 sq.m. can be occupied as sleeping
accommodation by two adults or persons over 10 years of age.

5.17 In addition to the above, all rooms proposed for use as a bedroom must have
access to at least one opening window.
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Waste storage and disposal
5.18 When a dwelling is converted into an HMO, there is potential for increased
domestic waste. For example, if a property was previously occupied by a small
family, the waste generated is unlikely to be as high as if the property is
occupied by a number of unrelated adults.
5.19 The design and layout of HMOs should therefore be carefully considered to
ensure that there are adequate facilities for waste storage both internally and
externally and for collection.
5.20 The majority of properties in Cheshire East have at least three bins: a recycling
bin; a garden/food waste bin and a non-recyclable bin. Plans for the provision
of storage areas should take account of these minimum requirements. Larger
HMOs should consider the need for any additional waste storage requirements.
Further information about the types of bins available (and sizes) can be found
on the Council ’s website:
https://www.cheshireeast.gov.uk/waste_and_recycling/bins-waste-andrecycling.aspx
5.21 In order to ensure that adequate provision is made for waste, the following
information must be provided:
•

Proposed floor plans to show the location of an internal waste storage
area to be used prior to removal to an external storage area. The internal
storage area must be sited so not to be a danger to children, or cause
problems with hygiene and attract pests. Refuse bins must not be stored on
escape routes.

•

Proposed site plan and elevations to show the location, size and design of
an external waste storage area to be used for the storage of waste and
recycling bins. The plans should show the route (and distance) from the
external storage area to the collection point.
The waste storage area must be in a suitable location within the curtilage of
the property, sited to be accessible to all residents with a clear route
available from it to the public highway in order to facilitate collection. The
storage area must be sensitively sited so to be adequately ventilated,
capable of being cleansed and avoid any loss of amenity to neighbouring
residents or harm to the wider streetscene.

Reducing carbon emissions
5.22 As with all types of development, proposals for HMOs will be considered in the
context of important policies aimed at tacking climate change. LPS Policy SD 1:
Sustainable Development in Cheshire East states that development should
(where possible) use appropriate technologies to reduce carbon emissions.
LPS Policy SD 2: Sustainable Development Principles states that all
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development will be expected to be resilient to climate change and minimise
energy use.
5.23 Emerging SADPD Policy ENV 7: Climate Change encourages opportunities to
retrofit resistance and resilience measures into existing building stock. SADPD
Policy INF 3: Highway Safety and access requires that developments
incorporate charging infrastructure for vehicles in safe and convenient locations.
5.24 The majority of planning proposals for HMOs involve conversion of existing
dwellings or buildings in alternatives uses. Planning proposals for HMOs should
demonstrate that the development will incorporate measures to reduce carbon
emissions and minimise energy use. Where it is safe, convenient and
accessible to do so, proposals shall make provision for charging points for
hybrid or electric vehicles.
Car parking
5.25 HMOs can place additional pressure on car parking within the local area due to
the number of unrelated adults residing in the property. In considering proposals
for HMOs the Council will apply the following adopted car parking standards
set out in Appendix C of the Cheshire East Local Plan Strategy:

Source: Cheshire East Local Plan Strategy Appendix C

5.26 As set out in paragraph C.4 and Footnote 108 of the adopted parking standards,
these are recommended levels and regard will also be had to:
•

Availability and cost of parking spaces on site and close by;

•

How regular and frequent public transport is;

•

How easy it is to access a site by safe walking and cycling routes;

•

Operational needs of proposed developments; and

•

Relationship between different land uses, such as how close housing is
to employment, shops and leisure uses

5.27 When applying the recommended levels, there should be sufficient space for
cars to park within the residential curtilage of the property. The existing and
proposed site plan must identify car parking arrangements (where appropriate).
Any proposed car parking must not result in the loss of front gardens and/ or
boundary walls, where this would detract from the existing street scene.
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Cycle parking facilities
5.28 Adequate provision must be made for secure, covered cycle storage within the
curtilage of the property on the recommended basis of 1 cycle parking space
per bedspace. Ground level cycle storage is preferable, and the storage area
must be accessible to all residents with a clear route available from it to the
public highway.
5.29 In order to ensure that adequate provision is made for cycle storage, the
submitted site plan must show the location, size of the cycle storage area and
elevations must be provided of the store design. The store must be sensitively
designed and sited so to any loss of amenity to neighbouring residents or the
wider streetscene.
Outdoor amenity space
5.30 Separate to external waste storage and cycle parking requirements, the
submitted site plan must also identify the location of an external area for clothes
drying and amenity space for residents. The suitability of the external area to
accommodate all requirements will be assessed on a case-by-case basis.

Residential amenity
5.31 Any proposed change of use (or extension of) a HMO should not have an
unacceptable impact on the levels of amenity that existing neighbouring
residents can reasonably expect to enjoy.
5.32 This is particularly relevant when considering the use of semi-detached or
terraced properties, properties in narrow streets or densely developed areas
where potential impact is likely to be more concentrated and directly affecting
neighbouring residents.
5.33 Where relevant, details of sound insulation measures shall be provided with
planning applications. These details should demonstrate that any noise arising
from the use of the dwelling as a HMO would not have an adverse impact upon
the amenity of adjacent residents.

Impact upon the character and appearance of the area
5.34 Some proposals may affect the outside appearance of a property and this must
be clearly shown on submitted existing and proposed plans. Where external
alterations require planning permission, they will be assessed against the
Council ’s adopted policies, including LPS Policy SE 1 Design and those
contained within ‘saved’ local plans. All proposals must be sensitively designed
to take account of their surroundings. This includes any means of escape
required for fire safety reasons.
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Display of advertisements
5.35 In areas with high levels of HMOs and rented properties, there is the potential
for a proliferation of signage which can detract from the street scene and
adversely affect residential amenity.
5.36 The display of advertisements in England is primarily governed by the Town
and Country Planning (Control of Advertisements) (England) Regulations 2007.
Certain types of outdoor advertisements, including property ‘for sale’ and ‘to let’
boards benefit from ‘deemed consent’ under this legislation and do not require
advertisement consent to be obtained from the Local Planning Authority,
provided that the advert is displayed in accordance with the criteria set out in
the regulations. Any board advertising a property to let must be removed within
14 days of granting a tenancy.
5.37 Should there be evidence of a proliferation of boards and issues with their timely
removal, consideration may be given to taking further steps to secure
compliance with legislation. This could include a voluntary code of practice or
the withdrawal of deemed consent in areas with high levels of HMOs.
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6. Licensing and management
6.1

In addition and separate to the planning requirements set out in this SPD, the
Council also operates a mandatory licensing scheme for HMOs. All HMOs
occupied by five or more people are required to have a licence. You can find
out whether a property has an existing HMO licence at:
https://www.cheshireeast.gov.uk/housing/private_sector_housing/houses_in_
multiple_occupation/licensed-hmo-register.aspx

6.2

Operating a licensable HMO without a licence is a criminal offence and there
can be serious financial consequences arising. The Council ’s Housing
Standards & Adaptations Team deals with the licensing of HMOs and can be
contacted by email to: HMO@cheshireeast.gov.uk or telephone 0300 123 5017
(selecting option 4).
Further information about the management of HMOs, housing standards, fire
safety and the latest guidance for landlords and letting agents can be found on
the Council ’s website: www.cheshireeast.gov.uk/hmo
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7. Monitoring and review
7.1

The effectiveness of this Supplementary Planning Document will be monitored
as part of the Authority Monitoring Report process using information from
planning applications and decisions.
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8. Glossary
Amenity

A positive element or elements that
contribute to the overall character or
enjoyment of an area. For example,
open land, trees, historic buildings
and the inter-relationship between
them.

Article 4 Direction

A direction made under Article 4 of
the Town and Country Planning
(General Permitted Development)
Order 2015 as amended. Article 4
Directions are used to withdraw
permitted development rights granted
by development order. They can take
immediate effect or be non
immediate.

Authority Monitoring
Report

An annual report prepared by
Cheshire East Council to assess
progress and effectiveness of a Local
Plan.

Development

Defined by the Town and Country
Planning Act 1990 as “the carrying
out of building, engineering, mining
or other operation in, on, over or
under land, or the making of any
material change of use of any
building or other land.” Most forms of
development require planning
permission, unless expressly granted
planning permission via a
development order.

Development Order

Development Orders include the
Town and Country Planning (General
Permitted Development) Order 2015
as amended and the Town and
Country Planning (Use Classes)
Order 1987 as amended.
Development Orders grant planning
permission for certain types of
development or changes of use.
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Such development is then referred to
as ‘permitted development’.
Development Plan

This includes adopted Local Plans
and Neighbourhood Plans and is
defined in Section 38 of the Planning
and Compulsory Planning Act 2004

Habitats Regulations
Assessment

The process that competent
authorities must undertake to
consider whether a proposed
development plan or programme is
likely to have significant effects on a
European site designated for its
nature conservation interest.

Houses in Multiple
Occupation (HMOs)

A dwelling that is occupied by 3 or
more unrelated individuals who share
one or more basic amenities – for
example a kitchen or bathroom.
HMOs may be described as ‘small’ –
occupying between 3 and 6
unrelated individuals or ‘large’ –
occupying 7 or more unrelated
individuals.

Licence

Separate to planning permission
requirements, HMOs may also
require a licence from the Council .
At present the Council operates the
mandatory licencing scheme
whereby all HMOs that
accommodate 5 or more individuals
require a HMO licence.

Local Plan

The plan for the development of the
local area, drawn up by the local
planning authority in consultation
with the community.
In law this is described as the
Development Plan Documents
adopted under the Planning and
Compulsory Purchase Act 2004.
Current core strategies or other
planning policies, which under the
regulations would be considered to
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be Development Plan Documents,
form part of the Local Plan. This term
includes old policies which have
been saved under the 2004 Act.
Local Plan Strategy

Development Plan Document setting
out the spatial vision and strategic
objectives of the planning framework
for an area, having regard to the
Community Strategy.

Local Planning
Authority

The local authority or Council that is
empowered by law to exercise
planning functions. In the case of this
SPD, the Local Planning Authority is
Cheshire East Council .

Neighbourhood Plan

A plan prepared by a parish Council
or neighbourhood forum for a
particular neighbourhood area (made
under the Planning & Compulsory
Purchase Act 2004).

Permitted
Development

Development that has been planning
permission nationally by the
government by means of a
development order.
Permitted development rights may
be withdrawn by local planning
authorities through the use of ‘Article
4 Directions’.

Residential Amenity

The quality of the living environment
for occupants of a dwelling house,
including its associated external
spaces.

Site Allocations and
Development
Policies Document

Part of the Local Plan which will
contain land allocations and detailed
policies and proposals to deliver and
guide the future use of that land.

Sui Generis

Not all uses of land or buildings fit
within the Use Classes Order. When
no use classes order category fits,
the use of the land or buildings is
described as sui generis, which
means ‘of its own kind’. All HMOs
OFFICIAL
24

that accommodate 7 or more
unrelated individuals fall into the ‘sui
generis’ category.
Supplementary
Planning Documents

A Local Development Document that
may cover a range of issues,
thematic or site specific, and
provides further detail of policies and
proposals in a ‘parent’ Development
Plan Documents.

Sustainability
Appraisal

An appraisal of the economic,
environmental and social effects of a
plan from the outset of the
preparation process to allow
decisions to be made that accord
with sustainable development.

Strategic
Environmental
Appraisal

SEA is a process and a tool for
evaluating the effects of proposed
policies, plans and programmes on
natural resources, social, cultural and
economic conditions and the
institutional environment in which
decisions are made.
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Cheshire East Council
Email: planningpolicy@cheshireeast.gov.uk
www.cheshireeast.gov.uk/localplan
Tel: 01270 685893

www.cheshireeast.gov.uk/localplan

