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1 OVERVIEW 

4 Holme Hall Avenue was originally a four-bedroom detached family home built in 1970. Subsequently a 

fifth on-suite bedroom was added to the ground floor rear. 

The property is located close to two primary schools and a senior school. Two public children’s parks, 

Avenue Field (Bulls Field), Linear Park (Beck Walk), doctors, dentist, shops, public house, etc. are all 

within walking distance.  

Planning application PA/2025/218 was raised to add a sixth bedroom and changed the use from 

residential (class C3) to a house in multiple occupation known as a HMO (class C4) as a permitted right. 

136 public comments were received from the public. 

Bottesford Town Council (BTC) arranged a public meeting in the Civic Hall which was well attended. 

The applicant’s representative advised that the HMO would be for veterans. BTC agreed to oppose the 

application. 

The application was approved as a permitted right, however, to use the property as a HMO would still 

require a license from North Lincolnshire Council (NLC) with no guarantee it would receive one.  

Planning application PA/2025/742 was raised to change the garage into a study and add a cycle store, etc.. 

NLC’s Planning Committee rejected this application for two reasons: 

• The proposal would result in increased traffic movements and parking demand in close proximity 

to a busy junction, to the detriment of highway safety and the free flow of traffic. The 

development is therefore contrary to policies T2 and T19 of the North Lincolnshire Local Plan.  

• The proposed scale and intensity of use would constitute overdevelopment of the site and fail to 

respect the established character of the surrounding area. The development is therefore contrary 

to policies DS1 of the North Lincolnshire Local Plan, and CS1 and CS2 of the North Lincolnshire 

Core Strategy. 

The applicant has appealed this rejection: 

• The appellant contends that the refusal is unfounded and irrelevant, as the application pertains to 

an infill rear extension. Whilst the proposal would result in the loss of a garage, this is mitigated 

by the provision of 5 off-street parking spaces to which the Highway Authority raise no objection. 

The refusal is deemed unsound, stemming from an inadequate assessment of the material 

considerations.  

Unfortunately, the Highways Authority failed to consider the safety risks fully, however the planning 

committee did. 

According to the Land Registry the applicant does not own the property yet have declared they do on their 

planning applications. The applicant is inconsistent in who the proposed occupiers will be (veterans or 

any but veterans). Clearly the applicant’s statements can’t be considered reliable at all. The previous 

application PA/2025/218 is null and void, due to application errors and would violate covenants. 

The refusal by NLC is sound. The Planning Inspector should reject the applicant’s appeal. 
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2 A VALUABLE COMMUNITY ASSET 

When the property was built in 1970 it was much more common for households to be multi-generational. 

That said current research suggests 49% of house holds are, see appendix 1.   

 

Converting this property to a HMO would deprive a family with elderly or disabled members the benefit 

of a ground floor on suite bedroom, which could be adjusted further to support severe disabilities. This is 

in addition to the four first floor bedrooms. Multi-generational occupation has many benefits and often 

can reduce the burden on the state by being self-supporting.  

 

Retired older family members often care and support children allowing parents more flexibility at work, 

children equally gain as well. It also enhances the family unit. 

3 TRANSPORT 

In 1970 cars were relatively more expensive and much less reliable. This is reflected in the property 

having a single garage as not every family had a car and less more than one. 

 

Locally the three steel works along with their supporting suppliers employed over 20,000 people. The 

main form of transport then was walking, cycles, mopeds, scooters, motorcycles. Few took cars to work 

not only due to the cost, but pollution damage to the body/paint work. 

 

Now in 2025 cars are reliable, cost relatively much less, pollution is less, people travel much further to 

work. The steel works are no longer the dominant industry, employing 3,500 people. North Lincolnshire 

is now primally where people live not work.  

 

North Lincolnshire property prices are lower than much of the UK, with many parks, open spaces, etc.. 

The land may be flat and boring to many but the M180, A15, Humber Bridge are the route to 

employment, enabled by motor vehicles. The result is more vehicles per household, yes often one for 

every family member over seventeen. Sadly, this is an issue planning guidelines are not strong on. Ask 

yourself how often you struggle to negotiate our estate roads. The result is that for every bedroom, that 

could be used by a couple, can be two cars. This property could easily need ten cars parking spaces, just 

with its current five bedrooms. 

 

No provision has been made for electric vehicle charging. 
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4 CURRENT PARKING AT THE PROPERTY 

The property can currently allow for one vehicle in the garage and maybe three or four others if the front 

garden is used, so five in total. Turning the garage into a study reduces this to four.  

 

No consideration has been made for wider space disable parking, likewise, parking with children in child 

seats. 

 

No consideration has been made for visitor or service staff parking. As the landlord is responsible for the 

cleaning of shared areas, gardens etc., this is likely to be a daily task. 

 

The planning application has failed to explain how the proposed five vehicles can turn around within the 

space provided. A three-point turn looks possible but not with five parked vehicles. This implies vehicles 

will reverse out onto Holme Hall Avenue contrary to Highway Code rule 201. Alternatively, vehicles can 

reverse into the property but once again the planning application has failed to explain how this is possible, 

safely.  

Source: www.highwaycode.org.uk/rule-201/ 

The slip road in front of 4 Holme Lane Avenue to Manor Road is 20% of the 15.3m property width, 

including the driveway. Highway Code rule 243 states do not park within 10m of a junction. This is 

reinforced in that 2 Holme Lane Avenue vehicle access is from Manor Road not Holme Hall Avenue. 

Source: www.highwaycode.org.uk/rule-243/ 

The section of Holme Hall Avenue, Manor Road to Timberlands, is very busy, especially at school and 

work commute times. There are three recorded accidents with serious injuries is this section of the road in 

the last two years.   

 

The planning application has failed to consider these issues. Sadly, the Highways report also failed in this 

regard; this issue is being progressed by NLC. 

5 PROPOSED USAGE 

The appeal sates: 

“7.7. This proposal seeks to provide single-occupancy residences for single individuals, key workers, and 

young professionals employed in nearby industrial estates and the High Street.. By providing dedicated 

housing, the initiative aims to ease strain on the current housing market and ensure that those who 

contribute to the local economy have access to suitable accommodation. This strategic effort supports the 

ongoing growth and stability of the area's workforce, fostering a more sustainable and economically 

vibrant community”.  

BTC arranged a public meeting in the Civic Hall which was well attended. The applicant’s representative 

advised that the HMO would be for veterans. 

It is noted that a plan submitted early in the application process referenced a “9-bedroom HMO”. It is 

clear the applicant is giving mixed messages! The reasonable conclusion is six bedrooms, two adults and 

one child in each room, eighteen people and up to twelve vehicles. Even the applicant could not 

reasonably stop that. See Appendix 5 Occupancy.  

http://www./
http://www./


 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 6 of 28 

 

6 PA/2025/218 APPLICATION FOR A CERTIFICATE OF 

LAWFUL DEVELOPMENT 

Source: www.legacyhb.co.uk/insights/planning-permission-revocation 

Section 97 of the Town and Country Planning Act 1990 gives local planning authorities the power to 

revoke or modify planning permission if they consider it expedient to do so. This ensures that local 

authorities can maintain oversight of developments and make necessary changes when 

circumstances demand. 

This application was approved, see appendix 4, by delegated assessment.  

“The proposal seeks a lawful development certificate for a proposed conversion of a dwellinghouse from 

C3 to C4 use. Having considered the level of information provided by the applicant and contained within 

the application, it is considered that the proposed development is regarded as permitted development. 

Planning permission is not required and therefore the proposed development is lawful, and the lawful 

development certificate should be granted”. 

Use under C4 allows up to six unrelated individuals to use the property without the need for planning 

permission. Without a HMO license and continuous monitoring/measuring this limit is unrealistic and 

unenforceable.   

The property was and still is not owned by the applicant, see appendix 2, hence this approval is null and 

void and should be formally revoked. It was never valid in the first place. 

  

http://www.legacyhb.co.uk/insights/planning-permission-revocation


 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 7 of 28 

 

7 PROPERTY OWNERSHIP AND RESTRICTIONS      

Appendix 2 includes an extract of the property title held by the Land Registry. 

 

The registered owner is recorded as Trevor Bosanquet 4 Holme Hall Avenue, Scunthorpe DN16 3PY.  

 

Planning application PA/2025/742 records the owner as the applicant TES Property Services Ltd, Dawes 

Lane, Scunthorpe DN15 6UW. PA/2025/218 also has the same claim, see section 6. 

 

This inconsistency on its own is firm grounds to refuse permission and trigger investigations by the 

appropriate authorities and the voiding of the approval of PA/2025/218. 

 

The property title also includes covenants that could inhibit the granting of the proposed HMO licence: 

(a) The Purchasers shall not or will do or carry on or permit to be done or carried on upon the 

property hereby conveyed or upon any part thereof any act or thing which shall be or tend to be or 

become a nuisance or annoyance to the Vendors or the owners or occupiers of any adjoining or 

neighbouring property or to the neighbourhood.  

(b) No trade or business Hotel or Club of any kind shall be carried on upon any part of the land 

hereby conveyed without the consent in writing of the Vendors and the said property shall be 

used as private dwellinghouse or bungalow only and for no other purpose.  

Even if the proposed HMO licence is granted, operationally challenges could be made against the 

operator.  

 

Note: If the covenant was created to protect other properties in the area, those homeowners may be able 

to take legal action if the restriction is breached. See Appendix 3.  
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8 QUESTIONS TO CONSIDER 

1. PA/2025/218 despite so many written responses why this application was not 

scrutinised/considered by the full planning committee  

2. PA/2025/218 was approved using an erroneous application, so was never valid, can it now be 

formally voided.  

3. What is the business relationship between the property owner and the planning applicant 

4. Is the property currently occupied 

5. Has the correct amount of Council Tax been paid 

6. Who is paying the Council Tax 

7. Has the property ownership changed 

8. Has any appropriate stamp duty land tax been paid 

9. Has any appropriate capital gains tax been paid 

10. Who is paying the cost of the planning applications and have the costs been offset against any tax 

liability correctly 

11. Will the Local Valuation Office Agency revalue the property, if allowed to operate as a HMO, as 

separate hereditaments   
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APPENDIX 1 MULTI-GENERATIONAL HOUSEHOLDS 

Source: www.thepropertydaily.co.uk/article/2025/08/15/multi-generational-revolution-how-nearly-

half-britain-redefining-family-living 

New research reveals that 49 per cent of Britons are embracing multi-generational households, with 

families making significant home modifications to accommodate their evolving needs. 

Multi-generational living is no longer the exception in Britain - it's rapidly becoming the norm. According 

to new research commissioned by homelifts specialist Uplifts, almost half (49 per cent) of British 

households now span multiple generations under one roof, marking a significant shift in how families 

choose to live together. 

The comprehensive survey of 2,000 Britons reveals that this isn't a temporary pandemic-driven trend. 

More than half (51 per cent) of those in multi-generational arrangements have been living this way for 

over a decade, with eight per cent having never left their childhood family home at all. 

The appeal of multi-generational living extends far beyond financial necessity. While saving money ranks 

as a key advantage for 39 per cent of respondents, the emotional and practical benefits are equally 

compelling. Over half (55 per cent) cite stronger family bonds as the primary benefit, followed by 

emotional support (39 per cent) and the creation of lifelong memories (38 per cent). 

Particularly significant is that one in five (20 per cent) families are using multi-generational arrangements 

to help relatives age in place, a reflection of Britain's ageing population and the desire to keep elderly 

family members in familiar surroundings rather than care facilities. 

The research indicates that the multi-generational experiment is largely successful, with 70 per cent of 

those currently in such arrangements reporting satisfaction with their living situation. Remarkably, 11 per 

cent say there are no disadvantages whatsoever to their multi-generational setup. 

However, the transition isn't without its challenges. While the majority are content, 14 per cent 

acknowledge that their current homes aren't well-suited to accommodate multiple generations, 

highlighting the importance of thoughtful planning and adaptation. 

Prabash Edirisingha, a consumer researcher at Northumbria University who studies family consumption 

patterns and identity formation across generations, explains: "My research into multi-generational 

households reveals they are now the fastest-growing household type in England and Wales. This growth 

reflects a combination of financial necessity, cultural tradition, and a desire for closer family support 

networks. While the emotional and economic advantages are undeniable, families must remain realistic 

about the challenges. Different generations often bring diverse expectations, lifestyles, and values into 

shared spaces - differences that can lead to tension if not thoughtfully managed. The key to success lies in 

communication, mutual respect, and the willingness to adapt. Thriving multigenerational homes aren't 

born from convenience alone, but from a conscious effort to create a new, inclusive way of living 

together" 

This need for thoughtful adaptation is reflected in the data. Over a third (34 per cent) of multi-

generational households have made changes to better accommodate their family structure. The most 

http://www.thepropertydaily.co.uk/article/2025/08/15/multi-generational-revolution-how-nearly-half-britain-redefining-family-living
http://www.thepropertydaily.co.uk/article/2025/08/15/multi-generational-revolution-how-nearly-half-britain-redefining-family-living
https://uplifts.com/?utm_source=PR&utm_medium=research_story
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common adaptations include adding bathrooms (32 per cent) and creating separate living areas (32 per 

cent) - modifications that provide privacy and independence within shared spaces. 

Ground-floor bedrooms have been added by 28 per cent of families, while 22 per cent have installed grab 

bars for safety. Notably, 15 per cent have invested in stairlifts or homelifts, recognising the importance of 

accessibility across all levels of the home. 

Kate Sheehan, a renowned occupational therapist specialising in housing adaptations, emphasises the 

importance of forward-thinking when it comes to home modifications: "When families are planning for 

multi-generational living, they need to consider not just their current needs but potential future 

requirements. This could include installing wider doorways, level access showers, and good lighting. For 

families where reduced mobility may be a concern, vertical access solutions like homelifts can be a 

particularly valuable addition to any one's home." 

The emotional impact of maintaining accessibility cannot be overstated. As Sheehan observes from her 

practice: "It means so much to elderly relatives when they can continue accessing all areas of their home, 

their favourite reading nook upstairs, the craft room where they pursue hobbies, or simply the bedroom 

they've slept in for decades. A homelift preserves that independence and dignity while reducing the risk of 

falls on stairs." 

Beyond the emotional benefits, there are practical advantages that many families don't initially consider. 

"These systems are incredibly useful for moving heavy items," Sheehan notes. "Suitcases when relatives 

visit, vacuum cleaners for upstairs cleaning, or heavy shopping deliveries. It reduces strain on all family 

members and makes daily household tasks more manageable for everyone, particularly in busy multi-

generational homes where there's always something being moved between floors." 

Other essential modifications include level-threshold entrances, handrails in hallways and bathrooms, 

adequate lighting throughout the home, and flexible spaces that can adapt as family needs change. "The 

key is thinking about universal design principles that benefit everyone, regardless of age or ability," 

Sheehan advises. 

The data suggests this trend has staying power, with 54 per cent of those in multi-generational households 

planning to continue long-term. This represents a significant demographic shift that has implications for 

housing policy, urban planning, and the broader economy. 

Multi-generational living is being driven by a combination of practical benefits and changing attitudes 

towards family relationships. As housing costs continue to rise and the population ages, these living 

arrangements offer solutions that address multiple challenges simultaneously. 

For families considering this lifestyle change, success depends on proper planning and appropriate home 

modifications. The key lies in creating spaces that balance togetherness with independence, ensuring 

every family member has the support they need while maintaining their autonomy. 

As Britain continues to struggle with housing affordability and changing family dynamics, multi-

generational living appears to be more than just a trend - it's a practical response to 21st-century 

challenges that's here to stay. 
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APPENDIX 2 PROPERTY TITLE HS195351 

Source: HM Land Registry 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 12 of 28 

 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 13 of 28 

 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 14 of 28 

 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 15 of 28 

 

 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 16 of 28 

 

 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 17 of 28 

 

 

 



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 18 of 28 

 

  



 

4 DN163PY v1.0 1st September 2025    

Final version Approved by Full Council                 Page 19 of 28 

 

APPENDIX 3 COVENANT IMPLICATIONS 

Source: www.lawhive.co.uk/knowledge-hub/property/can-neighbours-enforce-restrictive-covenants/ 

 

Restrictive covenants are rules attached to a property that limit what you can do with it - often to protect 

the look of a neighbourhood, maintain property values, or prevent disputes. But what if a neighbour 

thinks you’ve broken one - can they actually take legal action? In this guide, we’ll break down when 

restrictive covenants can be enforced, who has the right to do it, and what to do if you’re dealing with a 

dispute. 

9 What is a restrictive covenant? 

A restrictive covenant is a legally binding condition written into a property's title deeds, setting rules on 

how the property can be used. These restrictions are typically put in place by developers or previous 

landowners to keep an area uniform or protect the interests of neighbouring properties. 

10 Three common examples 

• Building restrictions: Preventing extensions, additional structures, or major renovations without 

prior approval. 

• Land use limitations: Prohibiting commercial activities in residential areas. 

• Aesthetic controls: Requiring properties to adhere to specific design standards, such as paint 

colours or garden maintenance. 

11 Are restrictive covenants legally enforceable? 

Yes, restrictive covenants are legally enforceable, but only if they are still relevant and provide a clear 

benefit to the party seeking enforcement. A valid covenant remains in effect regardless of how many 

times a property changes hands. However, some covenants may become unenforceable over time due to: 

• Changes in property law: If laws or regulations override older covenants. 

• Lack of enforcement: If the covenant has been ignored for many years without objection. 

• No clear benefit: If the restriction no longer serves its original purpose or benefits no identifiable 

party. 

     In some cases, a homeowner may be able to challenge or remove a restrictive covenant through legal 

action, especially if it is outdated or unfair. You can learn more in our guide to removing restrictive 

covenants. 

12 Who can enforce a restrictive covenant? 

Not everyone can enforce a restrictive covenant - it depends on who benefits from it. The following 

parties typically have the right to enforce a covenant: 

• The original developer or landowner: If the covenant was put in place to protect the design, 

uniformity, or purpose of a development, the original party may still have enforcement rights. 

https://lawhive.co.uk/knowledge-hub/property/can-a-restrictive-covenant-be-removed/
https://lawhive.co.uk/knowledge-hub/property/can-a-restrictive-covenant-be-removed/
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• Neighbouring property owners: If the covenant was created to protect other properties in the 

area, those homeowners may be able to take legal action if the restriction is breached. 

• Management companies or local authorities: If the covenant applies to shared spaces, private 

roads, or estate-wide restrictions, these organisations may have the right to enforce it. 

      Key takeaway: Not all covenants are actively enforced, but if you breach a valid one, the benefiting 

party could take legal action. If you’re unsure about a restrictive covenant on your property, getting legal 

advice from a restrictive covenant solicitor can help clarify your rights and options. 

13 How do you know if a covenant is enforceable? 

Not all restrictive covenants can be enforced, certain conditions must be met for them to be legally 

binding. If you're unsure, a property law solicitor can help you determine whether a covenant applies to 

your property. Here are the key factors that make a covenant enforceable: 

• It benefits another property: The covenant must be in place to protect a specific piece of land, 

not just impose a restriction for no reason. 

• It was meant to last: The covenant must have been designed to ‘run with the land’, meaning it 

applies to future owners, not just the original buyer. 

• The enforcing party has the right to do so: The person or organisation trying to enforce the 

covenant must own the land that benefits from it. 

• The buyer was made aware: When purchasing the property, the buyer must have been notified 

about the covenant or should have reasonably known it existed. 

14 Can neighbours enforce restrictive covenants? 

In some cases, neighbours can enforce restrictive covenants, but only if they have the legal right to do so. 

Just because a covenant exists doesn’t mean every neighbour can take action - certain conditions must be 

met. For example, if a neighbour has no direct connection to the restrictive covenant, they cannot enforce 

it in any way. To enforce a restrictive covenant, a neighbour must prove: 

• They benefit from the covenant: The restriction must have been intended to protect their 

property, not just the wider area. If the covenant was put in place to maintain privacy, prevent 

overdevelopment, or protect property values, they may have standing to enforce it. 

• The covenant is still valid: If the covenant has been ignored, waived, or legally removed, it may 

no longer be enforceable. For example, if other homeowners have breached the same covenant 

without consequences, it could weaken a claim. 

• They have a legal right to enforce it: Not all restrictive covenants automatically grant 

neighbours enforcement rights. Some covenants are enforceable only by the original landowner, 

developer, or management company. A neighbour would need to prove that the covenant was 

intended to benefit their property directly. 

      Key takeaway: A neighbour can’t enforce a restrictive covenant just because they don’t like a change 

- they must show a legal connection to the covenant and its intended purpose. 

https://lawhive.co.uk/property/restrictive-covenants/
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15 What happens if you don’t comply with a restrictive covenant? 

Ignoring a restrictive covenant can lead to serious legal and financial consequences, especially if the 

benefiting party decides to enforce it. Depending on the severity of the breach and who is affected, a 

homeowner may face legal disputes, forced changes to their property, or difficulties when trying to sell. 

Here’s what could happen: 

• Legal action: The benefiting party (such as a neighbour, developer, or management company) 

can take the homeowner to court to enforce the covenant. This could lead to a costly legal 

process. 

• Injunctions: If a court agrees that the covenant has been breached, it may issue an injunction 

ordering the homeowner to undo any unauthorised changes. This could mean removing an 

extension, changing the use of the property, or restoring a modified area. 

• Financial penalties: The homeowner may have to pay compensation if the breach has caused 

financial harm to others, such as reducing a neighbour’s property value or affecting shared 

spaces. Legal costs may also be awarded against them. 

• Impact on selling the property: A breach of a restrictive covenant can make it harder to sell or 

remortgage the property. Buyers and mortgage lenders often require proof that there are no 

outstanding breaches, and an unresolved issue may delay or prevent the sale. 

      Key takeaway: If you breach a restrictive covenant, the safest option is to address the issue before it 

escalates. Seeking advice from a property lawyer early can help you explore solutions, whether that’s 

negotiating with the benefiting party, applying for a formal modification, or obtaining indemnity 

insurance. 

16 What to do if a neighbour breaches a restrictive covenant 

If a neighbour breaches a restrictive covenant, you may have the legal right to enforce it - but it’s 

important to follow the right steps. Some disputes can be resolved amicably, while others may require 

legal action. 

Here’s what you can do: 

1. Review the covenant terms: Check the property’s title deeds to confirm the covenant is still 

valid, enforceable, and applies to your property. Not all covenants give neighbours the right to 

enforce them, so legal advice may be needed. 

2. Talk to your neighbour: A polite conversation can often resolve the issue without escalation. 

Many homeowners aren’t aware they’re in breach, and they may be willing to correct the issue 

voluntarily. 

3. Seek legal advice: A solicitor can review your rights, assess whether the covenant is legally 

enforceable, and help you understand your enforcement options. 

4. Send a formal notice: If the breach continues, your solicitor can send a formal letter requesting 

compliance. This may include a deadline for corrective action and warn of further legal steps if 

ignored. 

https://lawhive.co.uk/property/
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5. Apply for an injunction: If the neighbour refuses to comply, you can apply for an injunction 

through the courts, requiring them to undo the breach or stop further violations. If financial harm 

has been caused, you may also be able to claim compensation. 

17 FAQ 

18 Can any neighbour enforce a restrictive covenant? 

No, only neighbours who directly benefit from the covenant and have legal standing can enforce it. If the 

covenant wasn’t designed to protect their property, they can’t take action. 

19 What if a restrictive covenant hasn’t been enforced for years? 

If a covenant has been ignored for a long time, it may be considered unenforceable, especially if similar 

breaches have been allowed without challenge. However, this isn’t always the case, so it’s best to get 

legal advice before assuming it no longer applies. 

20 How do I check if a covenant is enforceable? 

A solicitor can review your property deeds and legal documents to see if the covenant is still legally 

binding. They can also check if it has ever been challenged, waived, or is no longer valid due to legal 

changes. 

21 Final thoughts 

Restrictive covenants help protect neighbourhoods and control how properties are used, but they can also 

lead to disputes. While some neighbours can enforce them, they must have the legal right to do so - it’s 

not always straightforward. 

If you’re dealing with a covenant issue, whether you’re challenging, enforcing, or unsure of your rights, 

getting expert legal advice can help you understand your options and avoid costly mistakes. 
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APPENDIX 4 PA/2025/218 DELEGATED ASSESSMENT 
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APPENDIX 5 OCCUPANCY 

Source: www.gov.uk/government/publications/houses-in-multiple-occupation-and-residential-property-

licensing-reform-guidance-for-local-housing-authorities/houses-in-multiple-occupation-and-

residential-property-licensing-reform-guidance-for-local-housing-authorities 

Using the plan in the planning application: 
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Bedroom 
inc 
ensuite m m ensuite m2 

adult 
occupancy 

1 3.7000 3.6750   13.5975 2 

2 3.7800 2.7100 2.3400 12.5838 2 

3 4.3100 2.5250 2.3400 13.2228 2 

4 4.0500 2.5250 2.3400 12.5663 2 

5 3.6700 2.7900 2.3400 12.5793 2 

6 3.6200 2.7400 2.3400 13.3368 2 
 

“Infant occupiers under the age of one 

For the purposes of calculating the minimum room sizes and/or the maximum number of 

occupants under the new Regulations, we would expect local authorities not to count 

any infant occupants under the age of one”. 

As a result, the proposed accommodation is large enough for twelve adults and six infants. 



































Planning Objection to Proposed HMO Development

Under the Town and Country Planning Act 1990

To Whom It May Concern,

I am writing to formally object to the proposed development of a House in Multiple 
Occupation (HMO) at 4 Holme Hall Avenue, Bottesford, Scunthorpe, under the provisions of 

the Town and Country Planning Act 1990. 

1. Community Cohesion

The introduction of an HMO in this location risks undermining the established character and 
cohesion of the community. The area is predominantly composed of family homes and long-
term residents. HMOs, by their nature, often result in transient occupancy, which can erode 
neighbourly relationships, reduce community engagement, and disrupt the social fabric of 

the area.

2. Impact on Local Infrastructure

The proposed HMO will place additional strain on local infrastructure, including:

 Waste collection services, which may be overwhelmed by increased refuse output.

 Parking availability, as HMOs typically generate higher vehicle ownership per 

household.

 Public transport, which may become overcrowded due to increased population 

density.

These pressures are likely to result in a deterioration of service quality for existing residents.

3. Health and Schooling

The intensification of residential use may have indirect consequences on public health and 

education:

 Health services, such as GP surgeries and clinics, are already under pressure and 

may struggle to accommodate additional demand.

 Local schools may experience increased enrolment pressure, affecting class sizes 
and resource allocation, particularly if the HMO attracts families or young adults with 

dependents.

4. Fear of Crime and Risk of Disorder

There is a documented correlation between high-density HMOs and increased reports of 
anti-social behaviour, noise complaints, and petty crime. While not all HMOs contribute to 
such issues, the fear of crime among residents is legitimate and supported by empirical 
evidence in similar developments. The proposed HMO may heighten concerns around:

 Noise disturbances

 Loitering and public nuisance

 Reduced perception of safety, especially among vulnerable groups

5. Planning Policy and Overconcentration



The proposal may contravene local planning policies aimed at preventing the 

overconcentration of HMOs. Overdevelopment of this type can lead to:

 A loss of housing diversity

 A decline in property standards

 A negative impact on visual amenity and street scene

It is essential that the local authority considers whether the cumulative impact of HMOs in 
the area has reached a threshold that threatens the sustainability and character of the 
neighbourhood.

Conclusion

In light of the above concerns, I respectfully urge the planning authority to reject this 
application. The proposed HMO is incompatible with the surrounding area and poses 

significant risks to community cohesion, infrastructure, public services, and safety.

Yours faithfully,

Diane Dexter

Resident



D.R. Targett 

 

7th September 2025 

Planning Inspectorate 
3D Eagle Wing 
Temple Quay House 
The Square 
Bristol  
BS1 6PN 

 
north2@planninginspectorate.gov.uk 
 

Dear Dot Kujawa,  

 

Re: Appeal of planning application PA/2025/742 APP/Y2003/W/25/330758  

4 Holme Hall Avenue Bottesford DN16 3PY 

 

I spoke to the North Lincolnshire Council Planning Committee in this regard, which assisted with the 

refusal of planning permission. An excellent result for the public.  

 

Since an appeal has been raised, I have tried to find out if there are any standards for parking at a 

House of Multiple Occupation (HMO). Disappointingly they don’t exist, or they are hidden on the 

internet! Not discouraged by this I visited Morrisons Supermarket at Lakeside Ashby and measured the 

width of five parking bays as 12.5m and a single disabled bay as 3.6m. Knowing that the available 

proposed parking space is 10.8m.  

 

Yes, the five parking spaces are just not available as proposed in the planning application. This is 

without considering disabled or child seat access. Even four parking spaces would be difficult to 

maneuver into or out of.   

 

Yes, it may be possible to park behind cars blocking access, however, this would not be conducive to 

good relations between HMO residents, with different working hours! This could well result in 

disturbance to other properties in the area. 

 

I trust you will uphold the refusal of planning permission; it is the right thing to do. 

  

Yours faithfully, 

 

 

 

 

Derrick Targett 

 



 

 

-----Original Message----- 
From: Stephanie Wilson <wilson.steph39@yahoo.com> 
Sent: 16 September 2025 19:35 
To: NI Enquiries <NIEnquiries@planninginspectorate.gov.uk> 
Subject: Ref.APP/Y2003/W/25/3370758 
 
[You don't often get email from wilson.steph39@yahoo.com. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ] 
 
Application no. PA/2025/742 
4, Holme Hall Avenue, Bottesford,Scunthorpe, North Lincolnshire DN 16 3 PY. 
As a resident at 39, Holme Hall Avenue for 54 years I was amazed and disappointed to learn of the 
application put forward by T.E.S. Property Services to convert the property to a H.M.O. creating 
rooms for up to 12 adults plus babies. 
This has always been a residential area and that site is on a fairly busy junction where access and 
parking would most likely be a problem. 
The thought of further rooms being provided is ridiculous as there will probably be nobody on site to 
ensure those rooms are not used as bedrooms for who knows? 
The number of people on site is sure to create clashes of lifestyle, cultures, noise nuisance etc. 
Please refuse any appeal to further expand this property as the situation already sounds bad enough. 
 
Stephanie D. Wilson (Mrs.) 
Please note that the contents of this email and any attachments are privileged and/or confidential 
and intended solely for the use of the intended recipient. If you are not the intended recipient of this 
email and its attachments, you must take no action based upon them, nor must you copy or show 
them to anyone. Please contact the sender if you believe you have received this email in error and 
then delete this email from your system. 
 
Recipients should note that e-mail traffic on Planning Inspectorate systems is subject to monitoring, 
recording and auditing to secure the effective operation of the system and for other lawful purposes. 
The Planning Inspectorate has taken steps to keep this e-mail and any attachments free from viruses. 
It accepts no liability for any loss or damage caused as a result of any virus being passed on. It is the 
responsibility of the recipient to perform all necessary checks. 
 
The statements expressed in this e-mail are personal and do not necessarily reflect the opinions or 
policies of the Inspectorate. 
 
DPC:76616c646f72 
 
[Environmental advice image with text saying please consider the environment before printing this 
email] 
 

mailto:wilson.steph39@yahoo.com
mailto:NIEnquiries@planninginspectorate.gov.uk
mailto:wilson.steph39@yahoo.com
https://aka.ms/LearnAboutSenderIdentification
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The Planning Inspectorate

COMMENTS ON CASE (Online Version)
Please note that comments about this case need to be made within the timetable. This can be found in the notification letter sent by the

local planning authority or the start date letter. Comments submitted after the deadline may be considered invalid and returned to
sender.

Appeal Reference: APP/Y2003/W/25/3370758

DETAILS OF THE CASE

Appeal Reference APP/Y2003/W/25/3370758

Appeal By TES PROPERTY LTD

Site Address 4 Holme Hall Avenue
SCUNTHORPE
DN16 3PY

SENDER DETAILS

Name MR T YIU

Address Bottesford
Scunthorpe
DN16 3LL

ABOUT YOUR COMMENTS

In what capacity do you wish to make representations on this case?

Appellant

Agent

Interested Party / Person

Land Owner

Rule 6 (6)

What kind of representation are you making?

Final Comments

Proof of Evidence

Statement

Statement of Common Ground

Interested Party/Person Correspondence

Other

YOUR COMMENTS ON THE CASE

Page 1 of 2



As a local resident living in the area, the local community are mainly of elderly and residential, having a
HMO will definitely bring negative impact to the aspects including security, health, hygiene, etc. This
area is quiet and safe for a long time, introducing a HMO will bring an irreversible consequence to the
area.

No HMO should be allowed in the area.
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