
 

AGENDA FOR 
 

PLANNING CONTROL COMMITTEE 

 

 
Contact: Michael Cunliffe 
Direct Line: 0161 253 5399 

E-mail: m.cunliffe@bury.gov.uk 
Website:  www.bury.gov.uk 

 
 
To: All Members of Planning Control Committee 

 
Councillors : G McGill (Chair), C Boles, D Duncalfe, 

U Farooq, J Harris, M Hayes, B Ibrahim, D Quinn, 
G Staples-Jones, D Vernon and M Walsh 

 

Dear Member/Colleague 
 
Planning Control Committee 

 
You are invited to attend a meeting of the Planning Control Committee 

which will be held as follows:- 
 

Date: Tuesday, 16 December 2025 

Place:  Peel Room, Bury Town Hall 

Time: 7.00 pm 

Briefing 

Facilities: 

If Opposition Members and Co-opted Members require 
briefing on any particular item on the Agenda, the 

appropriate Director/Senior Officer originating the related 
report should be contacted. 

Public Document Pack



AGENDA 

 

 

1   APOLOGIES FOR ABSENCE   

 

2   DECLARATIONS OF INTEREST   
 

Members of the Planning Control Committee are asked to consider whether they 
have an interest in any of the matters on the Agenda and, if so, to formally declare 
that interest. 
 

3   MINUTES OF THE MEETING HELD ON THE 18TH NOVEMBER 2025  

(Pages 3 - 6) 
 
The Minutes of the meeting held on Tuesday the 18th November 2025 are attached. 
 

4   PLANNING APPLICATIONS  (Pages 7 - 160) 

 
Reports attached.  
 

5   ARTICLE 4 DIRECTION PROPOSAL - HOUSES IN MULTIPLE 

OCCUPATION  (Pages 161 - 218) 
 
A report from the Head of Development Management is attached seeking 
authorisation for the making of an immediate Article 4 Direction to give greater 
planning controls over proposals for change of use from Use Class C3 
(dwellinghouse) to Use Class C4 (HMO).  
 

6   DELEGATED DECISIONS  (Pages 219 - 232) 

 
A report from the Head of Development Management on all delegated planning 
decisions since the last meeting of the planning control committee is attached. 
 

7   PLANNING APPEALS  (Pages 233 - 256) 

 
A report from the Head of Development Management on all planning appeal 
decisions since the last meeting of the Planning Control Committee is attached. 
 

8   URGENT BUSINESS   

 
Any other business which by reason of special circumstances the Chair agrees may 
be considered as a matter of urgency. 
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 Minutes of: PLANNING CONTROL COMMITTEE 

 
 Date of Meeting: 18th November 2025 

 
 Present: Councillor G McGill (in the Chair) 

Councillors C Boles, D Duncalfe, U Farooq, D Green, J Harris, 
M Hayes, B Ibrahim, G Staples-Jones, D Vernon and M Walsh 

   

 Public Attendance: 
 

25 members of the public and 2 members of the press were present 
at the meeting. 

   

 

PCC.1  APOLOGIES FOR ABSENCE  

 
Apologies for absence were submitted by Councillor D Quinn. 
Councillor D Green acted as a substitute representative for Councillor D Quinn. 
 

PCC.2  DECLARATIONS OF INTEREST  
 

There were no reported declarations of interest. 
 

PCC.3  MINUTES OF THE MEETING HELD ON THE 21ST OCTOBER 2025  

 
Delegated decision: 

 
That the Minutes of the meeting held on the 21st October 2025 be approved as a correct record 
and signed by the Chair. 
 

PCC.4  PLANNING APPLICATIONS  

 
A report from the Head of Development Management was submitted in relation to applications 
for planning permission.  
  
There was supplementary information to add in respect of application numbers 72236, 72334 
and 71784. 
 
The Committee heard representations from applicants, objectors and Ward Councillors in 
respect of the applications submitted. This was limited to three minutes for the speaker. 
 
Delegated decisions: 
 
1. That the Committee Approved with Conditions the following application in accordance 

with the reasons put forward by the Development Manager in the report submitted and 
subject to all other conditions included: - 

 

Councillor B Ibrahim was absent from the meeting for the whole duration of this application on 
the agenda and took no part in the determination or voting. 
 
Councillor G McGill in his role as Chair presided over a casting vote after the voting process 
was tied at 5 in favour of the Officer’s recommendation and 5 against.   
 
Shore Top Farm, Kearsley Road, Radcliffe, Manchester, M26 1FA 

Construction, operation and decommissioning of a Battery Energy Storage System (BESS) 
facility and associated infrastructure 
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2. That the Committee Approved with Conditions the following application in accordance 

with the reasons put forward by the Development Manager in the report and the 
supplementary information submitted and subject to all other conditions included: - 

 
Coach House, Knowsley View, Knowsley Road, Bolton, BL2 5PT 

Change of use from coach house to 3 no. 2 bed apartments; Raising ridge height on existing 
extension; Single storey front extension; Single storey side extension. 
 
3. That the Committee Approved with Conditions the following application in accordance 

with the reasons put forward by the Development Manager in the report and the 
supplementary information submitted along with an additional condition in relation to 
soundproofing in the interests of residential amenity and subject to all other conditions 
included:- 

 
10 Chiltern Drive, Bury, BL8 1QY  
Change of use from residential property (Class C3) to Residential 
institutions - Childrens home for 2 no children (Class C2) 
 
4. That the Committee Approved with Conditions the following application in accordance 

with the reasons put forward by the Development Manager in the report and the 
supplementary information submitted along with an amended condition 10 in relation to 
the inclusion of swift bricks and subject to all other conditions included: - 

 
Land to rear of 69 Sandy Lane/Lowther Court, Prestwich, Manchester, M25 9PS 

Demolition of existing garages and erection of 2 no. dwellings 
 

PCC.5  DELEGATED DECISIONS  

 
A report from the Head of Development Management was submitted listing all recent planning 
application decisions made by Officers using delegated powers since the last meeting of the 
Planning Control Committee. 
 
Delegated decision: 

 
That the report and appendices be noted.  
 

PCC.6  PLANNING APPEALS  
 

A report from the Head of Development Management was submitted listing all recent planning 
and enforcement appeal decisions since the last meeting of the Planning Control Committee.  
 
Delegated decision: 

 
That the report and appendices be noted.  
 

PCC.7  URGENT BUSINESS  

 
No urgent business was reported. 
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COUNCILLOR G MCGILL 
Chair  
 
(Note:  The meeting started at 7.00pm and ended at 8.45pm) 
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Title Planning Applications

To: Planning Control Committee

On: 16 December 2025

By: Development Manager

Status: For Publication

Executive Summary

The attached reports present members with a description of various planning applications, the
results of consultations, relevant policies, site history and issues involved.

My recommendations in each case are given in the attached reports.

This report has the following implications

Township Forum/ Ward: Identified in each case.

Policy: Identified in each case.

Resources: Not generally applicable.

Equality Act 2010: All planning applications are considered in light of the Equality Act 2010 and
associated Public Sector Equality Duty, where the Council is required to have due regard for:
The elimination of discrimination, harassment and victimisation;
The advancement of equality of opportunity between persons who share a relevant protected
characteristic and person who do not share it;
The fostering of good relations between persons who share a relevant protected characteristic
and person who do not share it; which applies to people from the protected equality groups.  

Human Rights: All planning applications are considered against the provisions of the Human
Rights Act 1998.

Under Article 6 the applicants (and those third parties who have made representations) have the
right to a fair hearing and to this end full consideration will be given to their comments.

Article 8 and Protocol 1 of the First Article confer a right to respect private and family life and a
right to the protection of property, ie peaceful enjoyment of one's possessions which could
include a person's home, and other land and business assets.

In taking account of the Council policy as set out in the Bury Unitary Development Plan 1997 and
all material planning considerations, I have concluded on balance that the rights conferred upon
the applicant/ objectors/ residents/ other interested party by Article 8 and Article 1 of the First
Protocol may be interfered with, since such interference is in accordance with the law and is
justified in the public interest. Any restriction of these rights posed by refusal/ approval of the
application is legitimate since it is proportionate to the wider benefits of such a decision, is based

Page 7

Agenda Item 4



upon the merits of the proposal, and falls within the margin of discretion afforded to the Council
under the Town & Country Planning Acts.

The Crime and Disorder Act 1998 imposes (without prejudice to any other obligation imposed on
it) a duty upon the Council to exercise its functions and have due regard to the likely effect of the
exercise of its functions on, and the need to do all that it reasonably can to prevent crime and
disorder in its area. In so doing and on making planning decisions under the Town and Country
Planning Acts, the Planning Control Committee shall have due regard to the provisions of the
Crime and Disorder Act 1998 and its implications in the exercise of its functions.

Development Manager

Background Documents

1. The planning application forms and plans submitted therewith.
2. Certificates relating to the ownership.
3. Letters and Documents from objectors or other interested parties.
4. Responses from Consultees.

FOR FURTHER INFORMATION ON THE CONTENTS OF EACH REPORT PLEASE CONTACT
INDIVIDUAL CASE OFFICERS IDENTIFIED IN EACH CASE.
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01  Township Forum - Ward:  Radcliffe - East App No.  71426

 Location: Land adjacent to Bealey Industrial Estate, Dumers Lane, Radcliffe,
Manchester, M26 2BD

 Proposal: Demolition of buildings and erection of 77 no. affordable dwellings and
associated access off Wild Street, landscaping and parking.

 Recommendation: Minded to Approve  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
02  Township Forum - Ward:  Radcliffe - East App No.  72127

 Location: 25 Thomas Street, Radcliffe, Manchester, M26 2UH
 Proposal: Change of use from public house (Sui Generis) to a 15 Bedroom (18

Persons) HMO together with first floor extension at side/rear and single
storey extension at rear

 Recommendation:  Approve with Conditions  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
03  Township Forum - Ward:  Whitefield + Unsworth - Unsworth App No.  72240

 Location: Spurr House, Pole Lane, Bury, BL9 8QL
 Proposal: Demolition of existing buildings, site clearance works including removal of

areas of hardstanding and the erection of two blocks of apartments,
comprising 60 no. residential units, relocation of existing site access, and
associated landscaping

 Recommendation: Minded to Approve  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
04  Township Forum - Ward:  Prestwich - Holyrood App No.  72327

 Location: 263 Bury Old Road, Prestwich, Manchester, M25 1JA
 Proposal: Change of use from hot-food takeaway (Use Class Sui Generis) to part

ground floor office (Use Class E) and part ground floor and all first floor 3
bedroom (single occupancy) House in Multiple Occupation (HMO) (Use
Class C4)

 Recommendation:  Approve with Conditions  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
05  Township Forum - Ward:  Bury West App No.  72425

 Location: 8 Stephen Street South, Bury, BL8 2NT
 Proposal: Change of use from existing 6 bedroom (single occupancy) HMO to 6

bedroom (6-8 occupants) HMO (House in Multiple Occupation) (Use Class
Sui Generis)

 Recommendation:  Approve with Conditions  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
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Ward: Radcliffe - East Item   01 

 
Applicant:  Westchurch Homes Ltd 
 
Location: Land adjacent to Bealey Industrial Estate, Dumers Lane, Radcliffe, Manchester, M26 

2BD 
 

Proposal: Demolition of buildings and erection of 77 no. affordable dwellings and associated 
access off Wild Street, landscaping and parking. 

 
Application Ref:   71426/Full Target Date:  07/04/2025 
 
Recommendation: Minded to Approve 
 
It is recommended that this application is Minded to Approve subject to the signing 
and completion of a Section 106 agreement for the provision of affordable housing.  If 
the agreement is not signed within a reasonable timeframe, then delegated authority 
is sought by the Development Manager to determine the application. 
 
Description 
The application relates to an area of land to the north west of Dumers Lane. The site is 
adjacent to the established Bealey Industrial Estate to the south and west and Eton Hill 
Industrial Estate to the west. Residential dwellings are located to the east of the site along 
Dumers Lane and north of the site along Borough Avenue and Seddon Avenue.   
 
The site is allocated within the UDP as an employment generating area under Policy 
EC2/1/10 - Eton Hill Road, Radcliffe. The site is also allocated within the UDP as Land for 
Business (B1), General Industrial (B2) and Warehousing Uses (B8) under Policies EC1/1/21 
- Former Wilds Paper Mill, Dumers Land and EC1/1/17 - Land Between Hutchinson's Goit 
and Bealey's Goit, Radcliffe. 
 
Planning permission is sought for the demolition of existing buildings in association with a 
car wash and food use on the junction of Dumers Lane and Wild Street, removal/demolition 
of steel containers and demolition of Units 15 and 13 of Bealey Industrial Estate. The 
proposal also seeks removal of areas of hardstanding, external storage and parking 
associated with the Industrial Estate. 
 
The proposal seeks construction of 77 no. affordable dwellings and associated access off 
Wild Street that would comprise the following: 

• 18no. 1 bedroom flats; 

• 6no. 2 bedroom houses; 

• 37no. 3 bedroom houses; and 

• 16no. 4 bedroom houses. 
 
135 no. parking spaces are proposed, across the site comprising 132 residents spaces and 
3no. visitor spaces as well as areas of public realm landscaping. All properties would be 
serviced by solar panels and Air Source Heat Pumps (ASHP). 

 
Relevant Planning History 
02971/E - Erection of circa 100 no. affordable dwellings including a new vehicular access to 
Dumers Lane - Enquiry Complete 1st July 2024. 
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Publicity 
Letters sent to 216 neighbouring properties 08/01/2025. An additional 4 letters were sent on 
the 20/01/2025. 
Site notice posted 16/01/2025 
Press notice within the Bury Times 23/01/2025 
 
Application was advertised as a departure from the Local Plan via site notice and press 
notice on the dates set out above. 
 
15 objections were received in relation to: 
 

• The area has been subjected to multiple housing developments and is at capacity. 

• There are better brownfield sites that should be considered first. 

• Local primary school is at capacity and doctors and dentists severely limited. 

• No High School in Radcliffe 

• I object to the suggestion that these properties are to be affordable homes 

• Loss of light  

• Loss of privacy 

• Noise and vehicle pollution created by the new development and future occupants. 

• Industrial units are noisy and will impact future residents. 

• It will be an eyesore. 

• Existing residents in bungalows are predominantly elderly, disabled or both and would 
not be able to cope with the building noise and may not be able to object or understand 
the implications of not objection. 

• United Utilities wouldn't be able to cope with the extra houses, the tanks they have are 
not adequate for the properties that are already here.  

• Loss of existing, established businesses that employ staff in the area without 
compensation to those businesses. 

• Loss of houses on Wild Street. 

• Japanese knotweed on site. No plans to address this. 

• With reference to Japanese Knotweed the removal plan must extend to all fringes (and 
parts) of the Industrial Estate and not just the red line area. If you cannot condition an 
industrial estate wide removal you must refuse the plan. Then the developers can come 
back when they can undertake a whole industrial estate plan. 

• No ecology report. 

• Site supports nesting birds, hedgehog, common toad, frogs and smooth and palmate 
newts.  

• Swan Lodge and Bealey's Goit remnant is a Site of Biological Importance and some of 
the amphibians which breed there will live on this site so yes, the development will be 
detrimental to the SBI. 

• Are the Biodiversity Net Gain figures correct? Have they been checked? 

• There are badgers in the area - video submitted. 

• The habitat of our local wildlife has been decimated over recent years due to the high 
volume of other developments. 

• The Transport Assessment does not take into consideration existing on street parking 
on Dumers Lane restricting visibility both sides of proposed access. 

• Relocation of the existing bus stop on eastbound carriage will push on street parking 
down the road and exacerbate an existing problem. 

• Cars/vans and HGVs frequently double park outside bungalows. 

• Relocated bus stop should offer shelter if there's an increase in residents to encourage 
public transport use. 

• TA does not confirm parking provision alongside standards. Where do visitors park if 
existing residents have to park on the road? 
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• Committed development in Transport Assessment should be agreed with the LPA (eg 
like York Street). 

• Loss of bus stop and safe area to cross the road. 

• Increased traffic on Dumers Lane through this, and recently approved developments. 

• Not enough on site parking. 

• Not enough parking for existing residents on Dumers Lane. 

• Roads are in a state of disrepair 

• The proposal would create an access road not 10 metres up from an existing access 
road. 

• Number of collisions happen on this road.  

• The new road will be placed on a bend in the road that has limited visibility. 

• Dumers Lane can not withstand vehicles coming onto site with construction materials.  

• On 26th December 2015 neighbouring properties on Seddon Avenue and Borough 
Avenue were flooded as were other properties within this area. 

• We receive numerous amounts of flood warnings every year since this. 

• Taking away another piece of green space that can soak up some rain that can protect 
our homes that house very vulnerable people should not be developed whatsoever.  

• The flood defences that were put in after the flooding in 2015 fail in Close Park across 
the road. 

• No archaeology report. 

• There was a rail line which came in from the canal so I am always unhappy at potential 
loss of industrial archaeology. 

• I see no provision for restricting access to the fields to the north. The fields have been 
subject to anti social behaviour over the years and unrestricted access would encourage 
this. 

 
2 comments received in relation to: 

• If this development goes ahead I ask that integrated swift bricks be conditioned on the 
basis of 1 or 2 per dwelling as recommended in ERAP's ecological report and in line 
with the motion passed by Council last July. 

• ERAP has also recommended House Sparrow terraces, I would suggest that integrated 
bird bricks, BS 42021 as recommended by CIEEM would be a better option, providing 
nesting opportunities for several red listed species, including House Sparrows and 
Starlings. 

• Because of their protective agenda has the developers and with your collaboration taken 
into account of the bats existence and protection. 

 
1 representation from the Lancashire Wildlife Trust received in relation to: 

• Biodiversity Net Gain Metric not available on the website. GMEU have commented on 
the metric and their concerns must be addressed. 

• Main concern regarding the development is potential impacts on priority species due to 
the proposed off-site habitat provision. 

• The habitat creation map for  indicates that even on the area identified as other neutral 
grassland, trees are to be planted throughout. It is unclear as to what the ecological 
reasoning is behind planting trees within the grassland habitat. 

• Tree planting might also have an adverse impact on any ground nesting birds that are 
currently using the site.  

• As far as I can determine, no assessment for priority species has been undertaken on 
the off-site habitat. 

• Recommend that an assessment of the off-site compensation area in terms of its 
potential to support priority species is undertaken and the conclusions set out. 

• Note that GMEU have welcomed the boundary changes to avoid Swan Lodge and 
Bealey’s Goit and maximise the buffer to Hutchinsons Goit. My only comment here 
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therefore is that in the past, there has been a loss of habitat due to partial infilling of 
Bealey's Goit. My feeling is that habitat enhancement works within the Swan Lodge 
area/SBI would provide a better outcome than trying to squeeze in BNG requirements 
off-site that might not provide the best overall biodiversity outcome. 

• With regard to the clearance works within the development area, I would call attention to 
the fact that all the habitats on site have the potential to support nesting birds, including 
trees, shrubs and Bramble and tall herb habitat. Method statements for habitat 
clearance works must include all these habitats. Precautionary working measures must 
also be put in place for amphibians. 

• Welcome that Swift has been identified as a bird that can be aided outside of the BNG 
requirements 

 
Following receipt of amended, that included the removal of a proposed access directly from 
Dumers Lane and upgrade of Wild Street and additional plans amending the internal layout 
further neighbour letters sent 01/09/2025. 
 
Councillor Birchmore relayed the following concerns: 

• Although I understand the need for affordable housing, I do have some concerns about 
this particular application. 

• I am disappointed that the revised plans still do not appear to take into account the 
concerns of the residents living in the bungalows from 179 to 207 Dumers Lane relating  
to loss of privacy and light. 

• As you are aware there is a right to light and positioning two story houses behind single 
story houses is likely to impact on that right.  

• What the developer should do is to build the houses directly behind the properties on 
Dumers Lane within the same roof line as the existing properties i.e. bungalows.  

• I am also aware of safety concerns expressed by residents in relation to the road 
access.  

• Dumers Lane is a very busy road and residents have already experienced damage to 
their vehicles on a number of occasions. 

• I am aware that a study in relation to environment issues has been submitted but it is 
not clear as to whether the developer has listened to those concerns. 

 
9 objections were received in relation to: 

• We don't need more houses. The area is already overcrowded. 

• Roads are in terrible condition. 

• Increased congestion and pollution.  

• Parking occurs on Dumers Lane which is a strategic route and creates hazards. 

• Driveways for plots 1 and 6 should not be accessed from Dumers Lane. 

• Adding to traffic will cause more hazards at existing junctions wtihin the vicinity of the 
site. 

• Buses, HGVs, vans, and residents all battle for space, and it's dangerous. 

• Increase traffic on Wild Street would be problematic.  Turning on to the main road at 
that junction frequently causes near accidents with the kink in the road there 

• The row of terraces next to Wild Street have an area of on-street parking and the 
residents' vehicles (daily) park right on the Wild Street/Dumers Lane priority junction. 

• Visibility from Wild Street is very limited. 

• When HGVs do enter the site, the access isn't sufficient to allow this size of vehicle to 
enter and manoeuvre within the site. 

• HGVs from Bealey Industrial Estate park up in the adjacent bus stop and on the 
footway. 

• Two parking spaces per four-bed house is insufficient and will lead to parking on 
Dumers Lane. 
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• Lack of parking for existing residents on Dumers Lane.  

• Developer should provide drives for the existing houses on Dumers Lane. 

• Loss of local businesses and jobs. 

• Drains in area have been blocked this year and needed clearing. 

• Flooding from increased surface ground water and river. 

• Heavy rain resulted in reservoir filling up, residents are not happy with plans that have 
not been considered regards the water and filling up of these reservoirs. 

• I want to know what reports have been done regarding the badgers. 

• Where will the wildlife on the land go? 

• When will the developer is going to clear the Japanese knotweed and brambles that are 
coming into my garden from their land. 

• Planting trees will reduce light into existing gardens. 

• Noise and disruption from construction. 

• Not affordable. Private landlords will buy them and rent them out. 

• I have a lot of very vulnerable neighbours who either can not or are incapable of 
understanding the consequences of not objecting to this application. 

• Not enough school places. 
 
1 comment received in relation to: 

• I don't so much have an issue with the building of the houses, however, I do have a 
major issue with the number of 60ft wagons turning in and out of these Bealey Industrial 
Estate, every day especially in the evening.  

• These wagons are parked in the bus stop behind Riverside Road, and all down Dumers 
Lane. This is a issue with visibility when turning in and out of Riverside Road. This week 
I have noticed a number of Amazon Prime vans parked on Riverside Road, blocking 
driveways. 

• Will the new residents of the proposed new houses, be made aware that Bealey Trading 
Estate, is becoming increasing busy, with wagons moving in & out of the site at all 
times? 

 
Statutory/Non-Statutory Consultations 
Traffic Section - To be updated in supplementary 
 
Waste Management - No response received. 
 
Environmental Health - Contaminated Land - Conditions requested in relation to site 
characterisation and risk assessment, remediation strategy and verification, unexpected 
contamination, imported soil, EV charge points and dust management.  
 
Greater Manchester Ecology Unit - Conditions requested in relation to the submission of 
a CEMP, updated protected species survey, nesting birds, precautionary measures method 
statement of common toad, hedgehog, badger, otter and other mammals, management 
strategy for Himalayan Balsalm, verigated yellow - archangel, virginia creeper and 
monbretia. 
 
In terms of Biodiversity Net Gain (BNG) an updated metric and BNG assessment have been 
provided. An on-site 30 year Habitat Management and Monitoring Plan (HMMP)  will  be 
required for the other neutral grassland, mixed scrub and urban trees.  For the off-site 
proposals, on land within their ownership elsewhere in the Borough,  an HMMP will also be 
required in order to register the site with Defra along with a legal agreement with a third 
party such as the Local Planning Authority. 
 
Environment Agency - No objection to this proposal subject to conditions in relation to 
finished floor levels, ground water and contaminated land and informatives in relation to 
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model procedures and good practice.  
 
Mining Remediation Authority - No objection to the proposed development. Requested 
informative in relation to what should be done should a coal mining feature be encountered 
during development. May be prudent for the LPA to remove Permitted Development Rights 
for the erection of any extensions or curtilage buildings at Plot 59 & 60. This will enable the 
safety and stability implications of coal mining legacy to be considered by the LPA in the 
event of future householder development proposals for these specific plots. 
 
Greater Manchester Police - designforsecurity - No response received. 
 
United Utilities (Water and waste) - Can confirm that whilst the proposals are acceptable 
in principle, there is insufficient information on the detail of the drainage design. SuDs 
condition requested. 
 
Drainage Section - No response received. 
 
Greater Manchester Fire - The proposal should meet the requirements for Fire Service 
access. 
 
Transport for Greater Manchester - No objections raised to the amended layout and 
updated Transport Assessment. Informative requested in relation to the proximity of new 
dwellings to the existing bus stop. 
 
Environmental Health - Pollution Control - In accordance with the noise impact 
assessment carried out, it is recommended that the acoustic fencing (shown in the 
proposed site layout) along the northern and western boundaries of the development is 
included as a condition for the development.  
 
In line with the noise impact assessment carried out, the living room and bedroom windows 
for the houses indicated should be fitted with enhanced glazing as well as double glazing 
for the other properties included in the development. Also, to achieve the acceptable 
internal noise criteria, all living rooms and bedrooms for the indicated properties will require 
an acoustically treated means of ventilation, instead of standard window frame slot vents. 
 
G M Archaeological Advisory Service - Having checked records satisfied that the 
proposed development does not threaten the known or suspected archaeological heritage. 
On this basis there is no reason to seek to impose archaeological requirements upon the 
applicant.  

 
Pre-start Conditions - Sent to agent for agreement. To be updated in supplementary 

 
Development Plan and Policies 
EN1/2 Townscape and Built Design 
EN6/2 Sites of Nature Conservation Interest LNR's 
EN6/3 Features of Ecological Value 
EN6/4 Wildlife Links and Corridors 
EN7/2 Noise Pollution 
EN7/3 Water Pollution 
EN7/5 Waste Water Management 
EN8/2 Woodland and Tree Planting 
H1/2 Further Housing Development 
H2/1 The Form of New Residential Development 
H2/2 The Layout of New Residential Development 
H3 Incompatible Uses in Residential Areas 

Page 16



H3/1 Assessing Non-Conforming Uses 
H3/2 Existing Incompatible Uses 
H4/1 Affordable Housing 
EC2/1 Employment Generating Areas 
EC1/1 Land for Business (B1) (B2) (B8) 
RT2/2 Recreation Provision in New Housing Development 
HT2/4 Car Parking and New Development 
JP-J1 Supporting Long-Term Economic Growth 
JP-J2 Employment Sites and Premises 
JP-J4 Industry and Warehouing Development 
JP-C1 Our Integrated Network 
JP-C2 Digital Connectivity 
JP-C3 Our Public Transport 
JP-C5 Streets For All 
JP-C6 Walking and Cycling 
JP-C8 Transport Requirements of New Development 
JP-H3 Type, Size and Design of New Housing 
JP-H4 Density of New Housing 
JP-S2 Carbon and Energy 
JP-S4 Flood Risk and the Water Environment 
JP-S5 Clean Air 
JP-P1 Sustainable Places 
JP-P6 Health 
JP-G2 Green Infrastructure Network 
JP-G7 Trees and Woodland 
JP-G8 A Net Enhancement of Biodiversity and Geodiversity 
JP-G1 Landscape Character 
NPPF National Planning Policy Framework 
SPD2 DC Policy Guidance Note 2: Wildlife Links & Corridors 
SPD1 Open Space, Sport and Recreation Provision 
SPD5 DC Policy Guidance Note 5: Affordable Housing 
SPD6 Supplementary Planning Document 6: Alterations & Extensions 
SPD11 Parking Standards in Bury 
SPD14 Employment Land and Premises 
 
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 (Loss of Employment) 
The site is located within an Employment Generating Area (EGA) under UDP Policy EC2/1 
and specifically under EC2/1/10 (Eton Hill Road). 
 
Policy EC2/1 states that in the defined Employment Generating Areas, the Council will only 
allow development for the uses specified.  Other uses will only be permitted where they 
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constitute limited development or do not substantially detract from an area's value as an 
Employment Generating Area. 
 
Within the EGA designated under EC2/1/10, the specified uses are for B1 (now falling 
under Class E(g)), B2 or B8 development. 
 
In the context of Policy EC2/1, the proposal involves the loss of a significant proportion of 
the EGA.  Consequently, it is not considered that the proposal constitutes limited 
development. 
 
As such, it is considered that the proposal would conflict with UDP Policy EC2/1. 
 
Parts of the site are also allocated for employment use under UDP Policy EC1/1 and 
specifically EC1/1/21 (Former Wilds Paper Mill). 
 
Policy EC1/1 states that the Council will only allow development for the uses specified.  
Other uses will only be permitted in exceptional circumstances and in accordance with other 
policies and proposals contained within the UDP. 
 
The uses specified for UDP Allocation EC1/1/17 and Allocation EC1/1/21 are B1 (now 
falling under Class E(g)), B2 or B8 development. 
 
As such, it is considered that the proposal would conflict with UDP Policy EC1/1. 
 
However, in considering the proposal, there is also a need to take account of paragraph 
127 of the NPPF, which states that: 
 
Planning policies and decisions need to reflect changes in the demand for land.  They 
should be informed by regular reviews of both the land allocated for development in plans, 
and of land availability.  Where the local planning authority considers there to be no 
reasonable prospect of an application coming forward for the use specified allocated in a 
plan: 
a) It should, as part of plan updates, reallocate the land for a more deliverable use that can 
help to address identified needs (or, if appropriate, deallocate a site which is undeveloped); 
and  
b) In the interim, prior to updating the plan, application for alternative uses on the land 
should be supported, where the proposed use would contribute to meeting an unmet need 
for development in the area. 
 
In the context of the NPPF, the Council would need to be satisfied that there was no 
reasonable prospect of the site being retained or redeveloped for employment uses before 
being in a position where its redevelopment for housing could be supported. 
 
In this respect, the Council has developed SPD14 and whilst the advice contained in this 
SPD does not generally relate to Employment Generating Areas as identified under UDP 
Policy EC2/1, it does specify that in exceptional circumstances, the Council may consider 
applying the approach specified in this SPD to employment sites within EGAs.  
 
The approach within the SPD is designed to give an opportunity for developers to 
demonstrate that an existing employment site has no reasonable prospect of being retained 
in that use and this reflects the requirements of para 127 in the NPPF.  As such, it is 
considered that this would constitute the exceptional circumstances for applying the 
requirements of SPD14 to this proposal. 
 
In basic terms, SPD14 seeks to retain sites that are suitable, in land use terms, for 
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continued employment use although it does allow for a greater degree of flexibility in so far 
as it considers viability issues as well as assessing the suitability of the site from a purely 
land use perspective. 
 
From a land use perspective, the site is part of an established concentration of employment 
uses that remains a suitable use for this location.   
 
An assessment is therefore required to determine whether retaining the site in employment 
is viable and there is no realistic prospect of the site being used for this purpose.   SPD14 
requires applications which involve the potential loss of employment land to submit robust 
evidence to demonstrate that the site has been actively and comprehensively marketed at a 
realistic value and for a minimum of 12 months. 
 
Whilst evidence of specific marketing has not been provided, the Planning Statement does 
set out the market demand for floorspace within Bealey's Industrial Estate.  It identifies 
several vacant units within the industrial estate, states that the location is tertiary industrial 
market location and describes the recent investment into the estate. The Planning 
Statement concludes in paragraph 5.20 that there is no proven demand for the application 
site to be used for employment purposes. The buildings proposed to be demolished are 
essentially poor-quality shipping containers which are not considered fit for purpose for 
employment use and the allocation has not come forward for employment use since the 
UDP was adopted in 1997.  Given these factors, the vacant units in the remainder of the 
industrial estate and recent investment, it is highly unlikely that the application site would be 
refurbished or redeveloped for employment use. 
 
In such circumstances, SPD14 specifies that consideration will be given to alternative uses 
subject to a one-off financial contribution to offset this loss of the employment land. 
Contributions are then used to help bring forward employment opportunities elsewhere in 
the Borough.  
 
Given that it is accepted that there is no reasonable prospect of the application site coming 
forward for its allocated/designated use and the unmet housing need within the Borough 
detailed below, the Council would consider an alternative use subject to a one-off 
contribution for the loss of the employment land. This contribution will be discussed further 
below in relation to viability. 
 
Principle (Residential) 
The National Planning Policy Framework (NPPF) is a material planning consideration in 
planning decisions, and emphasises the Government's objective of significantly boosting 
the supply of homes. The Framework states that local planning authorities should identify 
and update annually a supply of specific deliverable sites to provide a minimum of five 
years' worth of housing, with either a 5% buffer to ensure choice and competition in the 
market for land, or a 20% buffer where there has been significant under delivery of housing 
over the previous three years. As set out in NPPF paragraph 78, the supply of housing must 
be assessed against the housing requirement set out in adopted strategic policies where 
these are less than five years old.  
 
The joint Places for Everyone Plan was adopted with effect from 21 March 2024 and sets 
the up-to-date housing requirement for Bury against which the deliverable supply of housing 
land must be assessed. PfE Policy JP-H1 sets the following stepped targets for Bury: 
- 246 homes per year from 2022-2025; 
- 452 homes per year from 2025-2030; then 
- 520 homes per year from 2030-2039. 
 
Bury's Strategic Housing Land Availability Assessment is an assessment of potential sites 
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for residential development and is used to assess the housing land supply. It includes sites 
that have an extant planning permission, sites allocated through the joint Places for 
Everyone Plan and sites that have potential to obtain planning permission in the future. This 
shows that there are a number of sites within the Borough with the potential to deliver a 
significant amount of housing. However, not all of these sites will contribute to the 
deliverable land supply calculations as many sites will take longer than five years to come 
forward and be fully developed.  
 
The Council has carried out an assessment of the housing land supply to determine 
whether sites meet the deliverability tests in the NPPF and can contribute to the five year 
supply of housing land. Based on the 2025 5-year supply statement, the Council has 
demonstrated a 4.3 year supply of housing land. This includes a 20% buffer (as currently 
required in Bury due to past under delivery) and accounts for past oversupply when 
assessed against the adopted PfE housing requirement. The Council is therefore currently 
unable to demonstrate a deliverable five-year supply of housing land against the adopted 
housing requirement.  
 
The National Planning Policy Framework also sets out the Housing Delivery Test (HDT), 
which is an assessment of net additional dwellings provided over the previous three years 
against the homes required. Where the test indicates that the delivery of housing was 
substantially below (less than 75%) the housing requirement over the previous years, this 
needs to be taken into account in the decision-taking process. The latest results published 
by the Government (the 2023 measurement published on 12 December 2024) show that 
Bury has a HDT result of less than 75%. 
 
The five year supply position and the housing delivery test result need to be treated as 
material factors when determining applications for residential development. 
 
Paragraph 11(d) of the National Planning Policy Framework states that where there are no 
relevant development plan policies, or the policies which are most important for determining 
the application are out-of-date, planning permission should be granted unless: 
i. The application of policies in the Framework that protect areas, or assets of particular 
importance, provide a strong reason for refusing the development proposed; or 
ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the Framework, having particular regard to 
key policies for directing development to sustainable locations, making effective use of land, 
securing well-designed places and providing affordable homes, individually or in 
combination. 
 
This means that as a result of the lack of five year supply and the latest published HDT 
result the 'tilted balance' set out in NPPF paragraph 11(d) applies and planning permission 
should be granted unless the above points Para 11(d) i or ii apply.  
 
The site is located within an established urban area, outside of the Green Belt. As such the 
proposal is considered to be acceptable in principle.  
 
Layout and Design 
PfE Policy JP-H4 - Requires new housing development to be delivered at a density 
appropriate to the location, reflecting the relative accessibility of the site by walking, cycling 
and public transport and the need to achieve efficient use of land and high quality design. 
Policy JP-H4 sets out minimum densities that should be considered. Therefore in 
accordance with Policy JP-H4 regard should be had to a minimum net residential density of 
35 dwellings per hectare at this site. The application form states that the site is 1.93 
hectares, which based on a total of 87 dwellings would result in a density of 45 dwellings 
per hectare. This exceeds the minimum density on site and as such it is considered that the 
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proposal would achieve efficient use of land in accordance with the above Policy. 
 
UDP Policies H2/1 and H2/2 provide the assessment criteria for detailed matters relating to 
height, appearance, density and character, aspects and finishing materials for new 
residential developments. UDP Policy EN1/2 seeks to ensure that development proposals 
would not have a detrimental effect on the visual amenity and character of a particular area. 
PfE Policy JP-P1 seeks to create a city region that consists of a series of beautiful, healthy 
and varied places. High quality design is fundamental to achieving this.  PfE Policy JP-H3 
seeks to provide an appropriate mix of dwelling types and sizes reflecting local plan policies 
and having regard to relevant local evidence. Development across the plan area should 
seek to incorporate a range of dwelling types and sizes, including for self-build. 
 
The site would be accessed from Wild Street, an existing access that currently serves 
Bealey Industrial Estate. Plots 1- 6 would face Dumers Lane with the remaining plots sited 
to the rear of the existing properties at 173-207 Dumers Lane. 12no. housetypes are 
proposed, ranging from 1no. bed to 4no.bed and accommodated within buildings that would 
be 2 - 2.5 storey in height. The Wollaton, Wollaton Alt and Alnwick + Housetypes would 
provide accommodation within the loft space of the proposed dwellings. Dwellings would be 
semi-detached or located within short terraced rows, with the 1no. bed units provided within 
two storey blocks of flats within the north west corner of the site (Burghley). 
 
Principle elevations would face either Dumers Lane, or the proposed internal estate roads. 
Areas of private amenity space are located to the rear of each individual property with areas 
of shared amenity space located to the rear of the blocks of 1no. bed properties. Parking 
would be provided either to the sides of dwellings, or within small parking court areas. 
Areas of landscaping are proposed to the fronts of dwellings, with additional soft 
landscaping also proposed within public realm areas. Each dwelling would have an area for 
bin storage within the curtilage of the dwelling house, with shared bin storage for the two 
storey blocks of flats. The Waste Management plan identifies bin collection points for each 
dwelling. Boundaries to the rear gardens would largely be depicted by 1.8 metre timber 
fencing, with a 1.8 metre brick wall proposed to the rear of plots 1 - 6 and 3 metre acoustic 
fencing proposed on the boundary with the adjacent industrial estate. 
 
It is considered that the level of amenity space for the proposed dwellings would be 
acceptable and there would be space to the side or rear of each property for bin and cycle 
storage. Pedestrian access to the gardens associated with each property is provided to 
allow access to the bin and cycle storage. The areas for cycle storage have not been shown 
on the proposed layout however there is sufficient space in and around the dwellings, and 
flats and as such it is considered that this detail could be secured by a pre-commencement 
condition. The areas of soft landscaping to the fronts of dwellings are welcomed and would 
provide relief between the areas of parking and roads. Proposed hard landscaped boundary 
treatments would be limited to the rear of properties to depict the areas of private amenity 
space.  
 
Street scenes have been submitted, that show the properties on Dumers Lane in relation to 
the existing residential properties as well as a street scene within the site that indicates the 
relationship between the different housetypes. Plot 1 would be a dual aspect property with 
an active frontage also located on Wild Street. The scale of these dwellings, and the 
dwellings within the wider site is considered to be acceptable and would replicate the two 
storey dwellings that can be found on Dumers Lane and Borough Avenue within the vicinity 
of the site. Elements of interest have been added to the fronts of the proposed housetypes 
in various ways including porch canopies, areas of render, headers and cills and projecting  
two storey gables. Whilst varying in design, the house types are tied together through the 
elements of red facing brick which replicate the materials utilised within the adjacent 
housing estates. 
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It is therefore considered that the proposed development would fit appropriately within the 
locality and would be in accordance with Policies H2/1, H2/2, EN1/2, JP-P1 and JP-H3. 
 
PfE Policy JP-H3 also states that all new dwelling must: 
1. Comply with the nationally described space standards (NDSS); and 
2. Be built to the ‘accessible and adaptable’ standard in Part M4(2) of the Building 
Regulations unless specific site conditions make this impracticable. 
 
The proposal includes a range of 1, 2, 3 and 4 bed homes. Details confirm that all the 
dwellings will meet NDSS and included a table on each of the proposed house type plans. 
 
The following house types are proposed: 
 

• Alnwick -  3no. bed property. Bedroom 1 would comply with standards for a double 
occupancy room. Bedrooms 2 and 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 2 
storey, 3 bed, 4 person dwelling. In built storage complies with NDSS standards. 

 

• Alnwick+ - 4no. bed property. Master bedroom and bedroom 1 would comply with 
standards for double occupancy. Bedrooms 2 and 3 would comply with guidance for 
single occupancy. GIA would comply with requirements for a 3 storey, 4 bed, 6 person 
dwelling. 

 

• Burghley Ground Floor - 1no. bed property. Bedroom would comply with double 
occupancy standards. GIA would comply with requirements for a 1 storey, 1 bed, 2 
person dwelling. In built storage complies with NDSS standards. 

 

• Burghley First Floor - 1no. bed property. Bedroom would comply with double occupancy 
standards. GIA would comply with requirements for a 1 storey, 1 bed, 2 person dwelling. 
In built storage complies with NDSS standards. 

 

• Chester - 3no. bed property. Bedroom 1 would comply with standards for a double 
occupancy room. Bedrooms 2 and 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 2 
storey, 3 bed, 4 person dwelling. In built storage complies with NDSS standards. 

 

• Gainford - 3no. bed property. Bedroom 1 would comply with standards for a double 
occupancy room. Bedrooms 2 and 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 2 
storey, 3 bed, 4 person dwelling. In built storage complies with NDSS standards. 

 

• Gainford Alt - 3no. bed property. Bedroom 1 would comply with standards for a double 
occupancy room. Bedrooms 2 and 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 2 
storey, 3 bed, 4 person dwelling. In built storage complies with NDSS standards. 

 

• Knaresborough - 2no. bed property. 3no. bed property. Bedroom 1 would comply with 
standards for a double occupancy room. Bedroom 2  would comply with standards for 
a single occupancy room. Gross Internal Area (GIA) would comply with the 
requirements for a 2 storey, 2 bed, 3 person dwelling. In built storage complies with 
NDSS standards. 

 

• Peover - 3no. bed property. Bedrooms 1 and 2 would comply with standards for a 
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double occupancy rooms. Bedroom 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 2 
storey, 3 bed, 5 person dwelling. In built storage complies with NDSS standards. 

 

• Ripley - 4no. bed dwelling. Bedroom 1 would comply with standards for a double 
occupancy room. Bedrooms 2, 3 and 4 would comply with standards for a single 
occupancy rooms. Gross Internal Area (GIA) would comply with the requirements for a 2 
storey, 4 bed, 5 person dwelling. In built storage complies with NDSS standards. 

 

• Wollaton - 3no. bed property. Bedrooms 1 and 2 would comply with standards for a 
double occupancy room. Bedroom 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 3 
storey, 3 bed, 5 person dwelling. In built storage complies with NDSS standards. 

 

• Wollaton Alt+ - 3no. bed property. Bedrooms 1 and 2 would comply with standards for a 
double occupancy room. Bedroom 3 would comply with standards for a single 
occupancy room. Gross Internal Area (GIA) would comply with the requirements for a 3 
storey, 3 bed, 5 person dwelling. In built storage complies with NDSS standards. 

 
The accessible and adaptable standard in Part M4(2) of Building Regulations can be 
secured via condition.  
 
Plans have also been submitted that indicate M4(3) - wheelchair user dwelling compliance 
for 9no. Burghley units. 
 
Amenity 
UDP 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. There are no adopted 
aspect standards for new build residential properties however, Supplementary Planning 
Document 6 (SPD6) provides guidance on aspect standards between residential properties 
and as such, would be a reasonable guide in this case.  
 
For clarity the following aspect standards would be applicable: 

• 20 metres between directly facing habitable room windows; 

• 13 metres between an existing habitable room window and a proposed two storey blank 
wall 

• 6.5 metres between an existing habitable room window and a proposed single storey 
blank wall 

• 7 metres between a proposed first floor habitable room window and a directly facing 
boundary with a neighbouring property. 

 
Any assessment takes into account significant change in levels or new accommodation to 
be provided at a higher storey. In this regard, there should be an extra 3 metres of 
separation for each 2.5m or one storey of height or level difference in each of the above 
cases.  
 
Plots 7-21 would be located to the rear of No. 173 - 207 Dumers Lane. The properties on 
Dumers Lane are single storey units, with private gardens that back onto the rear of the 
site. Kitchens appear to be located to the rear of the properties opening out onto the 
gardens. Plots 7-21 represent a number of housetypes that are two storey in height. 
 
As the housetypes proposed are two storey, and the dwellings on Dumers Lane are single 

Page 23



storey sections have been provided to show the relationship between the properties to 
ascertain whether there would be an over bearing relationship. Sections A - A, C - C and D 
- D confirm that whilst the land on which the proposed dwellings are sited would be at a 
slightly higher level than the dwellings on Dumers Lane, this difference in levels would not 
exceed 2. 5 metres in height and as such additional distances are not required to be added 
to the aspect standards set out above. A minimum of 13.5 metres can be provided between 
the proposed dwellings and the rear elevations of the dwellings on Dumers Lane complying 
with the aspect standards set out above. 
 
The rear first floor habitable room windows plots 7 - 8 would be located a minimum of 
approximately 8.8 metres from the shared boundary with the properties on Dumers Lane 
complying with aspect standards, with an onward view of the gables of No. 183 and 185 
Dumers Lane rather than habitable room windows. The first floor rear habitable room 
windows of Plots 9 - 18 would be located approximately 12.5 metres from the shared 
boundary with the properties on Dumers Lane, and 22 metres from their rear elevations 
complying with aspect standards. The blank side gable for Plot 19 would be face towards 
the rear of no. 205 Dumers Lane, and partially towards the rear of Nos. 203 and 207. A 
distance of approximately 14 metres can be provided between the proposed side elevation 
and the existing dwellings complying with aspect standards. 
 
Plots 1 -  6 would front Dumers Lane. These plots would face the rear elevations of 15 - 19 
Riverside Road and the front elevation of No. 40 Dumers Lane. The plots would be 
separated from these dwellings by a highway and as such no undue overlooking is 
foreseen. The gable of Plot 6 would be offset from the front elevation of No. 175 Dumers 
Lane and whilst it would project beyond the front elevation of No. 177 Dumers Lane there is 
a separation distance of approximately 22 metres between the gables of the existing and 
proposed plot.. As such it is considered that the location of this row of dwellings would not 
be unduly over bearing.  
 
Plots 19 - 49 would be located to the south west of the dwellings on Borough Avenue and 
Seddon Avenue. Section A - A indicates that whilst the land on which the proposed 
dwellings are sited would be at a slightly higher level than the dwellings on Borough Avenue 
again this difference in levels would not exceed 2. 5 metres in height and as such additional 
distances aren't required to be added to the aspect standards set out above.  
 
All first floor rear habitable room windows for Plots 19 - 49 would be located over 7 metres 
from the shared boundaries with the properties on Borough Avenue and Seddon Avenue 
complying with aspect standards. The rear elevations of Nos. 11a, 13a, 43a and 45a 
Borough Avenue would face towards the site, all other properties would have side 
elevations that face the site. An area of landscaping is proposed to the rear of Nos. 11a and 
13a. An area of car paring, and landscaping would be located to the rear of Nos. 43a and 
45a. As such it is considered that the proposed development would comply with aspect 
standards set out above. 
 
Plots (excluding the proposed flats) located internally within the development would all have 
gardens that are at least 7 metres long. Plots 32 - 26 would be located a minimum of 20 
metres from the rear elevations of Plots 34 - 39. Internally 20 metres can not be provided 
between the front elevations of all the properties that are separated by a highway. In this 
instance however these dwellings are generally separated by a highway, and soft 
landscaped frontages. These relationships proposed would be internally within the estate 
and any resident's would be aware of the relationship prior to occupation. 
 
The garden and rear elevation of Plot 33 would be located adjacent to the shared boundary 
with the neighbouring industrial estate and associated noise mitigation (which will be 
discussed further below). The noise mitigation at this point would comprise a 3 metre high 
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acoustic fence. Plot 33 would be an Alnwick + housetype with two ground floor living/dining 
room windows facing towards this fence. A distance of approximately 6 metres can be 
provided for the nearest ground floor door which would increase to approximately 11 metres 
for the window adjacent to the boundary with Plot 32. As such it is considered that the 
location of the acoustic fence would not be unduly overbearing. 
 
Plots 64 - 77 also have rear aspects that face towards the adjoining industrial estate and 
associated noise mitigation includes a six metre high acoustic bund/fence along the 
northern boundary. This noise mitigation would be located approximately 5 metres from the 
ground floor windows of these plots, when measured from the edge of the bund. The 
applicant's however have provided a section of the bund, and fencing which shows that the 
bund slopes away from these rear ground floor windows which would lessen the impact of 
the height of the proposed mitigation in terms of overbearing relationships and any future 
resident's would be aware of the relationship prior to occupation. As such this element of 
the layout is considered to be acceptable.  
 
Given the above, it is considered that the proposed dwellings would comply with UDP 
Policy H1/2 and would be in accordance with the intentions of SPD 6 in terms of separation 
distances.  
 
Air Source Heat Pumps 
The proposal seeks to install an air source heat pumps (ASHP), to provide space and water 
heating for the proposed dwellings. The main consideration in relation to this installation will 
be in relation to the noise created. As such UDP Policy EN7/2 is required to be considered 
for this application. This policy states that the Council will not permit development which 
could lead to an unacceptable noise nuisance to nearby occupiers and or/amenity users or 
development close to a permanent source of noise. 
 
An addendum to the submitted Noise Impact Assessment addresses ASHP in particular, 
and confirms that the applicant seeks to install Panasonic WH-MDC05J3E5 5kW ASHPs 
with a manufacturer's A-weighted source sound power level of 60 dB. The proposed ASHPs 
would be located to the rear of the dwellings and the blocks of flats. The addendum to the 
Noise Impact Assessment considers that  proposed position of the equipment  (at ground 
level approximately 4 metres from the nearest neighbouring dwelling window), when 
corrections for directivity and the screening attenuation that will be provided by garden 
fences between properties are applied, the resulting noise level from any given ASHP 
outside the nearest neighbouring dwelling is likely to be no higher than 35 dB which is 
below the external and internal noise criteria as set out in British Standard 8233: 2014. As 
such the proposed ASHP are considered to be acceptable and would comply with UDP 
Policy EN7/2. 
 
Neighbouring Uses 
In addition to UDP Policy EN7/2 referenced above UDP Policy H3 seeks to restrict the 
development of incompatible uses in areas which are primarily residential in nature and 
where possible will seek to resolve existing conflicts. This is further supported by UDP 
Policies H3/1 and H3/2 that consider factors such as noise, vibration, smell, fumes, smoke, 
soot, ash, grit, dust, visual intrusion, traffic generation and parking arrangements, and hours 
of operation, and seeks to implement measures to control these where possible to minimise 
areas of conflict and potential nuisance. 
 
Paragraph 198 of the NPPF confirms that decisions should also ensure that new 
development is appropriate for its location taking into account the likely effects (including 
cumulative effects) of pollution on health, living conditions and the natural environment, as 
well as the potential sensitivity of the site or the wider area to impacts that could arise 
from the development. Paragraph 200 states that decisions should ensure that new 
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development can be integrated effectively with existing businesses and community facilities. 
 
The site is located adjacent to an existing industrial estate, and the A6053 Dumers Lane. It 
is likely that noise disturbances will occur to many residents of this proposed development 
from activities carried out on these adjacent sites or that may be carried out in the future, 
especially if these activities occur late at night or early in the morning.  
 
A noise impact assessment has been submitted as part of the proposal. The assessment 
confirms that a noise survey was carried out at at seven locations, that were considered to 
be representative of the proposed dwellings at relevant points around the boundary of the 
site. The purpose of the noise surveys was to determine the prevailing noise levels and 
hence the potential noise impact from Dumers Lane to the east and the 
commercial/industrial premises west of the development site. 
 
Following completion of the noise surveys the initial outcome of the assessment of potential 
noise impact from the industrial estate helped inform the layout and orientation of the site 
particularly, in the northwest corner. A noise mitigation scheme to protect the amenity of the 
new residents from both road traffic noise and noise from industrial estate (therefore 
safeguarding the interests of the businesses) has been put forward and includes: 
 

• a 6 metre high acoustic bund/fence along the northern boundary; 

• a 3 metre high acoustic fence along the western boundary; 

• enhances specification glazing for the living rooms and bedrooms of Plots 1 - 11, 30 - 
35 and 60 - 77. 

• standard double glazing for all other living rooms and bedrooms; 

• acoustically treated means of ventilation for the living rooms and bedrooms of Plots 1 - 
11, 30 - 35 and 60 - 77. 

 
Environmental Health - Pollution Control have reviewed the submitted noise impact 
assessment and requested that the mitigations set out above are conditioned. Subject to 
the implementation of these mitigations it is considered that the proposal would comply with 
UDP Policies EN7/2, H3, H3/1, H3/2 and paragraph 198 and 200 of the NPPF. 
 
Health and Wellbeing  
PfE Policy JP-P6 supports improvements in healthcare facilities. Where appropriate, the 
provision of new or improved health facilities will be required proportionate to the additional 
demand generated. 
 
The applicants have provided a Health Impact Assessment which demonstrates that the 
proposed development will not result in any negative impacts on the health of the existing or 
future population of Bury of those residing in close proximity to proposed development site, 
with the development intending to provide long-term health and wellbeing benefits for future 
residents and visitors. 
 
In addition, having better to access to housing, improvements in the environment and 
access to outdoor space are considered to have a beneficial impact to health. The 
proposals are therefore considered to be in accordance with Policy JP-P6. 
 
Highways and Access 
UDP Policy EN1/2 requires the consideration of the design and appearance of access, 
parking and service provision. This is further supported by UDP Policy H2/2 that requires 
proposals to demonstrate adequate car parking provision, access for both vehicles and 
pedestrians, and provision for public transport and the existence of any public rights of way. 
PfE Policies JP-C5 and JP-C6 require streets to be well designed and managed to make a 
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significant positive contribution to the quality of place and support high levels of walking, 
cycling and public transport. 
 
The site would be accessed from a redeisgned Wild Street layout. This is an existing private 
road that provides access to Bealey Industrial Estate with no pedestrian footway provision. 
Wild Street is accessed from the A6053 Dumers Lane, a two way single carriage road. The 
development is now proposed to be served from a new priority junction from Wild Street via 
the existing junction of Wild Street with Dumers Lane, which would be upgraded as part of 
the development. 
 
The proposal seeks to redesign Wild Street, to include a 7.3 metre wide carriageway, with 2 
metre wide footway to the north of Wild Street and 1.5 metre footway to the south of Wild 
Street fronting the existing dwellings. The access road into the proposed development also 
includes 2 metre wide footways on either side of the carriageway, which tie into the 
proposed 2 metre wide footway on Wild Street. On street parking for the dwellings on Wild 
Street would be retained and tracking provided to show that vehicles accessing the 
Industrial Estate can still access the site following the redesign of Wild Street.  An 
uncontrolled pedestrian crossing with dropped kerbs and tactile paving is proposed across 
the site access at its junction with Dumers Lane. Footway resurfacing and renewal would 
also be undertaken on Dumers Lane western footway adjacent to the site boundary. 
 
Visibility splays have been provided for Wild Street and show a splay looking left in 
accordance with the 85th percentile speeds. Visibility splays to the right looking past the 
existing on-street parking on Dumers Lane have also been shown. 
 
The on site layout, predominantly features 5.5 metre wide carriageways and 2 metre 
footways to both sides. Turning heads are provided at the end of cul-de-sac and swept path 
drawings are included within Appendix C of the Transport Assessment to demonstrate that 
a refuse vehicle is able to enter and exit the site in forward gear, carrying out turning 
manoeuvres within the site. Shared private driveways within the site form 90-degree 
junctions with the estate road and when accessed from the end of a turning head, they are 
centred. Visibility splays and forward visibility envelopes appropriate for a design speed of 
20mph have been plotted at all junctions/bends in accordance with the guidance in Manual 
for Streets. 
 
Transport Requirements 
PfE Policy JP-C8  seeks to enable a reduction in the need to travel by private car and 
prioritise sustainable transport opportunities ahead of capacity enhancements on the 
highway network.  
 
A traffic survey has been undertaken by the Applicant at the Dumers Lane/Wild Street 
junction and is included within chapter 6 of the Transport Assessment. The Transport 
Assessment considers that the proposed 77 dwellings would be expected to generate a 
total of 39 two way trips during a weekday morning peak hour (0800-0900) and 35 two-way 
trips during a weekday evening peak hour (1700-18000). This is equivalent to circa 1 
additional vehicle every one minute and 32 seconds in the morning peak period and an 
additional vehicle every one minute and 43 seconds in the evening peak period. The 
Transport Assessment considers this to be extremely low. 
 
In terms of trip distribution, the Transport Assessment forecasts 27 vehicles leaving the site 
at morning peak hour with 13 travelling towards Bury, and 14 towards Radcliffe. 12 vehicles 
are forecast to enter the site at this time with an even split from Bury and Radcliffe.  In the 
evening peak hour it is forecast that 12 vehicles would exit the site with 5 towards Bury and 
7 towards Radcliffe. 23 vehicles are forecast to enter the development, with 13 from Bury 
and 10 from Radcliffe. The development traffic will disburse across the highway network, 
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and the traffic impacts will be further diluted at existing junctions. 
 
The Road Safety data has been updated to include 2023 and 2024, and has been assessed 
by Transport for Greater Manchester (TfGM) as acceptable. 
 
The Transport Assessment notes that on site car parking, and a parking plan has been 
submitted that sets out the layout for proposed electric vehicle charging . The proposed 
development is in a sustainable location within easy access of bus routes with local 
amenities close by which would encourage and enable people at the development to make 
sustainable transport choices. This is further expanded on below. The proposal is therefore 
considered to be in conformity with Policy JP-C8 in this regard. 
 
PfE Policy JP-C8 also requires planning applications which are accompanied by a 
Transport Assessment to consider air impacts on Holcroft Moss within the Manchester 
Mosses Special Area of Conservation (SAC). Should the proposals result in increased 
traffic flows on the M62 past Holcroft Moss of more than 100 vehicles per day or 20 Heavy 
Goods Vehicles (HGVs) per day then a scheme-specific range of measures to reduce 
reliance on cars, reduce trip generation and promote ultra-low emission vehicles may need 
to be devised and a contribution towards restoration measures may need to be provided in 
accordance with the Holcroft Moss Habitat Mitigation Plan. The submitted Air Quality 
Assessment: Addendum confirms that: 
 

• Holcroft Moss SAC is located 19km to the southwest of the Site and; 

• the site is distant from both the local motorway network, the M62 and the SAC; 

• the total development related vehicle movements are estimated in the order of 348 
Annual Average Daily Traffic (AADT) split 50%:50% east / west on Dumers Lane from 
the Site access, resulting in movements of 174 AADT on Dumers Lane either side of the 
access; 

• development related traffic movements would be further distributed on the wider local 
road network; 

• the Proposed Development would not result in any measurable increases in traffic flows 
on the M62, and hence would not result in more than 100 vehicles per day or 20 HGVs 
per day on the M62 past Holcroft Moss. 

 
Given the above it is considered that the proposed development would not result in any 
adverse air quality impacts on the Holcroft Moss SAC and as such would comply with the 
provisions of PfE Policy JP-C8. 
 
Proposed Parking 
In terms of parking standards UDP Policy HT2/4 requires all applications for development to 
make adequate provision for their car parking and servicing requirements .  Supplementary 
Planning Document 11 (SPD11) provides parking standards for developments. 
 
The site is located within Zone 4 for parking standards. For clarity the following parking 
standards would be applicable: 
 
1 bed flats - 1.5 spaces per dwelling with 3 spaces for disabled parking. 
2 bed - 2 spaces per dwelling 
3 bed - 2 spaces per dwelling 
4 bed - 3 spaces per dwelling. 
 
A total of 161 spaces should therefore be provided throughout the site.  
 
The Transport Assessment confirms that the applicant would provide the following spaces: 
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1 bed maisonettes (x18) – 1 parking space each; 
2 bed houses (x6) – 1 parking space each with 2 visitor spaces between the 6 plots; 
3 & 4 bed house (x53) – 2 parking spaces each 
3 x visitor parking spaces for the development adjacent to plot 33 
2 visitor spaces for the development to the rear of plot 1 - 3  
 
In total the applicant seeks to provide 135 spaces, including the visitor spaces and 3 
disabled parking spaces within the parking court for the flats which would be 26 spaces less 
than set out within SPD 11. This would be a 83% provision for parking on site. It is 
acknowledged that the figures included within SPD 11 should be viewed as the expected 
standard, however,  each development will be considered on an individual basis taking into 
account local circumstances and evidence. The Transport Assessment Considers that the 
evidence finds that the site is highly accessible, given the good bus provision directly 
adjacent to the site. It also finds that affordable homes have a lower car ownership, and the 
proposals are 100% affordable. Given these site-specific reasons, the slight 
reduction in parking provision is acceptable. 
 
Loss of Parking 
Whilst Wild Street would be upgraded to facilitate the development the existing on street 
parking to the fronts of the existing dwellings at 1, 3 and 5 Wild Street would be re-provided. 
 
Within the red edge site 26 marked out car parking spaces, that the applicant states are 
associated with the cafe and car park which would be demolished as part of the proposal 
and ad-hoc parking associated with the wider industrial estate. The applicant has confirmed 
that none of the wider Bealey Industrial Estate occupants have rights of access over the 
parking spaces within the red line boundary which would be removed. Given this there 
would be no loss of parking for the existing users of the retained Bealey Industrial Estate 
caused by the proposal. 
 
Active Travel  
PfE Policy JP-C1 requires developments to be located and designed to deliver a significant 
increase in the proportion of trips that can be made by walking, cycling and public transport. 
Developments should prioritise pedestrians, cyclists and public transport users.  
 
There are good quality pedestrian routes to the site with pedestrian crossings on Dumers 
Lane which provide safe links to the existing bus stops and local amenities in both Radcliffe 
and Bury Town Centre. Radcliffe Town Centre and Metrolink stop are also within waking 
distance of the site.  
 
SPD 11 requires dedicated cycle parking. For flats 1 secure covered space is required per 
unit, with 1 visitor space per 10 units. For the dwellings proposed 1 secured covered cycle 
storage space is required per bedroom. Whilst the applicant has provided details of what 
the secure cycle stores would look like, the cycle stores have not been included on the site 
layouts. There is however sufficient space in and around the amenity spaces associated 
with the plots and as such it is considered that this detail can be secured by condition.   
 
A Travel Plan Framework has also been prepared which promotes sustainable travel to and 
from the proposed development.  
 
The proposal is therefore considered to be in conformity with PfE Policy JP-C1. 
 
Ecology and Biodiversity Net Gain 
PfE Policy JP-G8 states that through local planning and associated activities a net 
enhancement of biodiversity resources will be sought. This is supported by UDP Policy 

Page 29



EN6/3 that seeks to retain, protect and enhance the natural environment and seeks to 
retain features of ecological or wildlife value. Paragraph 187 of the NPPF states that the 
planning policies and decisions should contribute to and enhance the natural and local 
environment. UDP Policy EN8/2 supports and encourages new woodland and tree planting 
within the borough. 
 
The site is also adjacent to Swan Lodge Site of Biological Importance, Hutchinson's Goit 
and Bealey's Goit, which are protected through UDP policies EN6/2 and EN6/4.  These 
Policies seek to ensure that development is designed carefully as to not damage the nature 
conservation interests of the site. UDP Policy EN6/4 is further supported by Supplementary 
Planning Document 2 (SPD2) 
 
The site also currently comprises Green Infrastructure and as such, PfE policy JP-G2 is 
applicable.  The intention of this policy is to protect and enhance the ecosystem services 
which the Green Infrastructure Network provides, including flood management. 
Development within the Green Infrastructure Network is required to be consistent with 
delivering major green infrastructure improvements within them, and should contribute to 
improvements. Wherever practicable, opportunities to integrate new and existing green 
infrastructure into new development will be taken to protect, enhance and expand the green 
infrastructure network.  
 
Proximity to Swan Lodge Site of Biological Importance 
Greater Manchester Ecology Unit (GMEU) welcome the boundary amendments to avoid the 
SBI, now located approximately 6m off-site according to the Ecological Survey and 
Assessment.  GMEU also note that no surface water drainage is proposed towards the 
Bealey's Goit, Hutchinson's Goit or Swan Lodge. GMEU are satisfied that negative effects 
can be avoided through a physical barrier around the proposed development footprint and 
standard construction and environmental management best practices.   
 
Being adjacent to the wildlife corridor, the development should be designed to contribute to 
their effectiveness through the design, landscaping and siting of the development. Whilst 
the siting of the development has been amended to reflect the SBI boundary,  and 
landscaping plans and schedules have been submitted with the application the submitted 
information does not directly address how the application would directly meet the 
requirements UDP Policy EN6/4 through the landscaping and the development. SPD 2  
does say at paragraph 2.6  "However, development affecting a link or corridor may be 
permitted where: 

•  the reasons or need for a development having adverse effects may be considered to 
outweigh the harm to the nature conservation value of the site; and   

• amelioration measures can be put in place which would make the proposal acceptable." 
 
The site would provide affordable housing, with a mixture of tenure to directly address local 
housing needs meeting the first point. In addition, as further set out below, the applicant is 
proposing on site habitat improvements that include significant habitat creation as defined 
by Defra. Mitigation for bats, nesting birds etc have also been reviewed below and 
conditions proposed. It is therefore considered that the proposal would comply with this 
exception set out within SPD2. 
 
Reference to the SBI should be included with any Construction Environmental Management 
Plan  (CEMP) and this can be provided via condition. Given the above, it is considered that 
the proposal would comply with UDP Policies EN6/2, EN6/4, SPD 2 and PfE Policy JP-G2 
in this respect.  
 
Bats and Other Protected Species 
Buildings and trees on the site were assessed for bat roosting potential.  All were 
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assessed as having none. No further information or measures are therefore required. 
GMEU have also confirmed that they are satisfied that it is very unlikely that any external 
lighting would negatively impact on important bat foraging and commuting routes. 
 
No evidence of any other protected species was identified or suspected on the site.  
Precautionary working measure and surveys would be adequate to protect against the risk 
to badger and otter known to be present in the wider locality.  GMEU recommend a 
condition that an updated protected species is provided prior to any earthworks or 
vegetation clearance. Given the above,  it is considered that the proposal would comply 
with UDP Policy EN6/3.   
 
Nesting Birds and Other Wildlife 
It is acknowledged that trees and scrub will be lost as a result of the proposal which are 
potential bird nesting habitat.  All British birds nests and eggs (with certain limited 
exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as amended. 
GMEU recommend a condition to ensure that no works to trees or shrubs shall occur 
between the 1st March and 31st August in any year unless a precautionary working method 
statement for nesting birds by a suitably experienced ecologist has been supplied to and 
agreed in writing by the Local Planning Authority (LPA).  
 
Common toad are known to be present in the locality, habitats on site are suitable for 
hedgehog.  As noted above otter and badger are also present in the wider locality.  Roe 
deer were recorded on the site. Precautionary working measures for common toad, 
hedgehog, badger, otter and other mammals have been recommended during site 
clearance and these can be required by condition. 
 
Subject to the conditions to address the above matters, it is considered that the proposal 
would comply with UDP Policy EN6/3 in relation to nesting birds and other wildlife.   
 
Invasive Species 
Dense stands of japanese knotweed are present within the red edge along with other 
species listed under schedule 9 part 2 of the Wildlife & Countryside Act 1981 (as amended) 
including himalayan balsam, variegated yellow-archangel, virginia creeper and monbretia.  
Given the site is to be remediated first, the only options for control would appear to be either 
disposal to a licensed landfill as contaminated waste or burial on-site. A condition will 
placed onto any permission that requires the submission of a management strategy for 
himalayan balsam, japanese knotweed, vaiegated yellow archangel, monbretia and virginia 
creeper prior to any earthworks. 
 
Contributing to and Enhancing the Natural Environment & Biodiversity Net Gain (BNG) 
The application is subject to the general biodiversity gain condition.  A metric has been 
provided and an off-site receptor site identified for the off-site compensation measures that 
are required. 
 
GMEU have confirmed there is still some conflict of opinion between GMEU and the 
applicant's ecologist regarding the assessment of Japanese Knotweed within the provided 
metric however they are satisfied at this stage that no further information is required. 
 
The on-site proposals do include significant habitat creation as defined by Defra. An on-site 
30 year Habitat Management and Monitoring Plan (HMMP) would therefore be required for 
the other natural grassland, mixed scrub and urban trees. 2 units would be created on site 
and a condition has been requested, in addition to the statutory BNG condition that sets out 
what should be included within the HMMP. 
 
For wildlife given that house sparrow and starling were recorded on the site, both UK BAP 
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species associated with residential buildings, GMEU recommend that these two species are 
targeted as part of the bird nesting mitigation strategy.  GMEU also recommend provision 
of bat boxes and swift bricks by condition. 
 
For the off-site proposals, on land within their ownership elsewhere in the Borough,  an 
HMMP will also be required in order to register the site with Defra along with a legal 
agreement with a third party such as the LPA.  If the legal agreement is with the LPA, then 
GMEU is able to advise on the suitability of the HMMP. 
 
In order to discharge the statutory biodiversity gain condition the applicant would need to 
provide: 
 

• The finalised biodiversity gain plan, 

• Have the off-site units are registered with defra, 

• Final version of the statutory metric and 

• An agreed version of the HMMP.  
 
Trees 
PfE Policy JP-G7 states that where development would result in the loss of existing trees, 
requiring replacement on the basis of two new trees for each tree lost, or other measures 
that would also result in a net enhancement in the character and quality of the treescape 
and biodiversity value in the local area, with a preference for on-site provision. 
 
An Arboricultural Impact Assessment has been submitted with the application which 
includes details of a tree survey. Forty-seven trees and fifteen tree groups were surveyed 
within the site and within 15m of the site boundary.  The recorded vegetation consisted 
predominantly of native, self-set goat willow, with ash, sycamore, and wild cherry 
interspersed. The majority of the recorded vegetation is semi-mature and considered of low 
or moderate arboricultural value. 
 
To facilitate all aspects of the proposals, the majority of existing trees and tree groups on 
site would need to be removed. The submitted Arboricultural Impact Assessment states that 
the majority of trees proposed for removal are semi-mature and of low value, however the 
author also considers that the existing vegetation provides an important landscape buffer 
between the residential area in the North and the industrial premises in the South, as well 
as significant green link between Swan Lodge in the Northwest and the River Irwell corridor 
in the Southeast. The impact of the removal of the majority of trees on site is considered to 
be high, both on canopy cover, site character and the local landscape. 
 
The following trees would be removed: 
 

• approximately 900m² of moderate value groups (Category B) 

• approximately 5,050m² of low value groups (Category C), 

• 26 low value trees (Category C), 

• One moderate value tree (Category B) and 

• two trees deemed “unsuitable for retention” (Category U) 
 
The applicant has been asked to confirm the number of trees within the identified groups of 
trees to ensure two for one replacement can be provided for the development but this 
information has not been provided within the latest Arboricultural Impact Assessment dated 
November 2025. The Planning Statement confirms that 67 replacement trees and shrubs 
will be provided on-site. It is considered that the proposals to comply with statutory BNG, 
resulting in a net enhancement of the biodiversity value in the local area, complies with the 
requirements of JP-G7.  
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Additionally, development is expected to protect trees and woodland during the construction 
phase of development. This should be conditioned.  
 
Flood Risk 
The majority of the site is located within Flood Zone 1 however some areas of the site are 
located within Flood Zones 2 and 3. PfE Policy JP-S4 seeks to provide an integrated 
catchment-based approach to protect the quantity and quality of water bodies with 
reference to the North West River Basin Management Plan and managing flood risk. 
Chapter 14 - Meeting the challenge of climate change, flooding and coastal change of the 
NPPF confirms that inappropriate development in areas at risk of flooding should be 
avoided by directing development away from areas at highest risk. 
 
A Flood Risk Assessment (FRA) has been submitted with the application. The FRA 
concludes that the site is protected against flooding from the River Irwell by virtue of the 
existing flood defences. Finished floor levels of the proposed dwellings would be set above 
surrounding ground levels. The FRA acknowledges that the site is at risk from fluvial 
flooding, pluvial flooding, reservoir flooding and groundwater flooding. To mitigate these 
risks, the finished floor would be set above surrounding ground levels, and levels would 
grade away from entrances to ensure that localised flood risk is managed. 
 
The FRA has been supported by an ongoing dialogue by the applicant with the EA in 
relation to flooding at the site.  The latest letter to the EA dated 27th October 2025 
confirms that the site is partially in a Flood Zone 2 and 3, however, this is on the border of 
the site and the houses are not situated in the areas that flood in the 0.1% Annual 
Exceedance Probability (AEP) and the 1% AEP plus climate change event. The finished 
floor levels are also approximately 1m higher than the flood level. 
 
The Environment Agency (EA) have been consulted on this document and supplementary 
responses issued by the applicant throughout the application process and have removed 
their original objections to the proposal confirming that they raise no objections to the 
proposal subject to conditions in relation to finished floor levels, ground water and 
contaminated land and informatives in relation to model procedures and good practice. 
Given the response from the EA it is considered that the proposal would comply with Policy 
JP-S4 and the NPPF. 
 
Drainage 
PfE Policy JP-S4 and UDP Policies EN7/3 and EN7/5 seek to protect the water courses and 
other water features within the Borough, and limit surface water pollution.  
 
The surface water drainage system and foul water drainage system have been designed to 
discharge to the existing United Utilities Combined sewer in Dumers Lane. The proposed 
drainage design has not been updated to correspond with the amended site layout. 
 
United Utilities have been consulted as part of the planning application and have stated that 
whilst they confirm that the proposals are acceptable in principle there is insufficient 
information on the detail of the drainage design. They have therefore requested further 
details in relation to the drainage design are secured by condition. 
 
Contaminated Land and Mining remediation 
Paragraphs 187 and 196 of the NPPF seek to ensure that sites are suitable for its proposed 
use taking into account ground conditions,  any risks arising from land instability and 
contamination.  
 
Site Investigation Report for Land Adjacent to Bealey Industrial Estate, Radcliffe, Coopers 
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(Chester) Ltd, Reference: 8353si, dated 08 November 2024 has been reviewed by the 
Environment Section. The report includes a description of the site including its past 
historical uses. An appraisal of the site environmental setting is presented including its 
geology, hydrogeology and hydrological regime, mining activities, waste management 
issues, and identification of additional environmental sources, pathways and receptors. This 
information has been used to compile a clear site conceptual model, which identifies 
potential sources, pathways and receptors and likely pollution linkages. 
 
The report recommends that further investigation and testing be performed on the site post 
demolition and the ground gas monitoring is not yet complete. It is noted by the 
Environment Section that the site was formerly occupied/associated with a paper works.  
Such works/industries have been listed as a potential source of the emerging pollutant, 
poly- and perfluoroalkyl substances (PFAS) in various research documents.  A further 
assessment should also therefore be carried to establish whether or not the site maybe 
impacted by PFAS.  
 
Submission of an updated Site Characterisation and Risk Assessment and Remediation 
strategy and verification are therefore required prior to commencement of development and 
can be provided by condition.   
 
The site also falls within a Mining Remediation Authority's (previously the Coal Authority) 
defined Development High Risk Area. Within the application site and surrounding area there 
are recorded coal mining features present at surface or shallow depths. The risk these 
features may pose should be considered as part of the planning process. 
 
The Mining Remediation Authority records indicate that probable historic unrecorded 
shallow coal mining could be present within the northern tip of the site. The applicant has 
assessed this within their Site Investigation Report - chapter 12.  
 
The Mining Remediation Authority have carried out a review of the available information, 
and confirmed that the report authors are satisfied that there are no coal mining features 
that could affect the proposed development and therefore no mine treatments works are 
required (Section 12.8 of the Site Investigation Report). As records indicate that northern tip 
of the site lies within the High Risk Area, it is considered that  Permitted Development 
Rights for the erection of any extensions or curtilage buildings at Plots 48 & 49 should be 
removed. This will enable the safety and stability implications of coal mining legacy to be 
considered by the Local Planning Authority in the event of future householder development 
proposals for these specific plots. 
 
Air Quality 
PfE Policy JP-P1 aims to create a liveable city region, and requires developments to 
provide comfortable and inviting indoor and outdoor environments offering a high level of 
amenity that minimises exposure to pollution. This is further supported by PfE Policy JP-S5 
that seeks to implement a comprehensive range of measures to support improvements in 
air quality, focusing particularly on locations where people live, where children lean and 
play, where there are impact on the green infrastructure network and where air quality 
targets are not being met. 
 
An Air Quality Assessment has been submitted with the application. A desk-top study was 
undertaken to identify worst case sensitive receptor locations adjacent to the affected road 
network. The assessment concludes that the impacts of the proposal are not significant and 
no measures are required to offset operational impacts.  It is noted however, that the 
planning application is supported by a Travel Plan Framework with the aim of encouraging 
use of sustainable transport methods and all dwellings are to be provided with EV charging 
points which would also be requested by condition.  
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Carbon And Energy 
PfE Policy JP-S2 sets out the steps required to achieve net zero carbon emissions. The 
proposed development is designed to utilise a high performing thermal envelope to 
minimise heat loss, as well as efficient heating and lighting systems, which will drive energy 
efficiency in the building to meet the targets for space and water heating demand. This is 
augmented by the use of an Air Source Heat Pump system to provide hot water to drive low 
carbon, efficient energy usage within the building design. Photovoltaic panels (PVs) will be 
fitted to the scheme with sufficient generation capacity to ensure that operational regulated 
carbon emissions will be net zero. The proposal is therefore considered to be in conformity 
with Policy JP-S2. 
 
Digital Connectivity   
PfE Policy JP-C2 requires development to have full fibre to premises connections unless 
infeasible or unviable, with multiple-ducting. The policy supports the provision of free, 
secure, high-speed public wi-fi connections, particularly in the most frequented areas. The 
applicant has confirmed that the development will be provided with full connections in 
accordance with the requirements of Policy JP-C2.   
 
Planning Obligations 
When reviewing the potential loss of employment sites as set out above SPD 14 specifies 
that consideration will be given to alternative uses subject to a one-off financial contribution 
to offset this loss of the employment land. Contributions are then used to help bring forward 
employment opportunities elsewhere in the Borough. UDP Policy RT2/2 requires all 
proposals for new housing consisting of 10 units or more to make provision for the 
recreational needs of the prospective residents.   
 
Additionally PfE Policy JP-P5  requires where appropriate new housing developments to 
make a financial contribution to the provision of additional school places and/or set aside 
land for a new school proportionate to the additional demand they would generate. 
Education colleagues have confirmed that there is current and forecast availability in 
Radcliffe for the potential primary yield and also in the Bury South planning area for 
Secondary provision. Therefore a financial contribution towards to the provision of 
additional school places is not required.  
 
The applicant has submitted a Financial Viability Assessment in accordance with Paragraph 
59 of the NPPF. 
 
An independent review of the submitted Financial Viability Assessment has been 
undertaken by Capita. The conclusion based on Capita’s appraisal on a 100% affordable 
scheme as a proposed by the client is that additional asks for planning contributions would 
add to the negative figure identified within the assessment and make the scheme unviable. 
 
Affordable Housing 
In accordance with UDP Policy H4/1 and Supplementary Planning Document 5 (SPG5) this 
development would be required to deliver 25% affordable housing. The Affordable Housing 
Statement states that all of the units proposed will be affordable housing, to be owned and 
managed by a Registered Provider (RP). Bury Council's Housing Need and Demand 
Assessment demonstrates a clear need for additional affordable housing in the Borough.  
 
The tenure of the affordable homes would be a mixture of 42no. social rent units, and 35no. 
Rent to Buy (RTB) units. Social rent, as defined in the NPPF needs to meet all of the 
following conditions:  
(a) the rent is set in accordance with the Government’s rent policy for Social Rent;  
(b) the landlord is a registered provider; and  
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(c) it includes provisions to remain at an affordable price for future eligible households, or 
for the subsidy to be recycled for alternative affordable housing provision. 
 
Rent to buy, would be considered to be an affordable route to home ownership for those 
who could not achieve home ownership through the market that allows first-time buyers to 
rent a new-build home at a lower-than-market rent to save for a deposit to eventually buy it. 
 
The scheme includes a range of house types/sizes for single people, couples, and families 
to create a balanced and sustainable community. 
 
The Council would wish to secure nomination rights for the affordable housing, and the 
affordable housing statement confirms that the allocation of any rented units will be in 
accordance with a Nomination Agreement between the RP and Bury Council. The 
affordable housing should be secured through a Section 106 Agreement.  
 
Response to Representations 
It is considered that the material planning considerations raised within representations in 
relation to principle of residential development, ecology, BNG, amenity, flooding, drainage 
and highways have been addressed within the main body of the report and conditions 
recommended in accordance with the above assessment. 
 
The application was amended during the application process, reducing the number of 
proposed units from 87 to 77. This amendment also included changes to the proposed 
access to the site utilising an upgraded Wild Street rather than creating a new access onto 
Dumers Lane. Internal reconfiguration also created opportunities to provide visitor parking 
and reduced the numbers of parking spaces to the fronts of dwellings allowing for a larger 
capacity of on street parking for any future residents. 
 
An Ecological Survey and Assessment was included with the submission, this and other 
supporting documentation has been updated throughout the application as it evolved. 
Amended plans and documentation have been sent to the required statutory Consultees for 
comment as required, and neighbours were notified of the reduction in dwellings and 
amended access in September 2025. 
 
As set out above, there has been an ongoing dialogue with the EA and applicant in relation 
to the site, and the partial location of the site within Flood Zone 2 and 3. Following this 
dialogue the EA have removed their objections to the scheme and put forward conditions.  
The Radcliffe and Redvales Flood Defence Scheme was designed to protect properties and 
includes flood walls and embankments with Phase 1 (Close Park, Morris Street and Dumers 
Lane) completed in 2021. 
 
The applicant does not have control of land outside of the red edge site, and would not be 
able to manage any invasive species throughout the wider industrial site, or influence how 
this site and the businesses within it are managed in terms of their vehicles. Any future 
residents would be aware of the existing Industrial Estate adjacent to the site. 

  
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 
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National Planning Policy Framework. 
 
Recommendation: Minded to Approve 
 
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. 

 

2. This decision relates to drawings numbered: 
SL01 Proposed Site Layout Rev O, SL01 Proposed Site Layout with Topo Overlay 
Rev O,  WMP01 Rev J, TP01 Rev A,  PV01 Rev C, ML01 Rev K, HL01 Rev J, 
EVCP01 Rev E, BT01 Rev J, ESP Rev A, XS01 Rev C, XS02 Rev A, SS01, SS03, 
SS04, TCS01, B-12.1-03, ENG012 Rev B, 935-ALN-113 01, 1292-ALN-114 01, 
BUR-M-113 01, BURALT-113 01, 946-CHE-116 01, 973-GAI-121 01, 964-GAI-A-
111 01, 769-KNA-120 01, 1023-PEO-146 01, 1112-RIP-113 01,1113-WOL-110 
01, 1121-WOL-113 01,  WH062/T00b, SHD1843-SHD-HLG-BEAL-DR-EO-
Lighting Layout-R1, B054854 TTE 00 XX TR O 004 P02, B054854 TTE 00 XX DR 
O 004 P04, B054854 TTE 00 XX DR O 009 P01, B054854 TTE 00 XX TR O 003-
01 P02,B054854 TTE 00 XX TR O 003-02 P02, SHF893002-ENZ-XX-XX-DR-L-
0001 PL03, SHF893002-ENZ-XX-XX-DR-L-0002 PL03, SHF893002-ENZ-XX-XX-
DR-L-0003 PL03, SHF893002-ENZ-XX-XX-DR-L-0004 PL03, SHF893002-ENZ-
XX-XX-DR-L-0005 PL03, SHF893002-ENZ-XX-XX-DR-L-45002 PL03, 
SHF893002-ENZ-XX-XX-DR-L-45003 PL03, SHF893002-ENZ-XX-XX-DR-L-
45004 PL03, SHF893002-ENZ-XX-XX-DR-L-45005 PL03, SHF893002-ENZ-XX-
XX-DR-L-45006 P06, 893.002-ENZ-XX-XX-DR-Z-0001 P01 Sheet 1 of 2, 893.002-
ENZ-XX-XX-DR-Z-0001 Sheet 2 of 2 
 
Documents: 
Arboricultural Survey  893.002.ENZ.XX.00.RP.AR.45.101 
Arboricultural Impact Assessment 893.002.ENZ.XX.00.RP.AR.45.102 
Affordable Housing Statement received 17th November 2025 
Travel Plan Framework 784 – B054854 Revision 01 
Planning Statement dated 29/10/2025 
Draft Biodiversity Gain Plan dated 28/10/2025 
Onsite Soft Landscaping Schedule HF893002-ENZ-XX-XX-SH-L-45-002 
Off site soft landscaping schedule SHF893002-ENZ-XX-XX-SH-L-45-001 
Assessment of Biodiversity Net Gain 2024-200b October 2025 Version 3 
Statutory Biodiversity Metric received 29th October 2025 
Ecological Survey and Assessment 2024-200 October 2025 Version 2 
Air Quality Addendum R3407AQ Addendum-v2 02.10.25 
Energy Statement Rev C October 2025 
Noise Impact Assessment Version 5 13.10.25 
Addendum to Noise Impact Assessment received 28th August 2025 
Response to Environment Agency SO/2025/124668/02-L01 
Transport Assessment 784-B054854 Revision 1 October 2025 
Highways Technical Note 784-B054854 05.09.2024 
Lighting Schedule SHD1843-SHD-HLG-BEAL-SH-EO-Lighting Schedule-R1 
Outdoor Lighting Report dated 26th August 2025 
Lighting Design Risk Assessment SHD1843-SHD-HLG-BEAL-RA-EO-Lighting 
Design Risk Assessment-R1 
Air Source Heat Pump Specification received 28th August 2025 
Crime Impact Assessment V1.1 August 2025 
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Viability Assessment Report May 2025 
Non-technical Summary for Viability Assessment Report May 2025 
Response to Environment Agency comments 24344 
Health Impact Assessment received 8th January 2025 
Statement of Community Involvement December 2024 
Design and Access Statement received 6th December 2025 
Broadband Connectivity Assessment received 6th December 2024 
Flood Risk Assessment and Drainage Strategy 
Site Investigation Report 8353si 
Habitat Designations received 6th December 2024 
 
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.  

 

3. Notwithstanding the plans approved, when it comes to matters of site layout 
drawings SL01 Proposed Site Layout Rev O and SL01 Proposed Site Layout with 
Topo Overlay Rev O shall be utilised. 
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.  

 

4. 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 
for Plots 48 and 49. 
Reason. To ensure that future inappropriate alterations or extensions do not occur 
pursuant to policies of the Unitary Development Plan listed. 

 

5. The dwellings hereby approved shall be built in accordance with the ‘accessible 
and adaptable’ standard in Part M4(2) of the Building Regulations. 
Reason. To secure the satisfactory development of the site pursuant to Places for 
Everyone Joint Development Plan Policy JP-H3: Type, Size and Design of New 
Housing. 

 

6. Details/Samples of the materials/bricks to be used in the external elevations, 
together with details of their manufacturer, type/colour and size, shall be submitted 
to and approved in writing by the Local Planning Authority prior to the 
commencement of any above ground works. Only the approved materials/bricks 
shall be used for the construction of the development. 
Reason. No material samples have been submitted and are required in the 
interests of visual amenity and to ensure a satisfactory development pursuant to 
UDP Policy EN1/2  - Townscape and Built Design 

 

7. No development shall commence unless and until a Construction and 
Environmental Management Plan (CEMP) has been submitted to and approved by 
the Local Planning Authority. The plan shall delineate the construction zone and 
set out measures to be taken to minimise the possibility of pollution to the adjacent 
Swan Lodge Site of Biological Importance. The approved plan only shall be 
implemented prior to the commencement of any works and maintained for the 
duration of the build out of the development.  
Reason.  Information not submitted at application stage.  To ensure a safe and 
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satisfactory development of the site in relation to the protection of Swan Lodge 
Site of Biological Importance from any pollutants and construction disturbance 
which may cause risk,  pursuant to Bury Unitary Development Plan Policies 
EN6/2 - Sites of Nature Conservation Interest (LNR's and Grade B and C SBI's), 
EN6/3 - Features of Ecological Value, EN6/4 - Wildlife Links and Corridors, Places 
for Everyone Joint Development Plan Policies JP-G2: Green Infrastructure 
Network and JP-G8: A Net Enhancement of Biodiversity and Geodiversity and 
Chapter 15 - Conserving and enhancing the natural environment of the National 
Planning Policy Framework.  

 

8. Prior to any earthworks or vegetation clearance, an updated protected species 
survey shall be provided to and agreed in writing by the Local Planning Authority. 
Thereafter, the development shall be implemented in full accordance with the 
approved details and measures. 
Reason. In order to ensure that no harm is caused to a Protected Species 
pursuant to Bury Unitary Development Plan Policies EN6/2 - Sites of Nature 
Conservation Interest (LNR's and Grade B and C SBI's), EN6/3 - Features of 
Ecological Value, EN6/4 - Wildlife Links and Corridors, Places for Everyone Joint 
Development Plan Policy JP-G8: A Net Enhancement of Biodiversity and 
Geodiversity and Chapter 15 - Conserving and enhancing the natural environment 
of the National Planning Policy Framework.  

 

9. No works to trees or shrubs shall occur between the 1st March and 31st August in 
any year unless a precautionary working method statement for nesting birds by a 
suitably experienced ecologist has been supplied to and agreed in writing by the 
Local Planning Authority. Thereafter, the development shall be implemented in full 
accordance with the approved details and measures. 
Reason. In order to ensure that no harm is caused to a Protected Species 
pursuant to Bury Unitary Development Plan Policies EN6/2 - Sites of Nature 
Conservation Interest (LNR's and Grade B and C SBI's), EN6/3 - Features of 
Ecological Value, EN6/4 - Wildlife Links and Corridors, Places for Everyone Joint 
Development Plan Policy JP-G8: A Net Enhancement of Biodiversity and 
Geodiversity and Chapter 15 - Conserving and enhancing the natural environment 
of the National Planning Policy Framework.  

 

10. Prior to any earthworks or site clearance a precautionary working measures 
method statement of common toad, hedgehog, badger, otter and other mammals, 
will be provided to and agreed in writing by the Local Planning Authority. 
Thereafter, the development shall be implemented in full accordance with the 
approved details and measures. 
Reason. In order to ensure that no harm is caused to a Protected Species 
pursuant to Bury Unitary Development Plan Policies EN6/2 - Sites of Nature 
Conservation Interest (LNR's and Grade B and C SBI's), EN6/3 - Features of 
Ecological Value, EN6/4 - Wildlife Links and Corridors, Places for Everyone Joint 
Development Plan Policy JP-G8: A Net Enhancement of Biodiversity and 
Geodiversity and Chapter 15 - Conserving and enhancing the natural environment 
of the National Planning Policy Framework.  

 

11. Prior to any earthworks a management strategy for himalayan balsam, japanese 
knotweed, vaiegated yellow archangel, monbretia and virginia creeper should be 
supplied to and agreed in writing to the Local Planning Authority.  The agreed 
method statement shall be adhered to and implemented in full unless otherwise 
agreed in writing by the Local Planning Authority. 
Reason.  To ensure the removal/check the spread of species that are listed as 
invasive non-native species under the Wildlife and Countryside Act 1981 and in 
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order to safeguard the biodiversity of the site and its surroundings, pursuant to 
Policies JP-P1: Sustainable Places and JP-G8: A Net Enhancement of Biodiversity 
and Geodiversity of the Places for Everyone Joint Development Plan Document 
and the National Planning Policy Framework. 

 

12. A bird and bat nesting and mitigation strategy shall be submitted to, and approved 
by the Local Planning Authority prior to the commencement of the development.  
The contents of the plan should target house sparrow and starlings and include 
the provision of House Sparrow terraces, swift bricks and bat boxes. Thereafter, 
the development shall be implemented in full accordance with the approved details 
and measures. 
Reason. To secure the satisfactory development of the site and ensure 
enhancements and net gains for biodiversity pursuant to Places for Everyone Joint 
Development Framework Policy JP-G8: A Net Enhancement of Biodiversity and 
Geodiversity, Bury Unitary Development Plan Policy EN6/3 - Features of 
Ecological Value  and National Planning Policy Framework Section 15 - 
Conserving and enhancing the natural environment. 

 

13. The development shall not commence until a Habitat Management and Monitoring 
Plan (the HMMP) for on site Biodiversity Net Gain, prepared in accordance with 
the Statutory Biodiversity Gain Plan and including: 
1.  a non-technical summary; 
2.  the roles and responsibilities of the people or organisation(s) delivering the 
HMMP; 
3.  the planned habitat creation and enhancement works to create or improve 
habitat to achieve the biodiversity net gain in accordance with the approved 
Biodiversity Gain Plan; 
4.  the management measures to maintain habitat in accordance with the 
approved Biodiversity Gain Plan for a period of 30 years from the completion of 
development; and 
5.  the monitoring methodology and frequency in respect of the created or 
enhanced habitat to be submitted to the local planning authority. 
has been submitted to, and approved in writing by, the local planning authority. 
Reason. To ensure the development delivers a biodiversity net gain on site in 
accordance with Schedule 7A of the Town and Country Planning Act 1990 and 
Places for Everyone Joint Development Plan Policy JP-G8 A Net Enhancement of 
Biodiversity and Geodiversity. 

 

14. The development hereby approved shall not be occupied unless and until: 
1.  the habitat creation and enhancement works set out in the approved HMMP 
have been completed; and 
2.  a completion report, evidencing the completed habitat enhancements, has 
been submitted to, and approved in writing by the Local Planning Authority 
The created and/or enhanced habitat specified in the approved HMMP shall be 
managed and maintained in accordance with the approved HMMP. 
Reason. To ensure the development delivers a biodiversity net gain on site in 
accordance with Schedule 7A of the Town and Country Planning Act 1990 and 
Places for Everyone Joint Development Plan Policy JP-G8 A Net Enhancement of 
Biodiversity and Geodiversity. 
 

 

15. Prior to the commencement of any above ground works, details of a sustainable 
surface water drainage scheme and a foul water drainage scheme shall be 
submitted to and approved in writing by the Local Planning Authority. The drainage 
schemes must include: 
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1. An investigation of the hierarchy of drainage options in the National Planning 
Practice Guidance (or any subsequent amendment thereof). This investigation 
shall include evidence of an assessment of ground conditions and the potential 
for infiltration of surface water in accordance with BRE365; 

2. A restricted rate of discharge of surface water agreed with the local planning 
authority (if it is agreed that infiltration is discounted by the investigations); 

3. Levels of the proposed drainage systems including proposed ground and 
finished floor levels in AOD; 

4. Incorporate mitigation measures to manage the risk of sewer surcharge where 
applicable; and 

5. Foul and surface water shall drain on separate systems. 
 
Prior to occupation of the proposed development, the drainage schemes shall be 
completed in accordance with the approved details and retained thereafter for the 
lifetime of the development. 
Reason. The current application contains insufficient information regarding the 
proposed drainage scheme to fully assess the impact.  To promote sustainable 
development and reduce flood risk pursuant to Unitary Development Plan Policies 
EN7/3 - Water Pollution, EN7/5 - Waste Water Management Places for Everyone 
Joint Development Framework Policy JP-S4 - Flood Risk and the Water 
Environment and chapter 14 - Meeting the challenge of climate change, flooding 
and coastal change of the NPPF. 

 

16. Prior to occupation of the development a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to the 
local planning authority and agreed in writing. The sustainable drainage 
management and maintenance plan shall include as a minimum: 
1. Arrangements for adoption by an appropriate public body or statutory 

undertaker, or, management and maintenance by a resident’s management 
company; and 

2. Arrangements for inspection and ongoing maintenance of all elements of the 
sustainable drainage system to secure the operation of the surface water 
drainage scheme throughout its lifetime. 

The development shall subsequently be completed, maintained and managed in 
accordance with the approved plan. 
Reason. To ensure that management arrangements are in place for the 
sustainable drainage system in order to manage the risk of flooding and pollution 
during the lifetime of the development pursuant to Unitary Development Plan 
Policies EN7/3 - Water Pollution, EN7/5 - Waste Water Management Places for 
Everyone Joint Development Framework Policy JP-S4 - Flood Risk and the Water 
Environment and chapter 14 - Meeting the challenge of climate change, flooding 
and coastal change of the NPPF. 

 

17. No development hereby permitted (except demolition and site clearance) within 
any approved phase shall take place until the works relating to land contamination 
detailed below are fully completed:  
With consideration to human health, controlled waters and the wider environment, 
the following documents shall be completed to characterise potential risk to 
sensitive receptors and submitted to the Local Planning Authority for approval:  
 
I.   Preliminary Risk Assessment (PRA). Submission of this document is the 
minimum requirement.  
II.  Generic Quantitative Risk Assessment (GQRA). Submission of this document 
only if PRA requires it.  
III. Detailed Quantitative Risk Assessment (DQRA). Submission of this document if 

Page 41



GQRA requires it.  
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 

 

18. No development hereby permitted (except demolition and site clearance) within 
any approved phase shall take place until the works relating to land contamination 
detailed below are fully completed:  
In accordance with the findings of site characterisation and risk assessment as 
previously approved, documents from the following shall be submitted to the Local 
Planning Authority for approval:  
 
I.   Remedial Options Appraisal.  
II.  Remediation Strategy.  
III. Verification Plan.  
 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 

 

19. The development hereby permitted within any approved phase shall not be 
occupied/brought into use until the works relating to land contamination detailed 
below are fully completed:  
Where remediation is required, it shall be carried out in full accordance with the 
approved Remediation Strategy.  
A Verification Report must be submitted to the Local Planning Authority for 
approval upon completion of remediation works. The Verification Report must 
include information validating all remediation works carried out; details of imported 
materials (source/quantity/suitability); details of exported materials; and details of 
any unexpected contamination.  
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs  
187(f), 196 and 197 of the National Planning Policy Framework (December 2024). 

 

20. The development hereby approved within any approved phase shall not be 
brought into use until written confirmation is provided to the Local Planning 
Authority that unexpected or previously unidentified contamination was not 
encountered during the course of development works.  
 
If, during development, unexpected contamination is found to be present on the 
site, no further works shall be carried out at the affected location until the following 
are submitted to the Local Planning Authority for approval:  
I. Risk Assessment (GQRA or DQRA);  
II. Remediation Strategy & Verification Plan;  
 
If remediation is required, it shall be carried out in accordance with the approved 
Remediation Strategy. Upon completion of remediation works, a Verification 
Report shall be submitted for approval. The Verification Report must include 
information validating all remediation works carried out; details of imported 
materials (source/quantity/suitability); details of exported materials; and details of 
any unexpected contamination.  
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
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and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 

 

21. Any soil or soil forming materials to be brought to site for use in garden areas, soft 
landscaping, filling and level raising shall be tested for contamination and 
suitability for use.  
Proposals for contamination testing including testing schedules, sampling 
frequencies and allowable contaminant concentrations (as determined by 
appropriate risk assessment) and source material information shall be submitted to 
the Local Planning Authority for approval prior to any soil or soil forming materials 
being brought onto site.  
The approved contamination testing shall then be carried out and validatory 
evidence (soil descriptions, laboratory certificates, photographs etc.) submitted to 
Local Planning Authority for approval prior to the development being brought into 
use. 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 

 

22. Prior to occupation the applicant shall provide: 
 

• 1 no. electric vehicle (EV) charging point (minimum 7kW*) per dwelling 

• Cable routes to be provided for all parking spaces which do not have access to 
an electric vehicle charging point. 

 
Certification and photographic evidence of the installation of the agreed electric 
vehicle charge points shall be submitted to Local Planning Authority for approval 
prior to the development being brought into use.  The infrastructure shall be 
maintained and operational in perpetuity. 
 
*Mode 3, 7kW (32A) single phase, or 22kW (32A) three phase, and for 50kW 
Mode 4 rapid charging may be required. British Standard BS EN 61851-1:2019 to 
be used. Further information regarding minimum standards can be found at 
https://www.gov.uk/transport/low-emission-and-electric-vehicles.  
 
Reason. To encourage the uptake of ultra-low emission vehicles and ensure the 
development is sustainable and to safeguard residential amenity, public health and 
quality of life with respect to Local Air Quality, in accordance with paragraphs 
112e, 117e, 187e and 199 of the National Planning Policy Framework (December 
2024) and Places for Everyone Policy JP-S5 (Clean Air).  

 

23. No development shall commence unless and until a scheme to minimise dust 
emissions has been submitted to the Local Planning Authority for approval. 
The scheme shall include details of all dust control measures and the methods to 
monitor emissions of dust arising from the development.  The development shall 
be implemented in accordance with the approved scheme with the approved dust 
control measures being retained and maintained in a fully functional condition for 
the duration of the development hereby approved. 
Reason. To reduce the impacts of dust disturbance from the site on the local air 
quality and the environment in accordance with paragraph 187e of the National 
Planning Policy Framework (December 2024) and Places for Everyone Policy JP-
S5 (Clean Air).  
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24. The development shall be carried out in accordance with the submitted flood risk 
assessment (Response to Environment Agency/ 27th October 2025) and the 
following mitigation measures it details: 
 

• Finished floor levels shall be set no lower than 68.50 metres above Ordnance 
Datum (AOD) 

 
These mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the scheme’s timing/phasing arrangements. The 
measures detailed above shall be retained and maintained thereafter throughout 
the lifetime of the development. 
Reason. To reduce the risk of flooding to the proposed development and future 
occupants pursuant to Unitary Development Plan Policies EN7/3 - Water Pollution, 
EN7/5 - Waste Water Management Places for Everyone Joint Development 
Framework Policy JP-S4 - Flood Risk and the Water Environment and chapter 14 - 
Meeting the challenge of climate change, flooding and coastal change of the 
NPPF. 

 

25. No drainage systems for the infiltration of surface water to the ground are 
permitted where adverse concentrations of contamination and known or suspected 
to be present other than with the written consent of the local planning authority. 
Any proposals for such systems must be supported by an assessment of the risks 
to controlled waters. The development shall be carried out in accordance with the 
approved details. 
Reason. To ensure that the development does not contribute to, and is not put at 
unacceptable risk from or adversely affected by, unacceptable levels of water 
pollution in line with paragraph 187 of the National Planning Policy Framework. 

 

26. Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the local planning 
authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to groundwater. The 
development shall be carried out in accordance with the approved details. 
Reason. To ensure that the proposed piling, does not harm groundwater 
resources in line with paragraph 187 of the National Planning Policy Framework 
and Position Statement J of the ‘The Environment Agency’s approach to 
groundwater protection’. 

 

27. The noise mitigation scheme as set out within chapter 5 of the approved Noise 
Impact Assessment Version 5 dated 13th October 2025 shall be implemented in 
full prior to occupation of the dwellings hereby approved and thereafter maintained 
at all times.  
Reason. To protect the amenity of the occupants of the premises once the 
development hereby approved is occupied pursuant to Bury Unitary Development 
Plan Policy EN7/2 - Noise Pollution. 
 

 
For further information on the application please contact Helen Pressley on 0161 253 5277  
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Ward: Radcliffe - East Item   02 

 
Applicant:   
 
Location: 25 Thomas Street, Radcliffe, Manchester, M26 2UH 

 
Proposal: Change of use from public house (Sui Generis) to a 15 Bedroom (18 Persons) HMO 

together with first floor extension at side/rear and single storey extension at rear 
 
Application Ref:   72127/Full Target Date:  01/10/2025 
 
Recommendation:  Approve with Conditions 
 
Description 
The application relates to a former public house which is located in Radcliffe Town Centre 
which has been vacant since 2022.   
The property is a part two storey, part single storey detached building with an external 
staircase and side entrance on the southern elevation and an enclosed yard and patio area 
at the rear. 
 
The property is located fronting Thomas Street directly between two public car parks (to the 
north and south) with a further car park to the east accessed from Seymour Street.  To the 
west is a cobbled back street beyond which are shops and business premises fronting 
Blackburn Street.   
 
Planning permission was granted in January 2025 for the conversion of the public house to 
a 10 bed HMO.  Internally, 6 bedrooms and a communal room were proposed at the 
ground floor with 4 bedrooms at the first floor. Externally, it was proposed to demolish the 
external staircase and side entrance and provide a 10 cycle bike store and bin store an area 
for outdoor amenity.  
 
This application seeks the conversion of the building to a 15 bed/18 person HMO with a first 
floor extension at the side/rear and a single storey rear extension.  
 
The proposed first floor side/rear extension would be located on the southern side on top of 
the existing single storey element and the single storey rear extension attached to the 
existing outrigger.  Materials would be render to match the existing. 
 
At the ground floor it is proposed to provide 7 bedrooms - 6 no single occupancy and 1 no. 
double occupancy.  A communal kitchen/ diner would be located in the rear outrigger and 
new extension to provide 31.2sqm of communal space.  
At the first floor would be 8  bedrooms - 6 no. bedrooms in single occupancy and 2 no. 
bedrooms in double occupancy. 
 
Each bedroom would have en-suite facilities, desk, kitchenette facilities fridge/storage and 
cupboard.  
 
It is proposed to provide 3 parking spaces in total, 1 parking space on the back street at the 
rear of the building and 2 parking spaces within the rear yard area which would be accessed 
from the back street.  The outdoor space would also provide a cycle store for 20 bikes and 
communal seating area with bench seating.  The existing paved area at the front of the site 
would be used to house a bin store.   
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Certificate C has been signed and the application advertised in the press as the site 
includes land outside the applicant's ownership.   
 
Relevant Planning History 
71353 - Change of use from Public House (sui generis) to a 10 Bedroom (single occupancy) 
HMO - approved 29/1/25. 
 
Publicity 
Letters sent to 32 properties on 8/8/215. 
Site notice posted 14/8/25.  
 
4 objections received which raise the following issues -  
 

• The building is located directly opposite a children's nursery 

• Currently the local area is already having flats being developed, this additional housing 
isn't necessary for the area 

• The area hasn't even finished the high school or the leisure facilities adding a HMO to 
this area would not be in Radcliffe's our local occupiers best interest  

• We do not need any more HMO's in the Radcliffe area.  

• Develop the area for flats for working people or affordable housing.  

• We don't have enough doctors or dentist to accommodate more people.  

• Insufficient parking provision and the resulting impact on local residents and visitors. 

• While there are public car parks nearby on Thomas Street, Cross Street, and at the 
Civic Centre, these facilities are already heavily used, particularly during weekdays and 
frequently reach full capacity which pushes overflow parking onto surrounding side 
streets such as Halstead Close. 

•  It also places additional pressure on parking availability for visitors to local amenities, 
including the nearby health centre, which is an essential community facility. 

• An HMO of this scale is unlikely to have a positive impact on the town which is currently 
undergoing very expensive regeneration. 

• HMOs generally add to anti social behaviour in an area including littering/fly tipping.  

• I don't think the council should encourage low quality renting. It is well known that 
people living in HMOs often have poor landlords.  

 
Those who have made representations have been notified of the Planning Control 
Committee meeting.  
 
Statutory/Non-Statutory Consultations 
Traffic Section - No objections subject to conditions.  
Environmental Health - Pollution Control - No comments to make 
Environmental Health - Commercial Section - No response received 
Waste Management - No objection.  
Greater Manchester Police - designforsecurity - No response received.  
Adult Care Services - No response received 
Housing - Public Protection - No objection. 
 
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 
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H2/4 Conversions 
H5/1 Area Improvement 
EN1/2 Townscape and Built Design 
EN7/2 Noise Pollution 
HT2/4 Car Parking and New Development 
S1/2 Shopping in Other Town Centres 
S2/3 Secondary Shopping Areas and Frontages 
Area 
RD1 

Blackburn Street/Dale Street/Church Street West 

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-S2 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 areas'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 town centre setting where there are a mix of commercial 
and business premises as well as residential flats and houses, notably above shops or 
directly opposite the site on Halstead Close.  The site is in a highly sustainable area with 
access to public transport and local services and amenities. 
 
The property and site benefit from an extant permission for the change of use to an HMO 
and as such the principle for this tenure of housing has been established.  
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The issues of this application concern the intensified occupation of the building and resulting 
associated facilities of communal spaces, bin and cycle store and parking. 
These issues are discussed below.  
 
Layout 
There would be 15 bedrooms (3 in double occupation) over two floors with a single 
communal kitchen/diner located at the ground floor.  
All the bedrooms for both the single and double units would comply with national minimum 
space standards for HMO's and licensing standards and the communal kitchen would be of 
a size and provide adequate kitchen facilities to meet Bury Council's HMO Guidance.  
 
The yard area would be of an adequate size to facilitate 2 parking spaces and cycle store 
plus an area for sitting out and drying washing.   
The bin store would be located at the front of the site on an existing paving area and 
accessed directly from Thomas Street on collection days.  
 
The HMO Licensing Section have no issues subject to the applicant obtaining an 
appropriate license.  
 
It is therefore considered the proposed development would comply with H2/4, EN1/2 and 
SPD13.  
 
Impacts on residential amenity 
The property is detached and there are public car parks either side of the building. The 
nearest residential dwelling would be the flats over the shop to the rear of the site on 
Blackburn Street over 10m away and houses to the east on Halstead Street more than 20m 
away.  
 
There would be acceptable separation distances from habitable room windows in the 
proposed HMO to nearby residential properties in compliance with SPD6 and it is therefore 
considered that there would not be a significant impact on overlooking or privacy of 
neighbours.   
 
The property was formerly a public house which would itself have generated a level of 
activity , noise and disturbance and at different times of the day.   Whilst there would be an 
increase in occupation of 8 people from the previously approved 10 person HMO, it is 
considered that comparative to a pub, the proposed use and number of occupiers would not 
cause undue noise and disturbance to the area nor intensify the use of the building to a 
significantly harmful degree. 
 
The proposed outdoor communal space would be provided in the former pub beer garden 
and would be used for parking for two cars, provide cycle storage and areas to sit out, 
comparative to a pub use it is considered that impacts on the surrounding area would not be 
exceptionally harmful compared to the previous use.  The site is also in a town centre 
location where there would be an expectation of comings and goings in the area and it is 
considered the proposed use would not significantly add to activity and disturbances.  
 
The proposed use would also bring back into use a vacant building and therefore 
occupation would benefit from natural surveillance over the area and upkeep of the 
grounds.  
 
It is therefore considered the proposed development would not have an adverse impact 
upon the residential amenity of neighbouring properties and would be in accordance with 
Policies EN1/2 and H2/4.  
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Highway issues 
The site is located in Zone 2 for parking and SPD11 requires 0.25 unallocated spaces per 
bedroom which would equate to 3.75 spaces (rounded up to 4). The application proposes 3 
spaces.    
SPD11 does however state that alternative provision levels are considered on a case-by-
case basis. 
 
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 are two public car parks 
either side of the property and another public car park opposite. 
Located within a town centre and a highly sustainable area, there are good links to public 
transport and a wide range of shops, local services and facilities to meet the needs of future 
occupiers.  
 
The development also proposes a cycle store with space for 20 cycles which would comply 
with SPD11 which requires one secure covered space per bedroom.  
 
The property previously operated as a public house without any parking and it is considered 
that given the sustainable town centre location, links to transport systems and nearby public 
car parks, dedicated parking for the development would not be necessary in this instance.   
The NPPF at para 117 states that applications for development should give priority to 
pedestrian and cycle movements and facilitate access to high quality public transport. 
PfE Policy JP-P1 Sustainable Places advocates efficient uses of land and development 
which is well connected to local facilities and public modes of transport. 
 
The bin store would be located at the front of the site and a new drop kerb would be 
installed to facilitate access for waste management on collection days.   
 
The Highway Authority have raised no objection subject to a condition for the provision of 
the cycle and bin store prior to commencement of the use.  
 
It is therefore considered that given the sustainable location and access to good transport 
links and local amenities, in addition to the benefits of providing housing in the area, the 
proposed development is considered to be acceptable and would comply with the principles 
of sustainable development.  
 
Policy JP-S2: Carbon and Energy 
In compliance with Policy JP-S2 of the Places for Everyone (PfE) plan, the development 
proposes to minimise energy demand and maximise energy efficiency including measures 
to achieve a high APC, smart thermostats, energy saving lights and to align with 2022 Part 
L Building regulations.  
The development would comply with JP-S2.  
 
Policy JP-C2: Digital Connectivity 
The development would support high quality infrastructure by including full fibre broadband. 
the proposed development would comply with policy JP-C2.   
 
Response to objections 

• The 'type' of occupier of an HMO is not a material consideration.  There is no evidence 
to suggest that the proposed development would result in associated issues of noise, 
littering or anti social behaviour, which are covered in any event by other legislation and 
by council services. 

• With regards to parking, an HMO tends to have lower car ownership levels,  within a 
sustainable town centre location is considered acceptable.  
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• In terms of the location of HMO's, whether it be Radcliffe or any other area, applications 
are assessed on a site by site basis and on merit. 

• An HMO offers an alternative type of housing tenure to meet the areas housing needs. 

• Radcliffe has a range and number of local facilities and services and it is considered that 
an additional 18 residents (or an additional 8 above the approved HMO) would not put 
significant pressure on local services. 

• All other issues 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. 

 

2. This decision relates to drawings  
 
Project number GSS24124 -  
 
Existing plans 002A 
Existing and proposed site plan 502 rev 5 
Revised proposed floor plans 003A rev 3 
Revised proposed elevations 003B rev 2 
 
20 space Amazon TT Shelter rev 00 
Bike shelter specification by the Bike Storage Company  
 
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.  

 

3. The use hereby approved shall not be commenced unless and until the footway 
and verge crossing shown indicatively on approved plan reference GSS24124.2 
502 Revision 5 required to access the relocated bin storage facilities has been 
implemented to a specification and in a position to be agreed with the Highway 
Authority and the Local Planning Authority pursuant to policies EN1/2, H2/4, JP-C5 
and JP-C8.  

 

4. The car parking, cycle and bin storage facilities indicated on approved plan 
reference GSS24124.2 502 Revision 5 shall be made available prior to the use 
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hereby approved commencing and maintained thereafter. 
Reason.  To ensure adequate car and cycle parking/storage and the storage and 
disposal of refuse within the curtilage of the site, clear of the adopted highway, in 
the interests of highway safety pursuant to Policies EN1/2, H2/4 and JP-C8.  
 

 
For further information on the application please contact Jennie Townsend on 0161 253-5320  
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Ward: Whitefield + Unsworth - Unsworth Item   03 

 
Applicant:  Watson 
 
Location: Spurr House, Pole Lane, Bury, BL9 8QL 

 
Proposal: Demolition of existing buildings, site clearance works including removal of areas of 

hardstanding and the erection of two blocks of apartments, comprising 60 no. 
residential units, relocation of existing site access, and associated landscaping 

 
Application Ref:   72240/Full Target Date:  25/11/2025 
 
Recommendation: Minded to Approve 
 
It is recommended that this application is Minded to Approve subject to the signing 
and completion of a S106 Agreement for Affordable Housing  in accordance with UDP 
Policy H4/1 and SPD5.  If the agreement is not signed within a reasonable timeframe, 
then delegated authority is sought by the Development Manager to determine the 
application.  
 
Description 
The application site area is approximately 0.67ha and comprises a vacant single storey 
building which previously operated as a care home.  The car park is located on 
hardstanding at the front of the site with grassed areas, tree planting and informal 
landscaping along the frontage and around the outside of the building.   
There is one access into and out of the site and a pedestrian path which leads to the main 
entrance.  
 
The site is bounded by Unsworth Cricket and Tennis Club at the south, Unsworth Academy 
to the east and a pair of semi-detached dwellings with three/four storey residential flats to 
the north. Opposite the site are two storey suburban dwellings. 
 
The application proposes the demolition of the existing buildings and redevelopment of the 
site to provide 2 blocks of apartments comprising 15 x 1 bed and 45 x 2 bed with associated 
parking and access.  
 
The apartment blocks would have an 'L' shaped arrangement.  Block A would front Pole 
Lane and would be 3 storey high and provide 23 units 5 x 1 bed and 18 x 2 bed).  Block B 
would be 4 storey in height and positioned to the rear of the site to create a parking court 
and vehicular access between the two buildings and would provide 37 apartments (10 x 1 
bed and 27 x 2 bed).  
 
The design of the buildings would be modern and contemporary in approach with a vertical 
emphasis to elevations and window placements.   Areas of the buildings would be 
recessed and balconies provided to some of the apartments.  
Elevations would comprise contrasting brickwork with a lighter brick to the balconies and 
entrance. Windows and doors would be black upvc frames.  
The apartments would incorporate sustainable features including thermal efficient windows 
and doors, thermal insulation, air source heat pump and mechanical ventilation and heat 
recovery system. 
 
Vehicular access and egress to the site would be from the existing entrance which is 
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located at the south western side of the site and a separate pedestrian access from Pole 
Lane would be provided to the north of the site. 
A total of 63 parking spaces for the apartments would be provided with an additional 7 
spaces for visitors.  A secured cycle store would be provided on the ground floor of each of 
the blocks to provide a total of 70 cycle spaces. Two communal bin stores would be located 
at either end of the site.  
 
The development would require the removal of 16 trees, four groups of trees and the partial 
removal of one group. The remaining 23 individual trees and 8 groups of trees would be 
retained and a landscaping plan has been submitted with proposals for tree planting around 
the site and particularly to the frontage and boundaries.  
 
Relevant Planning History 
02997/E - Demolish existing single storey building and construct 15 new houses, including 
10% affordable homes - Enquiry completed 31/07/2024 
03025/E - Two blocks of apartments, delivering 60 residential units. The development  
includes the relocation of the site access further south on Pole Lane, 62 parking spaces and 
associated landscaping. - Enquiry completed 14/11/2024 
57662 - Externally illuminated single sided totem sign (retrospective) - Approve with 
Conditions 18/07/2014 
69361 - Conversion of short stay residential home (Class C2) to a pupil referral unit (Class 
F1) for educational use; Single storey extensions and associated landscaping, additional 
parking and external works  - Approve with Conditions 28/06/2023 
71384 - Demolition of existing buildings, site clearance works including removal of areas of 
hardstanding, tree removal, disconnection of existing services and site levelling - Withdrawn 
by Applicant 16/01/2025 
 
Publicity 
Letters sent to 73 properties on 1/89/25. 
Site notice posted 3/9/25. 
Press advert 5/9/25. 
 
32 objections received with the following issues raised-  
 
Environmental impact 
   

• Removal of established trees would negatively affect the local environment. 

• These contribute to local character, improve air quality and provide habitats for wildlife 
including bats, a protected species.  

• Impact of local amenity and would reduce quality of life for existing residents. 

• Increase in traffic will worsen air quality due to additional fumes from cars queuing and 
idling on a road that is already gridlocked at busy times. 

• Loss of trees would increase surface water run-off and raise the risk of drainage 
problems. Replacement planting cannot compensate for the decades of maturity that will 
be lost. 

• Construction will bring years of noise, dust, and heavy vehicle movements, directly 
affecting the quality of life of families, older residents, and pupils at Unsworth Academy. 

   
Pressure on local infrastructure  

• Limited local facilities - a post office, a doctors' surgery, a dentist, and a few small 
shops. These services are already stretched.  

• An influx of new residents on this scale would place significant additional pressure on 
essential resources, making it harder for existing residents to access appointments and 
local amenities. 
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Traffic Congestion  

• Already heavily congested area and suffers high traffic volume, school traffic and 
roadway layout around Pole Lane. 

• Pole Lane is already extremely difficult to navigate. Drivers with blue badges (and many 
others who don't) park on the double yellow lines outside the Post Office which creates 
a bottleneck which has led to many altercations over the years.  

• 60 flats will bring a large increase in traffic in the area with potentially up to 120 new 
vehicles. This will impact pedestrian safety. Pole Lane was not designed for this volume 
of traffic.  

• The roads cannot cope and children will be put at risk 

• Compounded by deliveries and servicing of the site 
    
Inadequate parking/parking pressure 
   

• More flats will just make this parking pressure worse.  

• 60 car parking spaces is not enough for 60 households.  

• The Office for National Statistics reported that in 2021, 34% of households in the 
Unsworth area had two or more vehicles. If we apply the percentage (34%) to the 60 
proposed new households then there will be 80 vehicles requiring parking spaces. 
Vehicles will probably be parked on Pole Lane or Willow Drive. Pole Lane is already 
congested daily with parked vehicles on both sides outside the Spurr House site. 
Additional vehicles will make the roads even more dangerous.  

• Should negotiate additional parking on John Holts car park.  
   
Footfall / Pedestrian safety  
   

• This area has heavy pedestrian footfall. There are a number of local schools and Pole 
Lane is a cut through for young people and families. 

• Potential for additional parked cars which can't be accommodated on the Spurr House 
site.  

• Willow Drive is blind exit / entrance; further parked cars will increase this hazard. 

• Traffic will cause safety issues for school children 

• There is a school at the top of the road where pedestrian safety is already a concern.  

• Bury Council need to monitor traffic in the area 
 
Development out of keeping with the area  
  

• Not opposed to the redevelopment of the site, the previous plan to use the site for 
special education provision was an ideal use and the existing building relatively simple 
to re-purpose 

• The building of these flats will ruin the area, they should not be allowed to build high rise 
flats as it is not in keeping with the area. 

• More suitable to semi or detached properties and family homes.  

• The area cannot sustain so many properties.  

• Fails to respect the scale, density and character of the area 

• Out of keeping with the character of the area 
 
Impacts on amenity 

• Overlooking 

• Fundamentally undermine a peaceful, safe family friendly environment 

• Dominate the landscape 

• Overshadow homes and remove natural light 
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• Over development - plain and simple 
 
Other 

• This is a formality and prelims have already started - just for maximum profits for 
developer and Bury MBC.  

• Suggested Alternatives/Conditions -  
1.  The end of the road must be opened up to provide a second access/exit point to 
alleviate congestion;   
2.  Parking should be properly managed with opening up the use of the car park behind the 
Bay Horse Pub;  
3.  A thorough traffic and environmental impact assessment must be carried out, with 
measures to protect residents and local wildlife from the adverse effects of such a large 
development. 
 
Those who have made representations have been informed of the Planning Control 
Committee meeting.  
 
Statutory/Non-Statutory Consultations 
Traffic Section - No objection subject to conditions 
Waste Management - No response received 
Borough Engineer - Drainage Section - No objection subject to condition 
Environmental Health - Contaminated Land - No objection subject to condition 
Greater Manchester Ecology Unit - CHECK ANITE 
Greater Manchester Police - designforsecurity - No objection subject to implementation 
of the Crime Impact Statement 
United Utilities (Water and waste) - Recommend the submission of a drainage scheme.   
Planning & Building Regs Consultation Fire Protection Dept - No response received 
Public Health - No response received 
Transport for Greater Manchester - Comments provided and would defer to the Local 
Highway Authority on parking, access and servicing.  
 
Pre-start Conditions - To be confirmed 

 
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 
H4/1 Affordable Housing 
EN1/2 Townscape and Built Design 
RT2/2 Recreation Provision in New Housing Development 
HT2/4 Car Parking and New Development 
HT5/1 Access For Those with Special Needs 
JP-C1 Our Integrated Network 
JP-C2 Digital Connectivity 
JP-C5 Streets For All 
JP-C6 Walking and Cycling 
JP-C8 Transport Requirements of New Development 
JP-D2 Developer Contributions 
JP-G8 A Net Enhancement of Biodiversity and Geodiversity 
JP-H1 Scale of New Housing Development 
JP-H2 Affordability of New Housing 
JP-H3 Type, Size and Design of New Housing 
JP-H4 Density of New Housing 
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JP-P1 Sustainable Places 
JP-S1 Sustainable Development 
JP-S2 Carbon and Energy 
JP-S3 Heat and Energy Networks 
JP-S4 Flood Risk and the Water Environment 
JP-S5 Clean Air 
SPD1 Open Space, Sport and Recreation Provision 
SPD5 DC Policy Guidance Note 5: Affordable Housing 
SPD11 Parking Standards in Bury 
EN6/3 Features of Ecological Value 
 
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. 
 
Housing Land Supply and Principle of Residential Development 
The National Planning Policy Framework (NPPF) is a material planning consideration in 
planning decisions, and emphasises the Government's objective of significantly boosting the 
supply of homes. The Framework states that local planning authorities should identify and 
update annually a supply of specific deliverable sites to provide a minimum of five years' 
worth of housing, with either a 5% buffer to ensure choice and competition in the market for 
land, or a 20% buffer where there has been significant undelivery of housing over the 
previous three years. As set out in NPPF paragraph 78, the supply of housing must be 
assessed against the housing requirement set out in adopted strategic policies where these 
are less than five years old.  
 
The joint Places for Everyone Plan was adopted with effect from 21 March 2024 and sets 
the up-to-date housing requirement for Bury against which the deliverable supply of housing 
land must be assessed. PfE Policy JP-H1 sets the following stepped targets for Bury: 
- 246 homes per year from 2022-2025; 
- 452 homes per year from 2025-2030; then 
- 520 homes per year from 2030-2039. 
 
Bury's Strategic Housing Land Availability Assessment is an assessment of potential sites 
for residential development and is used to assess the housing land supply. It includes sites 
that have an extant planning permission, sites allocated through the joint Places for 
Everyone Plan and sites that have potential to obtain planning permission in the future. This 
shows that there are a number of sites within the Borough with the potential to deliver a 
significant amount of housing. However, not all of these sites will contribute to the 
deliverable land supply calculations as many sites will take longer than five years to come 
forward and be fully developed.  
 
The Council has carried out an assessment of the housing land supply to determine 
whether sites meet the deliverability tests in the NPPF and can contribute to the five year 
supply of housing land. Based on the 2025 5-year supply statement, the Council has 
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demonstrated a 4.3 year supply of housing land. This includes a 20% buffer (as currently 
required in Bury due to past under delivery) and accounts for past oversupply when 
assessed against the adopted PfE housing requirement.??The Council is therefore currently 
unable to demonstrate a deliverable five-year supply of housing land against the adopted 
housing requirement. 
 
The National Planning Policy Framework also sets out the Housing Delivery Test (HDT), 
which is an assessment of net additional dwellings provided over the previous three years 
against the homes required. Where the test indicates that the delivery of housing was 
substantially below (less than 75%) the housing requirement over the previous years, this 
needs to be taken into account in the decision-taking process. The latest results published 
by the Government (the 2023 measurement published on 12 December 2024) show that 
Bury has a HDT result of less than 75%.  
 
The five year supply position and the housing delivery test result need to be treated as 
material factors when determining applications for residential development. 
 
Paragraph 11(d) of the National Planning Policy Framework states that where there are no 
relevant development plan policies, or the policies which are most important for determining 
the application are out-of-date, planning permission should be granted unless: 
i. The application of policies in the Framework that protect areas, or assets of particular 
importance, provide a strong reason for refusing the development proposed; or 
ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the Framework, having particular regard to 
key policies for directing development to sustainable locations, making effective use of land, 
securing well-designed places and providing affordable homes, individually or in 
combination. 
 
This means that as a result of the lack of five year supply and the latest published HDT 
result the 'tilted balance' set out in NPPF paragraph 11(d) applies and planning permission 
should be granted unless the above points Para 11(d) i or ii apply.  
 
The site is a brownfield site in a sustainable location and residential development is 
considered acceptable in principle. 
 
Housing  
  
Type, Size and Design of New Housing  
 
PfE Policy JP-H3 - Seeks to provide an appropriate mix of dwelling types and sizes. All new 
dwellings must 1. comply with the nationally described space standards and 2. be built to 
the 'accessible and adaptable standard in Part M4(2) of Building Regulations unless specific 
site conditions make this impracticable.  
 
All the units would meet NDSS and comply with accessible and adaptable standards in Part 
M4(2) of Building Regulations which would be secured by condition. 
 
Density  
  
PfE Policy JP-H4 - Requires new housing development to be delivered at a density 
appropriate to the location, reflecting the relative accessibility of the site by walking, cycling 
and public transport and the need to achieve efficient use of land and high-quality design. 
Policy JP-H4 sets out minimum densities that should be considered. The site falls in an area 
where a minimum density of 35 dwellings per hectare applies.  
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The site covers an area of approximately 0.6725 hectares, so 60 dwellings would equate to 
89 dwellings per hectare, which would comply with Policy JP-H4. 
 
Affordable Housing 
 
In accordance with UDP Policy H4/1, SPG5 and the current NPPF a development of 60 
units would be required to deliver 25% affordable housing which equates to 15 units.   
 
This scheme is for 100% affordable housing and therefore exceeds the planning policy 
requirement.  
 
The applicant has confirmed that there would be a mix of affordable tenures of social rent 
and rent to buy.  
 
The affordable housing would be secured through a Section 106 Agreement. The 
Agreement would be appropriately worded to ensure it does not restrict an RP from 
securing Homes England Affordable Homes Programme funding. The Council would wish to 
secure nomination rights for the affordable housing, and ensure that the allocation of any 
rented units will be in accordance with a Nomination Agreement between the RP and Bury 
Council.  
 
Layout, scale and design 
The development proposes two blocks of apartments, Block A and B. 
 
Block A would be 3 storey in height and would be situated to front Pole Lane set back 
approximately 6.6m from the footway and as such would provide a degree of relief to the 
street scene.  This would be a similar arrangement to the 3 and 4 storey flats at Pole Lane 
Court which are located to the north and which are similarly set back from the road.  The 
houses on Pole Lane are 2 storey in height and as such it is considered that the scale of the 
a 3 storey apartment block set back from the road would assimilate within the streetscape.  
 
Block B would be located at the rear of the site and this would be predominantly 4 storey 
stepping down to 3 storey at the front of the building.  When viewed from the streetscene 
which would be approximately 37m away, the additional storey would not be unduly 
perceptible or considered to over-dominate the area.  
 
Between Blocks A and B would be a parking court with the remainder of the parking spaces 
located at the side of the buildings.  It is proposed to provide 70 parking spaces in total, 63 
spaces for residents which includes 3 accessible spaces and 7 for visitors which given the 
sustainable location and proximity to the local centre is considered to be an acceptable 
apartment to parking ratio for his type of Affordable Housing development (see further 
analysis in the Highway section below).  
The site would also provide two communal bin store areas for each Block enclosed by a 
1.8m high timber boarding.  
 
The existing access would be utilised and acceptable levels of visibility provided in 
accordance with Highway requirements.  
 
The development would require the removal of 16 trees but a significant portion of the 
overall landscaping would be retained along the boundaries, which would be strengthened 
by additional planting and vegetation. A low native hedge would be planted along the front 
of the site behind 1.2m high black railings and the additional tree planting along the front 
boundary would further soften the development within the streetscape.  
 
The proposed layout is considered to make optimal use of the land available to provide 
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much needed affordable Housing for the Borough whilst retaining a large part of the existing 
vegetation and trees and the scope to further enhance the site by proposals to plant trees, 
hedges and create green spaces. and maintain a sense of openness.  
 
The scale of development is considered commensurate with the area, which hosts a mix of 
development form 3/4 storey flats to 2 storey dwellings. 
 
It is therefore considered that the proposed layout would be acceptable and comply with 
policies H2/1, H2/2, EN1/2 and JP-H3.  
 
Design and appearance 
In terms of design, the development would have a contemporary and modern appearance 
with a vertical emphasis to the elevations incorporating full height windows and the massing 
of the blocks would be broken down by stepping in parts of the elevation.  
 
The surrounding dwellings are largely red brick builds and this approach would be reflected 
in the development which would comprise two types of red bricks different red bricks to 
provide a contrast within the facade.  Visual interest would also be achieved by the use of 
a grey brick type to balconies which area proposed on some parts of the building.  
 
The roof would be flat which would not only reflect the design of the adjacent apartment 
building but would allow for the provision of solar panel across a proportion of the 
roofscape.  
 
Windows and doors would be black upvc which would contrast well with the red brick tones 
of the building.  
 
The height variations of the 3 and 4 storey elements would also add interest to the building 
when viewed from Pole Lane. 
 
It is therefore considered the proposed development would assimilate and integrate well 
within the area and streetscene and would accord with policies EN1/2, H2/1, JP-H3 and the 
principles of the NPPF.  
 
Impact upon residential development 
SPD6 provides guidance on aspect standards between residential properties and would be 
relevant in this case. The aspect standards are based on a two storey building and for each 
additional storey in height a further 3 metres should be added onto the aspect standard. 
There should be a distance of 13m between a ground floor habitable room window and 
blank elevation and 6.5m between directly facing windows and 7m is used as the minimum 
distance between first floor habitable room windows and a directly facing boundary.  
 
In terms of separation distances to surrounding houses, there would be a distance of 22m 
from the front elevation of Block A and the side gable of No 1 Willow Drive and as such 
aspect standards would be exceeded. 
 
There would be a distance of between 23.5m and 25m from the front elevations of the 
houses opposite the site on Pole Lane and Block A and as such there would be acceptable 
levels of separation.   
 
To No 241 Pole Lane to the north, there would be 21m from a directly facing window on 
Block A and to flats on Pole Lane Court there would be a distance of 27m from Block B and 
as such considered not to cause significant privacy issues.  
At the rear of the site is Unsworth Academy and to the south Unsworth cricket and tennis 
club and given the separations to the boundary and additional tree planting it is considered 
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the development would not affect these areas in terms of impacts on amenity. 
 
The applicant has carried out a sunlight/daylight assessment at 3 times during the day 
during Spring, Summer, Autumnal and Winter Solstice to determine the level of shadowing 
by the proposed development to the surrounding area.  The assessment demonstrates that 
there would be no significant overshadowing or impacts on light to the surrounding 
properties.  
 
As such, it is considered the proposed development would not have a significantly harmful 
impact on the privacy of adjacent occupiers or result in an overbearing relationship to 
surrounding properties. 
 
The proposed development is therefore considered to be acceptable and would comply with 
Policies H2/1 and EN1/2  
 
Highways  
Access 
The development proposes to utilise the existing access as the in/out route with works to 
form new radius kerbs at the site entrance.  The new access would lead to a courtyard 
area where the parking for the development is proposed and would be wide enough to 
accommodate refuse vehicles and emergency vehicles. 
There would be a pedestrian access into the site towards the northern end of the 
development which would lead to the entrance at the rear of Block A and across the 
courtyard to access Block B. 
 
The Highway Authority have been consulted and subject to conditions have no objection to 
the access arrangements. 
 
Parking 
For this scheme, SPD11 would require 1.5 spaces per unit to be provided which would 
equate to 90 parking spaces.   
 
The applicant originally proposed to provide a total of 63 parking spaces which included 
visitors.  Following negotiations, the development now proposes to provide 70 parking 
spaces in total. There would be 60 spaces, one for each of the units, 3 accessible spaces 
and 7 visitor spaces. 
 
The development would provide 100% affordable accommodation which statistically tends 
to generate lesser car ownership than other types of residential schemes, with reliance 
being more on public transport and alternative means of travel and the proximity of local 
amenities and services.  The NPPF emphasises the principles of sustainable development 
and advocates lesser reliance on parking, and development where appropriate, should 
encourage alternative means of travel.  
The NPPF at para 116 also states that development should only be prevented or refused on 
highway grounds if there would be an unacceptable impact on highway safety, or the 
residual impacts on the road network, following mitigfation, would be severe, taking into 
account all reasonable future scenarios.  
 
The proposed development is in a sustainable location within easy access of bus routes 
with local amenities close by which will encourage and enable people at the development to 
make sustainable transport choices. The development would be located within walking 
distance of a Local Shopping Centre (circa 100m away) where there are a good range of 
facilities, services and shops. There are bus stops on Parr Lane and Sunnybank Road 
which are also within walking distance and provide public transport to the town centre to the 
north and areas of the borough to the south.  
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The site benefits from good levels of accessibility by foot, with Unsworth and some areas of 
Whitefield, as well as numerous local facilities being only a short walk from the site, allowing 
walking to be a viable alternative to private car use for prospective residents. 
 
In terms of cycle provision, the development would provide 70 covered and secured cycle 
spaces (32 in Block A and 38 in Block B) which would be located at the ground floor level 
and which would be in compliance with SPD11.  
 
Given the benefits of providing 100% affordable accommodation which would contribute to 
the housing needs of the borough, the location of the site close to a local centre with a 
range of shopping facilities and services, proximity of bus stops and the emphasis on 
sustainable development and travel it is considered that 70 spaces for the 60 unit 
development would be acceptable.   
 
The proposed development would therefore comply with policies JP-C1, JP-C5, JP-C6 and 
JP-C8.   
 
Trip generations and impacts on the Local Highway Network are assessed in the response 
from TfGM below.  
 
TfGM 
Development Impact 
TfGM HFAS (Highways Forecasting Analytical Services) and TfGM UTC (Urban Traffic 
Control) have reviewed the Transport Statement (TS) issued 
in support of the proposed residential development and have provided comments in 
respect of the relevant sections. 
 
I. Trip Generation 
The development is replacing a current or closed Care Home, so the TS has examined 
the TRICS database to determine the trip generation for the previous use which are a 
handful of trips but an acceptable approach. 
TRICS trip rates have then been applied to determine the trip generation for the 
proposed 60 residential dwellings. The selection criteria is generally sensible but the 
trip rates/generation for residential use appear lower than expected. TfGM HFAS have 
therefore undertaken additional sensitivity testing by altering the selection criteria. 
This doesn't increase the trip generation to over 30 pcus in either peak hour (11-12 
two way trips in both the AM and PM Peak periods). 
As such, TfGM HFAS concur with the TS conclusion that the development is unlikely to 
have a material impact on the local highway network. 
 
II. Internal Access Arrangements 
The TS confirms that the site will be served by a new priority junction from Pole Lane. 
The existing redundant access will be reinstated accordingly. The new access should be 
designed to ensure the provision of tactile paving and dropped kerbs. The TS states that 
visibility splays in accordance with standards contained within Manual for Streets are 
achievable in both directions from the site access. 
The TS notes that car parking provision will be provided in accordance with Bury 
Council’s adopted Parking Standards. 
Swept path plans contained within Appendix D of the TS demonstrate that a refuse 
vehicle can enter and exit the site in a forward gear. However, the manoeuvres do 
appear constrained and in other separate vehicle tracking drawings, appear to rely upon 
the use of parking bays to carry out manoeuvres. 
TfGM would refer to the LHA to determine whether the proposed access, car parking 
and servicing arrangements are considered acceptable. 
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III. Traffic Regulation Orders 
It may be beneficial for a review to be undertaken of the Traffic Regulation Orders in 
the vicinity of the development, with a view to introducing additional parking 
restrictions as appropriate, as well as ensuring adequate parking restrictions remain in 
place and are refreshed accordingly. This will help to discourage pavement parking 
associated with the development and therefore assist in improving the quality of the 
surrounding public realm. 
In particular, the applicant should review the requirement for TROs covering the site 
access and visibility splays on Pole Lane in liaison with the LHA. 
 
IV. Other 
A robust Construction Traffic Management Plan should be employed as part of the 
development. 
 
Site Accessibility 
I. Public Transport 
The nearest bus stops to the site are located on Parr Lane, around a 3-minute walk 
away. These stops provide services to Pendleton, Shudehill and Bury at half hourly 
intervals. It is therefore considered that there is some access to public transport 
services from the site. 
 
II. Active Travel 
In order to encourage walking and cycling, it should be ensured that the pedestrian and 
cycling environment, within and around the site, is designed to be as safe, attractive 
and convenient as possible, including natural surveillance where possible. This should 
provide sufficient links to the surrounding pedestrian and cycle networks. 
 
To establish travel patterns at the beginning of occupation and encourage modal shift 
to sustainable modes of travel, it is important to ensure the facilities are in place to 
support sustainability. Therefore, improvements to the pedestrian environment are required 
to help encourage the uptake of active travel modes by future residents, as 
follows: 
• Footway resurfacing and renewal undertaken as appropriate. 
• Ensure the provision of tactile paving and dropped kerbs across the site access 
and internal access junctions. 
• Reinstate any redundant vehicle access points which served the former site. 
• Ensure the provision of continuous 2-metre-wide footways serving the site. 
 
III. Cycle Parking 
The TS confirms that 70 cycle spaces will be provided to serve the development, which 
is welcomed. 
The cycle store(s) should be lockable and covered – suitable for long stay parking and 
should have sufficient security measures in place such as CCTV and lighting. 
 
IV. Travel Plan 
It is noted that a Framework Travel Plan has been submitted to support the application. 
TfGM recommends that a full Travel Plan is produced for the development, with the 
objective of reducing reliance on the private car, particularly single occupancy use. The 
Travel Plan should be designed to raise awareness of opportunities for reducing travel 
by car and should feature a range of measures and initiatives promoting a choice of 
transport mode, and a clear monitoring regime with agreed targets. 
In order to encourage sustainable journeys to mitigate the traffic impact of the 
development, through the Travel Plan, incentives should be offered to encourage users 
of the site to use public transport and active travel modes through measures such as 
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discounted bus fares, discounted cycles, journey planning etc. 
  
Design for security 
Subject to the details contained within the CIS being adequately addressed, the Design for 
security team would be supportive of the application. 
 
Should the Council be minded to approve the application, the design for security team 
would recommend the inclusion of a condition requiring the scheme is design and 
constructed in accordance with Sections 3.3 & 4 of the submitted Crime Impact Statement 
(Ref: 2022/0482/CIS/02, Version B: 25/07/2025) and/or achieves the Secured by Design 
(SBD) Award. 
 
Ecology 
Summary  
Potential ecological issues include bats, great crested newts, nesting birds, other wildlife, 
invasive species and biodiversity net gain.  
 
Validity of Ecological Reports 
The preliminary ecological appraisal is now approaching 3 years in age and more than 3 
years since the original field survey and the last review in January 2023, under best practice 
guidance the report is no longer valid.  GMEU have however been on-site and accept that 
the baseline habitats are generally unchanged, other than the grassland likely to be slightly 
more rank and with evidence of some natural succession and are therefore willing to accept 
the general findings of the PEA are unchanged.  
 
Specific issues regarding species surveys are below.  
 
Bats 
Current guidance states it is essential that the presence or otherwise of protected species 
and the extent that they may be affected by the proposed development is established before 
the planning permission is granted otherwise all relevant material considerations may not 
have been addressed in making the decision (UK Government Guidance within the ODPM 
Government Circular 06/2005)   
 
Given the passage of time and the recommendations in the Ecological Assessment to carry 
out further bat surveys, GMEU requested the surveys be carried out prior to determination.   
Emergence surveys have been provided.  No evidence of bats roosting was recorded. 
Whilst one survey was outside the optimal survey season but arguably acceptable and the 
other very late in the season, this is additional evidence that points to the buildings not 
being utilised as a bat roost.  Given the long history of failure to find bats, without quite 
meeting best practice, GMEU are satisfied that overall the risk appears very low.  
Precautionary conditions should however be applied to any permission. GMEU recommend 
a condition that if demolition has not occurred prior to April 2026 further dusk emergence 
bat survey be carried out between May and July in any year and the findings provided to 
and agreed in writing by the LPA. 
 
Hibernation surveys of the building found no evidence of bats.  GMEU have no reason to 
doubt the findings of the report.  No further hibernation surveys are required.  
 
Trees previously assessed as having bat roosting potential have now been subject to tree 
climbing inspections.   Two trees could not be ruled out as requiring further survey, T1 and 
T2.  However, both are within the wooded area and currently shown as retained. No further 
surveys are therefore required at this stage.  Six additional trees, T3 - T8, also in the 
woodland were assessed as requiring soft-felling techniques should removal be required. 
Whilst some are clearly retained, others are on the edge of the wood, and as different tree 
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numbering systems have been utilised in the arb report and aerial bat assessment report, it 
is not totally clear whether all will be retained.   
 
A condition is therefore recommended to require further surveys are carried out for trees T1 
and T2 or precautionary working measures for removal of trees in the case of T3-T8 have 
been provided.   
 
Great Crested Newts 
For previous applications entry into District Level Licensing (DLL) has been accepted, given 
the presence of known great crested newt ponds just off-site.  The applicant has confirmed 
that before any vegetation clearance an Ecological Clerk of Works would check vegetation 
for GCN and any other amphibians and hedgehog.  If a GCN or other protected species is 
found, under the DLL it can be moved to an area of suitable habitat that would not be 
impacted by the works.  
 
GMEU have recommended a condition that confirmation is provided to state whether there 
have been any changes on site or provide furtehr oinformation if changes have occured.  
 
Nesting Birds 
Trees and shrubs will be lost, potential bird nesting habitat.   The buildings also appear to 
provide potential bird nesting opportunities. All British birds nests and eggs (with certain 
limited exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as 
amended. GMEU recommend a condition be applied to any permission to restrict the time of 
tree and shrub works.  
 
Other Wildlife  
It appears likely that some cutting back of scrub will be required, potential habitat for 
species such as hedgehog and common toad both UK Biodiversity Species as well as other 
amphibians and small mammals.  During a site visit GMEU also noted raised flags around 
the building that would provide potential refuge for amphibians and therefore agree with the 
consultant that reasonable avoidance measures should occur during site clearance to avoid 
unnecessary suffering.  GMEU recommend a condition is applied to any permission that 
prior to any vegetation clearance or earthworks a reasonable avoidance measures method 
statement for mammals such as hedgehog, amphibians and other wildlife covering both the 
site clearance and construction phases will be provided to and agreed in writing by the LPA 
 
Himalayan Balsam and other invasive species 
This invasive species listed under schedule 9 part 2 of the Wildlife & Countryside Act 1981 
(as amended) was recorded on the site.  During my site visit, I also noted the presence of a 
Cotoneaster spp, certain Cotoneaster are also listed under schedule 9 part 2. There is a risk 
that seed or plant material could be translocated off-site and an offence committed.  GMEU 
therefore recommend a condition be applied to any permission for a method statement 
detailing eradication and/or control and/or avoidance measures for himalayan balsam and 
Cotoneaster spp.   
 
Contributing to and Enhancing the Natural Environment & Biodiversity Net Gain (BNG) 
Section 187 of the NPPF 2024 states that the planning policies and decisions should 
contribute to and enhance the natural and local environment. 10% BNG is mandatory under 
Schedule 7A of the Town & Country Planning Act 1990 (as inserted by schedule 14 of the 
Environment Act 2021). 
 
The development would result in the loss of the existing buildings, low to moderate value 
grassland, individual trees and minor losses to scrub habitat.  Wildlife issues include loss 
potential bat roosting habitat, nesting bird opportunities, and potential amphibian terrestrial 
habitat.   
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A biodiversity net gain assessment and metric have been provided.   These indicate a 
failure to achieve 10% net gain on-site. With the purchase of off-site units proposed to cover 
the shortfall.  GMEU have no issues with the broad over-arching strategy but questioned 
elements of the baseline.    
 
With regards post development, GMEU also raise some issues and recommend that prior to 
determination the BNG assessment is reviewed and amendments advised by GMEU either 
incorporated or rebutted.  GMEU do though note that overall this will not significantly 
change the overall outlook, with potential minor amendments to the units required off-site.  
 
With regards to the on-site proposals, some of the proposals are significant as defined by 
defra, therefore a 30 year Habitat Management and Monitoring plan controlled by condition 
or legal agreement will be required.  GMEU have no strong views if my recommendations 
are taken on board whether a condition or section 106.  If the developer is determined to 
stick with their proposals GMEU would recommend a section 106 as the other neutral 
grassland is significant and high risk.  
 
GMEU have other minor technical issues regarding tree identification on the site and tree 
planting proposals although neither impact on the net gain calculations.  With regards the 
tree planting proposals, GMEU would recommend more locally native species are utilised 
which could be resolved via condition.  
 
The applicant has revised their BNG proposals to address the above issues. 
GMEU have responded that the amendments to the metric are in-line with their 
recommendations. There are further issues at this stage, with any further amendments dealt 
with at discharge of the statutory biodiversity gain condition and production of a habitat 
management and monitoring plan.  
 
With regards discharge of the statutory biodiversity gain condition the applicant would need 
to provide: 
 

• The biodiversity gain plan on the defra template, 

• Have registered the off-site purchase of units with defra, 

• The final version of the statutory metric with their sections of the start page completed 
and 

• The final version of the HMMP. 
 
With regards to wildlife, GMEU recommend bird and bat box provision on either the new 
build or retained trees and recommend creation of hibernacular in the woodland for 
amphibians.   The details can be provided via condition. 
 
Drainage 
A drainage scheme has been submitted and United Utilities (UU) have been consulted. 
 
UU have commented that the drainage proposals would not be acceptable as surface water 
is proposed to be directed to the public sewer and there has not been a robust evidence 
that the drainage hierarchy has been fully investigated.  
 
The applicant has revised their proposals and UU have been consulted and confirm that 
whilst the strategy for the disposal of foul and surface water is acceptable in principle, there 
are elements of the detailed drainage design which are missing from the submitted details. 
 
As such, a condition is recommended for the submission of a detailed drainage design.  
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Carbon and energy 
JP-S2 - Carbon & Energy sets out the steps required to achieve net zero carbon emissions. 
The proposed development is designed to utilise a high performing thermal envelope to 
minimise heat loss, as well as efficient heating and lighting systems, which will drive energy 
efficiency in the building to meet the targets for space and water heating demand. This is 
augmented by the use of an Air Source Heat Pump system to provide hot water to drive low 
carbon, efficient energy usage within the building design. The proposal is in conformity with 
Policy JP-S2.  
 
Digital connectivity 
JP-C2 - Digital Connectivity - this policy requires development to have full fibre to premises 
connections unless infeasible or unviable, with multiple-ducting. The policy supports the 
provision of free, secure, high-speed public wi-fi connections, particularly in the most 
frequented areas. The applicant has confirmed that the development will be provided with 
full connections in accordance with the requirements of Policy JP-C2.    
 
Education 
JP-P5 - Education, Skills and Knowledge - this policy requires where appropriate new 
housing developments to make a financial contribution to the provision of additional school 
places and/or set aside land for a new school proportionate to the additional demand they 
would generate.   
  
Education colleagues have confirmed that there is current and forecast availability in 
Unsworth for both potential primary and secondary provision. Therefore, a financial 
contribution towards the provision of additional school places is not required.   
 
S106 Obligations 
In accordance with UDP Policy RT2/2 and SPD1, a contribution for recreation provision 
would usually be required.  For a scheme of 60 apartments, this would equate to £93,717. 
 
The application proposes a development  for 100% Affordable Housing.   
 
The applicant has submitted a viability assessment that demonstrates that it would not be 
viable for the development to deliver further S106 contributions in addition to the delivery of 
100% affordable housing. In view of the viability evidence and the benefits of delivering 
affordable housing, on balance this is considered acceptable, subject to the affordable 
housing being secured through a Section 106 Agreement in perpetuity, as set out above.  
 
Response to objections 
 

• The development would be for 100% Affordable Housing.  This type of tenure tends to 
have lower car ownership and where occupiers rely on the sustainability of location and 
accessibility to serves and facilities which are within walking distance. In terms of trip 
generations, for those who would own a car, people's routines differ with different 
working patterns and the carrying out of daily duties and as such trips to and from the 
site would be staggered as occurs on other housing developments or estates for 
example. TfGM have been consulted and have not identified there would be a significant 
increase in trips to and from the area or raised concerns in this respect. Given the 
emphasis on sustainable travel and promoting sustainable development it is therefore 
considered the proposal would be acceptable. 

• Local residents have raised the concern that the proposed development would add to 
vehicular movements, existing parking pressures and problems in the area.  A 
condition (condition 24) would therefore be included that the applicant carry out a review 
of the need to provide any Traffic Regulation Orders in the vicinity of the site, with a view 
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to including necessary road markings and signage, in addition to ensuring the existing 
restrictions remain in place.  TfGM and the LHA have no objections to the scheme. 

• Issues relating to wildlife, residential amenity impacts, visual impacts and character of 
development and ecology and wildlife 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: Minded to Approve 
 
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. 

 

2. This decision relates to drawings - 
 
Location plan 0001 P2 
Existing site plan 0002 P5 
Proposed security fencing 0003-P1 
Proposed site plan 0010 P13 
Proposed site plan showing roof plan 0011 P10 
Proposed ground floor plan GA 0050 P8 
Proposed first floor plan GA 0051 P7 
Proposed second floor plan GA 0052 P7 
Proposed third floor plan GA 0053 P7 
Proposed roof floor plan GA - Block B 0054 P5 
Proposed elevations - Block A 0060 P9 
Proposed elevations - Block B Sheet 1 0065 P8 
Proposed elevations - Block B Sheet 20066 P8 
Proposed site section and street scene elevation 0067 P7 
Design sections 0070-P1 
Fire plan Block A - ground and first floor 0080 P2 
Fire plan Block A - second floor and roof 0081 P2 
Fire plan Block B - ground and first floor 0082 P1 
Fire plan Block B - second and third floor 0083 P1 
Fire plan Block B - Roof plan 0084 P1 
 
Proposed landscaping plan by tba 7560.01 rev H 
 
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.  
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3. No development hereby permitted (except demolition and site clearance) within 
any approved phase shall take place until the works relating to land contamination 
detailed below are fully completed:  
In accordance with the findings of site characterisation and risk assessment as 
previously approved, documents from the following shall be submitted to the Local 
Planning Authority for approval:  
 
I.   Remedial Options Appraisal.  
II.  Remediation Strategy.  
III. Verification Plan.  
 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 
 

 

4. The development hereby permitted within any approved phase shall not be 
occupied/brought into use until the works relating to land contamination detailed 
below are fully completed:  
Where remediation is required, it shall be carried out in full accordance with the 
approved Remediation Strategy.  
A Verification Report must be submitted to the Local Planning Authority for 
approval upon completion of remediation works. The Verification Report must 
include information validating all remediation works carried out; details of imported 
materials (source/quantity/suitability); details of exported materials; and details of 
any unexpected contamination.  
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs  
187(f), 196 and 197 of the National Planning Policy Framework (December 2024). 
 

 

5. The development hereby approved within any approved phase shall not be 
brought into use until written confirmation is provided to the Local Planning 
Authority that unexpected or previously unidentified contamination was not 
encountered during the course of development works.  
 
If, during development, unexpected contamination is found to be present on the 
site, no further works shall be carried out at the affected location until the following 
are submitted to the Local Planning Authority for approval:  
I. Risk Assessment (GQRA or DQRA);  
II. Remediation Strategy & Verification Plan;  
 
If remediation is required, it shall be carried out in accordance with the approved 
Remediation Strategy. Upon completion of remediation works, a Verification 
Report shall be submitted for approval. The Verification Report must include 
information validating all remediation works carried out; details of imported 
materials (source/quantity/suitability); details of exported materials; and details of 
any unexpected contamination.  
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 
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6. Any soil or soil forming materials to be brought to site for use in garden areas, soft 
landscaping, filling and level raising shall be tested for contamination and 
suitability for use.  
Proposals for contamination testing including testing schedules, sampling 
frequencies and allowable contaminant concentrations (as determined by 
appropriate risk assessment) and source material information shall be submitted to 
the Local Planning Authority for approval prior to any soil or soil forming materials 
being brought onto site.  
The approved contamination testing shall then be carried out and validatory 
evidence (soil descriptions, laboratory certificates, photographs etc.) submitted to 
Local Planning Authority for approval prior to the development being brought into 
use. 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 
 

 

7. Remedial measures shall be carried out to the proposed development that are 
commensurate with the measures employed on the existing property.  These 
measures shall be carried out without compromising existing remedial measures.  
Any variation or modification of existing or proposed remedial measures shall be 
subject to the approval of the Local Planning Authority prior to development 
commencing. Where remedial measures are to prevent ground gas ingress, details 
of how the gas resistant membrane will be joined to the existing membrane to 
create a continuous barrier shall be submitted for approval.   
A Verification Report detailing the design and installation of the remedial measures 
must be submitted to the LPA for approval upon completion of remediation works. 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters 
and to prevent pollution of the environment in accordance with the aims and 
Paragraphs 187(f), 196 and 197 of the National Planning Policy Framework 
(December 2024). 
 

 

8. Prior to occupation the applicant shall provide: 
 

• 1 no. electric vehicle (EV) charging point (minimum 7kW*) per dwelling 

• Cable routes to be provided for all parking spaces which do not have access to 
an electric vehicle charging point. 

 
Certification and photographic evidence of the installation of the agreed electric 
vehicle charge points shall be submitted to Local Planning Authority for approval 
prior to the development being brought into use.  The infrastructure shall be 
maintained and operational in perpetuity. 
 
*Mode 3, 7kW (32A) single phase, or 22kW (32A) three phase, and for 50kW 
Mode 4 rapid charging may be required. British Standard BS EN 61851-1:2019 to 
be used. Further information regarding minimum standards can be found at 
https://www.gov.uk/transport/low-emission-and-electric-vehicles.   
 
Reason. To encourage the uptake of ultra-low emission vehicles and ensure the 
development is sustainable and to safeguard residential amenity, public health and 
quality of life with respect to Local Air Quality, in accordance with paragraphs 
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112e, 117e, 187e and 199 of the National Planning Policy Framework (December 
2024) and Places for Everyone Policy JP-S5 (Clean Air).  
 

 

9. Prior to the commencement of development, details of a sustainable surface water 
drainage scheme and a foul water drainage scheme shall be submitted to and 
approved in writing by the Local Planning Authority. The drainage schemes must 
include: 
(i) An investigation of the hierarchy of drainage options in the National Standards 
for Sustainable Drainage Systems (or any subsequent amendment thereof). This 
investigation shall include evidence of an assessment of ground conditions and 
the potential for infiltration of surface water; 
(ii) A restricted rate of discharge of surface water agreed with the local planning 
authority (if it is agreed that infiltration is discounted by the investigations); 
(iii) Levels of the proposed drainage systems including proposed ground and 
finished floor levels in AOD; 
(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where 
applicable; and 
(v) Foul and surface water shall drain on separate systems. 
The approved schemes shall be in accordance with the National Standards for 
Sustainable Drainage Systems (2025) or any subsequent replacement national 
standards. 
Prior to occupation of the proposed development, the drainage schemes shall be 
completed in accordance with the approved details and retained thereafter for the 
lifetime of the development. 
 
Reason. The current application contains insufficient information regarding the 
proposed drainage scheme to fully assess the impact.  To promote sustainable 
development and reduce flood risk pursuant to Policies EN7/3 - Water Pollution 
and EN7/5 - Waste Water Management, JP-S4 - Flood Risk and the Water 
Environment and chapter 14 - Meeting the challenge of climate change, flooding 
and coastal change of the NPPF. 

 

10. No development shall commence unless and until a detailed and comprehensive 
arboricultural method statement for tree protection measures including details of 
‘no-dig’ methodologies, incorporation of a suitable cellular confinement system and 
timetable for implementation has been submitted for approval.  The development 
shall thereafter be carried out in accordance with the approved method statement 
and the approved timetable and all measures required shall remain in situ until the 
development has been completed. 
Reason. To avoid the loss of trees which are of amenity value to the area pursuant 
to Policy EN1/2 and Policy JP-G8. 

 

11. If demolition has not occurred prior to April 2026 further dusk emergence bat 
survey shall be carried out between May and July in any year and the findings 
provided to and agreed in writing by the LPA. Demolition timings shall then be 
subsequently carried out in accordance with approved timetable. 
Reason. In order to ensure that no harm is caused to a Protected Species 
pursuant to policies EN6 – Conservation of the Natural Environment and EN6/3 – 
Features of Ecological Value of the Bury Unitary Development Plan and Section 
11 of the National Planning Policy Framework. 

 

12. The removal of trees T1- T8 may have the potential to cause harm to bats as 
identified in the Aerial Tree Assessment Thomson Environmental Consultants  
ref. WAT005-001-009/001/001. No tree under any circumstances shall be felled 
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unless for that tree, further surveys in the case of T1 or T2  have occurred or 
precautionary working measures for removal of trees in the case of  T3 -T8 have 
been provided to and agreed in writing by the local planning authority. The 
approved measures only shall thereafter be implemented.  
Reason.  To ensure the works would not damage the surrounding woodland or 
trees and ensure the safe and satisfactory development of the site pursuant to 
policies EN8/2 and JP-G7.  

 

13. No works to trees or shrubs shall occur or building works commence between the 
1st March and 31st August in any year unless a detailed bird nest survey by a 
suitably experienced ecologist has been carried out immediately prior to clearance 
and written confirmation provided that no active bird nests are present which has 
been agreed in writing by the LPA. 
Reason. In order to ensure that no harm is caused to a Protected Species 
pursuant to policies  EN6/3 - Features of Ecological Value and National Planning 
Policy Framework Section 15 - Conserving and enhancing the natural 
environment. 

 

14. Prior to any vegetation clearance or earthworks a reasonable avoidance measures 
method statement for mammals such as hedgehog, amphibians and other wildlife 
covering both the site clearance and construction phases shall be provided to and 
agreed in writing by the LPA. The approved measures shall thereafter be 
implemented.  
Reason. In order to ensure that no harm is caused to a Protected Species 
pursuant to policies  EN6/3 - Features of Ecological Value and National Planning 
Policy Framework Section 15 - Conserving and enhancing the natural 
environment. 

 

15. The development hereby approved shall provide bird and bat provision on either 
the new build or retained trees, provision of swift bricks in the new build and 
creation of hibernacular in the woodlands for amphibians prior to the occupation of 
the development hereby approved. 
The provisions shall be thereafter maintained. 
Reason. To secure the satisfactory development of the site and in the interests of 
visual amenity pursuant to Policies H2/2 - The Layout of New Residential 
Development,  EN1/2 - Townscape and Built Design and EN8/2 - Woodland and 
Tree Planting of the Bury Unitary Development Plan and chapter 15 - Conserving 
and enhancing the natural environment of the NPPF.  

 

16. Prior to any earthworks a method statement detailing eradication and/or control 
and/or avoidance measures for himalayan balsam and Cotoneaster spp should be 
supplied to and agreed in writing to the LPA.  The agreed method statement shall 
be adhered to and implemented in full.    
Reason.  The scheme does not provide full details of the actual extent of invasive 
species  pursuant to National Planning Policy Framework Section 15 - 
Conserving and enhancing the natural environment. 

 

17. The development shall not commence until a Habitat Management and Monitoring 
Plan (the HMMP), prepared in accordance with the approved Statutory Biodiversity 
Gain Plan and including: 
1.  a non-technical summary; 
2.  the roles and responsibilities of the people or organisation(s) delivering the 
HMMP; 
3.  the planned habitat creation and enhancement works to create or improve 
habitat to achieve the biodiversity net gain in accordance with the approved 

Page 108



Biodiversity Gain Plan; 
4.  the management measures to maintain habitat in accordance with the 
approved Biodiversity Gain Plan for a period of 30 years from the completion of 
development; and 
5.  the monitoring methodology and frequency in respect of the created or 
enhanced habitat to be submitted to the local planning authority. 
has been submitted to, and approved in writing by, the local planning authority. 
Reason. To ensure the development delivers a biodiversity net gain on site in 
accordance with Schedule 7A of the Town and Country Planning Act 1990 and 
Places for Everyone Joint Development Plan Policy JP-G8 A Net Enhancement of 
Biodiversity and Geodiversity. 
 

 

18. The development hereby approved shall not be occupied unless and until: 
 
1.  the habitat creation and enhancement works set out in the approved HMMP 
have been completed; and 
2.  a completion report, evidencing the completed habitat enhancements, has 
been submitted to, and approved in writing by the Local Planning Authority 
The created and/or enhanced habitat specified in the approved HMMP shall be 
managed and maintained in accordance with the approved HMMP. 
Reason. To ensure the development delivers a biodiversity net gain on site in 
accordance with Schedule 7A of the Town and Country Planning Act 1990 and 
Places for Everyone Joint Development Plan Policy JP-G8 A Net Enhancement of 
Biodiversity and Geodiversity. 
 

 

19. The development has the potential to cause harm to great crested newts and is 
proposed for entry into District Level Licensing.  
 
Prior to development confirmation that: 

• no changes to this mitigation approach have occurred  or; 

• if changes have occurred further information on the new mitigation approach to 
gcn should be provided to and agreed in writing by the LPA.  The agreed 
details shall thereafter be implemented.  

Reason.  In order to ensure that no harm is caused to a Protected Species 
pursuant to policies  EN6/3 - Features of Ecological Value and National Planning 
Policy Framework Section 15 - Conserving and enhancing the natural 
environment. 

 

20. Details/Samples of the materials to be used in the external elevations, together 
with details of their manufacturer, type/colour and size, shall be submitted to and 
approved in writing by the Local Planning Authority before the development is 
commenced. Only the approved materials shall be used for the construction of the 
development. 
Reason. No material samples have been submitted and are required in the 
interests of visual amenity and to ensure a satisfactory development pursuant to 
UDP Policy EN1/2 - Townscape and Built Design 

 

21. No development shall commence unless and until a 'Demolition/Construction 
Traffic Management Plan', has been submitted to and agreed in writing with the 
Local Planning Authority and shall confirm/provide the following: 
 
1. Photographic dilapidation survey of the footways and carriageways 
leading to and abutting the site in the event that subsequent remedial works are 
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required following demolition operations, construction of the development and as a 
result of any statutory undertakers connections to the site/new dwellings; 
2. Access route for all demolition and construction vehicles to the site 
from the Key Route Network; 
3. Access point(s)/arrangements for construction traffic from Pole Lane, 
taking into consideration the need to maintain safe pedestrian and/or vehicular 
access to adjacent residential properties and all temporary works required to 
facilitate access for demolition/construction vehicles; 
4. If proposed, details of site hoarding/gate positions, taking into 
consideration the need to maintain safe pedestrian and/or vehicular access 
adjacent to residential properties and retention of adequate levels of visibility onto 
Pole Lane; 
5. The provision, where necessary, of temporary pedestrian 
facilities/protection measures on the adopted highway; 
6. A scheme of appropriate warning/construction traffic speed signage in 
the vicinity of the site and its access onto Pole Lane; 
7. Confirmation of hours of operation and number of vehicle movements; 
8. Arrangements for the turning and manoeuvring of vehicles within the 
curtilage of the site and/or measures to control/manage demolition/delivery vehicle 
manoeuvres; 
9. Parking on site or on land within the applicant's control of operatives' 
and demolition/construction vehicles, together with storage on site of 
demolition/construction materials; 
10. Measures to ensure that all mud and other loose materials are not 
spread onto the adjacent adopted highways as a result of the 
demolition/groundworks operations or carried on the wheels and chassis of any 
vehicles leaving the site and measures to minimise dust nuisance caused by the 
operations. 
 
The approved plan shall be adhered to throughout the construction period and the 
measures shall be retained and facilities used for the intended purpose for the 
duration of the construction period. 
Reason.  Information not submitted at application stage. To mitigate the impact of 
the construction traffic generated by the proposed development on the adjacent 
highways, ensure adequate off street car parking provision and materials storage 
arrangements for the duration of the construction period and that the adopted 
highways are kept free of deposited material from the ground works operations 
pursuant to Policies EN1/2 - Townscape and Built Design and JP-C8. 

 

22. Notwithstanding details of the pedestrian and vehicular access alterations shown 
indicatively on the approved plans, no development shall commence unless and 
until full details of the following have been submitted to a scope and specification 
to be agreed with the Highway Authority on a topographical based survey of the 
site and adjacent highways to the Local Planning Authority: 
 
1. Reinstatement of the redundant site access to adjacent footway levels; 
2. Reconstruction of the easterly Pole Lane footway abutting the site as a 
result of the proposed demolition works, construction of the development, 
boundary treatment alterations and any statutory undertakers connections to the 
site; 
3. Demarcation of the limits of the adopted highway; 
4. Formation of the new vehicular access perpendicular to Pole Lane; 
5. Formation of the new pedestrian access, level with the back of footway 
on Pole Lane; 
6. Provision of a tactile paved pedestrian crossing point at the junction; 
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7. 2.4m x 43m visibility splays at the junction with Pole Lane; 
8. Measures to prevent the discharge of surface water from the proposed 
access/car park onto the adopted highway; 
9. All associated highway and highway drainage remedial works, 
including the relocation/replacement of any affected highway gullies. 
 
The details subsequently approved shall be implemented to an agreed programme 
and to the satisfaction of the Local Planning Authority and fully completed prior to 
first occupation of the development. The visibility splays shall be implemented 
before the access and parking area is brought into use and subsequently 
maintained free of obstruction above the height of 0.6m. 
Reason.  To secure the satisfactory development of the site in terms of highway 
safety, ensure good highway design, ensure the intervisibility of the users of the 
site and the adjacent highways and maintain the integrity of the adopted highway, 
all in the interests of highway safety JP-C5, JP-C6 and JP-C8.  

 

23. The development hereby approved shall not be commenced unless and until a 
review of the need for any Traffic Regulation Orders in the vicinity of the site, with 
a view to introducing additional parking restrictions as appropriate, including, if 
required, all necessary road markings and signage, in addition to ensuring that 
existing parking restrictions remain in place and are refreshed accordingly. The 
details subsequently approved shall be implemented to an agreed programme.  
Reason.  To ensure good highway design in the interests of road safety and 
mitigate any overspill parking from the proposed facility pursuant to policies JP-C5 
and JP-C8.  

 

24. The turning facilities within the curtilage of the site indicated on the approved plans 
shall be provided before the access and car park is brought into use and the areas 
used for the manoeuvring of vehicles shall subsequently be maintained free of 
obstruction at all times.   
Reason. To minimise the standing and turning movements of vehicles on the 
highway in the interests of road safety pursuant to policies JP-C5 and JP-C8.  

 

25. The car and cycle parking indicated on the approved plans shall be surfaced, 
demarcated (as appropriate) and made available for use prior to the development 
hereby approved being first occupied and thereafter maintained at all times.   
Reason. To ensure adequate off street car parking provision in the interests of 
road safety pursuant to policy HT2/4 - Car Parking and New Development of the 
Bury Unitary Development Plan. 

 

26. Bin storage arrangements shall be provided within the curtilage of the site in 
accordance with Waste Management's 'Guide to Refuse Collection Requirements 
& Storage Methods for New Developments'. 
Reason.  To ensure that adequate bin storage arrangements are provided within 
the curtilage of the site pursuant to policies H2/2 and JP-C8.  

 

27. The dwellings hereby approved shall be built in accordance with the ‘accessible 
and adaptable’ standard in Part M4(2) of the Building Regulations. 
Reason. To secure the satisfactory development of the site pursuant to Places for 
Everyone Joint Development Plan Policy JP-H3: Type, Size and Design of New 
Housing. 

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

Page 111



Page 112



72240 

Photo 1 

 

Photo 2 

 

Page 113



72240 

Photo 3 

 

Photo 4 

 

Page 114



Aerial photo – 72240 
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Ward: Prestwich - Holyrood Item   04 

 
Applicant:  Hello Property Group 
 
Location: 263 Bury Old Road, Prestwich, Manchester, M25 1JA 

 
Proposal: Change of use from hot-food takeaway (Use Class Sui Generis) to part ground floor 

office (Use Class E) and part ground floor and all first floor 3 bedroom (single 
occupancy) House in Multiple Occupation (HMO) (Use Class C4) 

 
Application Ref:   72327/Full Target Date:  07/11/2025 
 
Recommendation:  Approve with Conditions 
 
Description 
The application site comprises a vacant corner semi-detached property located on Bury Old 
Road at the junction of Newtown Street.  The property was formerly in use as a Hot-Food 
Take-away.   
 
Immediate neighbours include a hairdresser, attached, with a flat above, accessed from the 
rear of the application site via an external street staircase, social housing opposite on 
Newtown Street; Heaton Park opposite across Bury Old Road; and a carpet warehouse to 
the rear. 
 
Access to the rear of the property and the rest of the terrace is via a narrow passageway 
between the rear of the terrace and the boundary of the site with the building occupied by 
'Carpet Warehouse'.  
  
Permission is sought for a change of use of the building from a Chinese/ hot-food take-away 
(Use Class Sui Generis) to a mixed use, comprising a ground floor office (Use Class E) 
within the front half of the ground floor of the property and to use the rear part of the ground 
floor and all of the first floor of the property as a 4 bedroom (single occupancy) House in 
Multiple Occupation (HMO) (Use Class C4). 
 
The proposed office would occupy the front ground floor room of the property (17.3 sq.m).  
The office would have a single W.C. The proposed HMO use would occupy the rear half of 
the ground floor of the property which is proposed to be a 21.2 sq.m Kitchen-Diner/ Living 
Area.  At first floor level, three ensuite bedrooms are proposed. 
 
Within an existing single storey rendered rear extension it is proposed to utilise the space to 
store refuse storage bins to serve both proposed uses, and at least 4 bicycles.  It would be 
accessed from Newtown Street by a roller shutter door being inserted into the south facing, 
Newtown Street elevation of the building. The submitted plans indicate that the render is to 
be removed from this element of the building and the brick walling revealed. 
 
The application site is located approximately 45m north of the northern edge of the allocated 
Whittaker Lane/ Bury Old Road Local Shopping Centre, and approximately 85m from 
Heaton Park Tram Stop, which is located on the corner of Bury Old Road and Whittaker 
Lane. 
 
Relevant Planning History 
58157 - Lawful Development Certificate for the existing use of the ground floor as a hot food 
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take-away (Class A5).  - Lawful Development, 19/12/2014 
 
70844 - Change of use of existing ground floor take-away (Sui Generis) to commercial 
(Class E) and HMO with new glazed shopfront and elevational treatment at side; First floor 
rear extension; Loft conversion with rear dormer  - Withdrawn - Invalid, 26/07/2024 
 
Publicity 
35 nearby neighbours have been notified by letter. 
 
3 representations have been received which raise the following concerns: 
 

• Unsuitable location for a HMO.  
 

• Adverse impact on on-street car parking provision 
Asserting there is a lack of car parking in the local vicinity as it is and that there is no 
parking available for this property which would force multiple residents from the HMO to 
park down Newtown Street.  Asserting it is already very difficult for residents of Newtown 
Street to park on their own road.  
 
It is across from a block of 18 council flats where the car park only accommodates 6 cars, 
leaving many residents relying on on-street parking. The area is already strained with many 
visitors to Heaton Park using residential roads for parking, especially when there are events 
on.  
 

• Insufficient space to provide the bins required to support the proposed uses/ occupation 

• As this property has no outside space, this is not a suitable location in terms of waste 
disposal. It would not be appropriate for enough waste and recycling bins to serve 4 
people to be stored on a public footpath which is already narrow. 

 
Statutory/Non-Statutory Consultations 
Traffic Section - No objections, subject to a condition ensuring opening  
 
Waste Management - No comments or observations received 
 
Adult Care Services - No comments or observations received 
 
Housing - Public Protection (HMO Licensing) - No objections. 
 
Environmental Health - Pollution Control - No comments or observations received 
 
Greater Manchester Police - designforsecurity - Raised the following concerns to the 
proposals as initially submitted: 

1. The access to the first floor HMO is recessed and taken from the rear where it is 
obscured from view, and this will potentially leave residents/visitors vulnerable as 
they cannot view any potential treats when arriving/leaving. It will also allow an 
offender to conceal themselves from view, affording them additional time to force 
entry. 

2. One shared toilet/bathroom will likely be a source of conflict between residents 
which can easily escalate into more serious issues. 

 
Prestwich Village Neighbourhood Forum - Raises objections for the following reasons: 
 
3. The proposed accommodation is a complete over-development of a relatively small 

building, with minuscule bedrooms, just one small bathroom / WC and limited shared 
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space.  There is no outside amenity space or off street parking provided.  The 
proposals plan (the only plan provided) indicates a bike store - that would struggle to 
accommodate more than one bike and would necessitate bringing the bike into the 
single shared space for all kitchen / dining / living.  This would impact on the quality of 
that space for residents low quality accommodation is only likely to attract very transient 
groups who will have no commitment to the local community. 

 
4. The building is located at the junction of Bury Old Road with Newtown Street and the 

lack of off street parking means that visitors to the property or residents having a car is 
likely to increase on street parking, making this junction more dangerous. 

 
5. The plans for the conversion of the building are inadequate and there is an almost total 

lack of information regarding any alterations to the external alteration of the building 
which need to take place for any residential conversion of this property and which 
should be in line with PVNF's Design Code 

 
6. PVNF also recently commissioned a Housing Needs Assessment for the 

Neighbourhood area and it clearly shows that the need within the area is for two and 
four bedroom properties, with least need (or demand) for small and one bedroom 
properties, particularly those of such low quality 

 
7. Whilst the existing building is vacant this does not justify its conversion for such low 

quality development.  The building would be better re-used for retail / food & drink use 
at ground floor with possibly the conversion of the upper floor for a single flat, ensuring 
that the elevational treatment of the building is improved.  A conversion on this basis 
would not just make effective use of the building but would support the many other 
policies within the PfE and the NPPF, including those of good design, regeneration of 
local centres, the development and regeneration of sustainable neighbourhoods and the 
development of good quality housing in line with local needs. 

 
The application has been amended throughout the course of the application to address 
most of the concerns raised above in the following ways: 
 

• Removing the existing rear door of the property that is accessed between the rear of the 
property and the shared boundary of Carpet Warehouse and which is hidden around a 
concealed rear corner. Access for future occupiers of the HMO would therefore be via 
the proposed new door opening on the gable elevation of the property. 

 

• The number of proposed bedrooms, at first floor level, have been reduced from four to 
three.  

 

• As a result of the above, the proposed bedrooms have been increased in size and each 
bedroom would now have an en-suite bathroom, rather than sharing a bathroom as 
initially proposed. 

 

• The storage of bikes would no longer be via the narrow rear access and through the 
existing rear door, nor would it be through the shared kitchen area.  The proposed 
combined bin and bike store would now be accessed from a roller shutter doorway on 
Newtown Street that would be inserted into the side elevation of the existing single 
storey rear extension  

 

• A combined kitchen with a table for 4 people and living area has also been provided. 
 

• The proposed new door onto Newtown Street would have brick arch detailing over the 
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opening, so that it would reflect the architectural features of this property. 
 
Pre-start Conditions - Not applicable. 

 
Development Plan and Policies 
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 
EN7/2 Noise Pollution 
H1/2 Further Housing Development 
JP-C1 Our Integrated Network 
JP-C2 Digital Connectivity 
JP-C5 Streets For All 
JP-C6 Walking and Cycling 
JP-C8 Transport Requirements of New Development 
JP-H3 Type, Size and Design of New Housing 
JP-H4 Density of New Housing 
JP-S2 Carbon and Energy 
JP-P1 Sustainable Places 
JP-S1 Sustainable Development 
SPD11 Parking Standards in Bury 
SPD13 Conversion of Buildings to Houses in Multiple Occupation 
NPPF National Planning Policy Framework 
 
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 of Development 
The application site is located approximately 45m to the north of the Whittaker Lane/ Bury 
Old Road allocated Local Shopping Centre, but it forms part of a group of properties in 
commercial use and which includes both The Commercial Public House, Heaton Park 
Methodist Church and the former Parkside Hotel site, in use as L'Aquila Italian Restaurant.  
 
The present use is a hot food takeaway and proposes to introduce a mix of uses including 
Office (Class E) within part of the ground floor with HMO in the rear part of the ground floor 
and the floor above. The former HFTA use to Class C3 use (up to 150m2 and prior approval 
process) and Class E (commercial, business and service) is permitted development.  
 
The proposal would introduce Class E floorspace within part of the ground floor of the 
property and of a very conservative size of 17sqm. Retaining the ground floor commercial 
use, preserves the active commercial frontage of this group of properties and supports the 
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mixed-use character of Bury Old Road. There is no loss of a local/ town-centre function and 
thus no adverse impact on the local high street as the commercial element remains in situ.   
 
In relation to the proposed HMO use within the rear part of the ground floor of the property, 
the property is located in walking distance of both the allocated Local Centre and Prestwich 
Tram Stop.  Bury Old Road is also a key Bus route and bus stops exist within 160m to both 
the north and south of the application site.  The site is therefore considered to be in an 
accessible location. 
 
Taking all of the above into account, the proposal is sustainably located and acceptable in 
principle. 
 
Housing Needs 
Paragraph 63 of the NPPF confirms that "size, type and tenure of housing needed for 
different groups in the community should be assessed and reflected in planning policies. 
These groups should include (but are not limited to) those who require affordable housing 
(including Social Rent); families with children; looked after children; older people (including 
those who require retirement housing, housing-with-care and care homes); students; people 
with disabilities; service families; travellers; people who rent their homes and people wishing 
to commission or build their own homes" however no direct reference is made to HMOs or 
buildings of multiple occupation. 
 
Prestwich Village Neighbourhoods comments relating to the Housing Needs Assessment 
they are preparing which the Council has not been involved in preparing can be given very 
no weight at this stage as the survey has not been subject to any formal public consultation 
and has not been adopted by the Council as part of the Local Plan.  The Assessment will 
not carry any weight in planning decisions until the Neighbourhood Plan has been 
examined. 
 
The Bury Housing Needs and Demand Assessment does not specifically identify the need 
for HMOs. It does however show that Prestwich has the highest level of need for 1-bed 
affordable properties. Whilst HMOs are not affordable housing as defined by the NPPF, they 
do contribute to meeting needs by providing a lower cost housing option and play important 
role in the housing market, particularly for people who have limited housing choices or are 
looking for short stay accommodation.  This is therefore the adopted position of the Local 
Planning Authority and not that which is asserted by the Prestwich Village Neighbourhood 
Forum. 
 
Character of the Area and concentration of flats and HMOs 
Whilst there is no specific policy in relation to HMOs within the UDP, Policy H2/4 - 
Conversions takes into consideration the concentration of building conversions for multiple 
occupancy and the impact this can have to the character of an area. The justification for this 
policy makes it clear that it is necessary to ensure that dwelling standards are maintained 
and to ensure that, generally, an over provision of building conversions does not adversely 
affect the need to maintain a good mix of housing types or adversely affects the character 
and amenity of residential areas. 
 
Officers have obtained information from the Council's HMO Officer as to where existing 
licensed HMOs are located in relation to the existing application site.  According to the 
Council's records, with the exception of a 5 bedroom HMO property on Robert Street (within 
a 100m of the application site), there are no other HMO within a 100m radius, therefore, 
over concerntration is not a concern for this site.  
 
It is therefore considered that this proposal would not cause an over concentration of HMO 
or flat/ apartment development in this location and thus the proposal is considered to accord 
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with the relevant criteria within UDP Policy H2/4.  
 
Impact on neighbouring businesses 
Paragraph 200 of the NPPF states existing businesses and facilities should not have 
unreasonable restrictions placed on them as a result of development permitted after they 
were established and suitable mitigation before the development has been completed 
should be provided.   
 
The application site is attached to a health and beauty business, 'Skulpt' and the Carpet 
Warehouse business exists to the rear of the application site. 
 
Given the occupation of the property would intensify as a result of the proposed mix use 
proposal and a communal Kitchen-Living-Dining area is to be located against a shared wall 
with the hairdressers it would be reasonable to secure soundproofing along the party wall by 
planning condition. This protection would work both ways insofar as maintaining a level of 
control from surrounding commercial uses and potentially reducing the likelihood of noise 
complaints from new residents. 
 
Access, parking & movement 
The site sits on a highly accessible corridor with frequent buses on Bury Old Road and in 
close proximity to Heaton Park Metrolink Station.  Bus Stops exist within 60 metres of the 
application site. Day-to-day trips can be made by public transport, walking and cycling to 
both the boroughs Town Centres and Manchester City Centre.  The accessible location of 
this proposed development accords with the locational requirements of PfE Policy JP-C1.  
Whilst no car parking supports this proposal, given its highly accessible location and the fact 
that only three occupants would live in the proposed HMO, occupants would not need a car 
to live here. 
 
Given the site is within walking distance of the Bury Old Road/ Whittaker Lane Local Centre, 
combined with the proposal to provide a secure and enclosed/ covered on-site cycle store 
within the existing single storey extension, which would support active travel, the proposal 
also accords with PfE Policy Jo-C6: 'Walking and Cycling' and the cycle parking provision 
required by SPD11. 
 
The proposal seeks to introduce a 3 bedroom HMO use at first floor and within part of the 
ground floor. Separate access is provided for each use, with access to the proposed office/ 
commercial use remaining at the front of the property and access to the proposed HMO use 
being by a new door proposed to be located on the gable elevation of the property.  The 
two separate accesses would ensure clear operation and good natural surveillance. This is 
consistent with UDP H2/4 (Conversions) and townscape aims in EN1/2 and the NPPF. 
 
Refuse & Servicing 
The existing single storey rear extension to the property would accommodate sufficient 
refuse storage within it.  This would be accessed both internally and externally.  A roller 
shutter door would be fitted to the Newtown Street access.  A condition is recommended to 
be imposed to ensure that this roller shutter door has no external shutter box and that it is 
coloured black. 
 
The insertion of the new doorway onto Newtown Street would allow refuse bins to be easily 
put in and out, and for bicycles to be taken in and out easily.  In the interests of highway 
safety/ the safety of pedestrians, the Local Highway Authority has recommended a condition 
securing no doors open outwards onto the adopted highway.  Subject to this condition, the 
proposal thus complies with the relevant aspects of PfE Policy JP-C8 and SPD11. 
 
Design and Visual Amenity 
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UDP Policy EN1/2 seeks to ensure proposals would not have an unacceptable adverse 
effect on the particular character and townscape of the boroughs towns, villages and 
settlements. 
 
The main external changes proposed are on the Gable elevation of the property.  It is 
proposed to insert a new doorway to create a separate access for the proposed HMO use 
and to insert a door opening within the single storey addition to the building. 
 
During the course of the application, amendments have been secured amendments to both 
openings.  In respect of the main access doorway, this has been amended to provide the 
brick arch detailing over the head of the door to reflect this architectural feature that is 
present over the existing windows of the property.  Regarding the new doorway within the 
rear single storey extension; this was initially proposed as a standard door.  Due to 
concerns that this door would both open outwards onto the pavement thereby causing an 
obstruction and that two doors in close proximity would have looked out of keeping with the 
existing property, this opening is to be fitted with a roller shutter door.  Provided no roller 
shutter box is fitted externally and provided the roller shutter door is black in colour, which 
can be secured by planning condition, the proposed external changes are considered to be 
acceptable and in compliance with UDP Policy EN1/1. 
 
Whilst Prestwich Village Neighbourhood Forum (PVNF) has stated the property should be 
altered in line with the Design Code they have commissioned and which will form a part of 
their Neighbourhood Plan, given the PVNF Design Code has not been subject to formal 
consultation, and indeed not adopted, it can only be given very limited weight in this 
decision. Notwithstanding this, as demonstrated above, subject to this condition being 
imposed, the proposal is considered to have an acceptable impact on the visual amenity of 
the streetscene.  The proposals therefore comply with UDP Policy EN2/1 and the design 
requirements of the NPPF.  
 
Residential Amenity 
UDP Policy H2/4 requires applications for conversion to have regard to the effect on the 
amenity of the neighbouring properties through noise, visual intrusion, the position of 
entrances, impact of parking areas, extensions and fire escapes.  
 
Directly opposite the gable end of the property, which would be used to access both the 
proposed HMO accommodation and the combined bike and bin store, are Council flats at 
Newtown Court.  Some of these flats have windows facing onto Newtown Street and the 
gable of the application site.  Given only three occupants are proposed to live at the 
property, their comings and goings would not cause demonstrable harm to the amenity of 
these closest residents.  The proposal therefore accords with UDP Policy H2/4. 
 
Amenity of future occupants 
Communal activity is focused at ground floor and three single ensuite bedrooms sit at first 
floor with simple circulation. Room sizes meet Bury’s HMO amenity expectations, and 
shared facilities meet small-HMO ratios, consistent with the Councils HMO Guidance & 
Amenity Standards. The proposed en-suite bedrooms themseves accord with the Nationally 
prescribed Space Standards. 
 
During the course of this application has been amended to move the entrance for the HMO 
element of the proposals from the recessed rear of the rear of the property to the side 
elevation on Newtown Street.  This will result in better sight lines/ visibility, lighting and 
surveillance within the street to resolve the security point raised by GMP.  Finally, the initial 
proposal to access the proposed bike storage area from the proposed kitchen area.  This 
was considered to be unacceptable from both a practical point of view given the existing 
rear door to the property is via the very narrow access to the rear and around a recessed 

Page 133



corner and from an amenity perspective. Alternative arrangements now provide covered 
storage accessed from within the yard area and separate to the internal space. 
 
For these reasons, the amended arrangement accords with UDP Policies H2/1 (Form) and 
H2/4 (Conversions). 
 
HMO management, Licensing & Safety 
At 3 occupants, the scheme does not require a licence; however, all HMOs are subject to 
the Management Regulations, including duties for fire safety, maintenance of common 
parts, and provision/management of waste. Compliance would be secured through Building 
Regulations approval. 
 
Carbon and Energy 
A statement accompanies this application advising that the proposed HMO will minimise 
energy demand through new roof insulation, internal wall insulation and upgraded high-
performance double glazing. LED lighting with PIR sensors, efficient heating and hot water 
systems, and water-saving sanitary fittings will be installed, that will further reduce energy 
and resource use. A SAP calculation will be provided at Building Control stage. This 
approach follows the energy hierarchy and supports Greater Manchester’s target of carbon 
neutrality by 2038.  The proposal therefore accords with the requirements of PfE Policy JP-
S2: Carbon and Energy. 
 
Digital Connectivity 
A supporting statement advises the property will be fitted with full fibre to the premises 
connections and ducting and cabling will be installed to current standards and to allow for 
future upgrades, ensuring reliable high-speed broadband and compliance with PfE Policy 
JP-C2: Digital Connectivity. 
 
 
  
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. 

 

2. This permission relates to the following plans: 
 
Drawing no. A1.1 Rev. PL1: Existing Plans; and, 
Drawing no. A1.2 Rev. PL7: Proposed Plans. 
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Except as provided for by other conditions to this permission, the development 
shall be carried out in complete accordance with the approved drawings. 
 
Reason. For the avoidance of doubt and to ensure a satisfactory standard of 
development in accordance with the policies contained within the Fylde Borough 
Local Plan and the National Planning Policy Framework. 

 

3. The sound insulation of both party walls of the property shall be improved in 
accordance with Building Regulations Approved Document E (or similar method), 
the details of which shall be submitted to and approved by the Local Planning 
Authority and implemented to and approved in writing by the Local Planning 
Authority prior to the HMO use commencing. 
 
Reason. To reduce nuisance from noise to the occupiers of the adjoining dwellings 
pursuant to Policy EN7/2: ' Noise Pollution' and H2/4: 'Conversions' of the Bury 
Unitary Development Plan and the National Planning Policy Framework. 
 

 

4. The bin store/ bike store indicated on approved plan A1.2 Revision PL7 shall be 
fitted with a roller shutter door or a similar approved type which does not project 
outwards at any time during or after operation to the satisfaction of the Local 
Planning Authority and shall thereafter be maintained. 
 
Reason.  To enable a vehicle to stand clear of the highway whilst the garage door 
is opened and to allow adequate space to maintain a vehicle clear of the highway 
in the interests of road safety. 
 

 

5. The roller shutter door to serve the bin store/ bike store indicated on approved 
plan A1.2 Revision PL7 shall be painted black in colour.  No external roller shutter 
box shall be fitted on the building. 
 
Reason. In the interests of visual amenity and securing good design, in 
accordance with Policy EN1/2: Townscape and Built Design of the Bury Unitary 
Development Plan and the National Planning Policy Framework. 

 

6. The refuse storage facilities and covered and secure cycle storage provision 
indicated on the approved plans shall be implemented and made available for use 
to the written satisfaction of the Local Planning Authority prior to the development 
hereby approved becoming first occupied and shall thereafter remain available at 
all times.  
Reason.  In order to ensue that the development would maintain adequate 
facilities for the storage of domestic waste, including recycling containers, and 
sufficient cycle storage provision is secured, in the interests of amenity and to 
promote modal shift and encourage travel to the site by more sustainable modes 
of transport in accordance with Policies JP-C6: 'Walking and Cycling' and  
JP-C8: Transport Requirements of New Development of the Places for Everyone 
Development Plan. 

 
For further information on the application please contact Claire Booth on 0161 253 5396  
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72327 

Photo 1 

Front Elevation  

 

 

Photo 2 

Gable Elevation facing Newton Street 
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72327 

Photo 3 

Rear Elevation 
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72327 

Photo 4 

Street View of Rear Elevation  
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72327 

Photo 5 

Staircase to rear elevation leading to first floor flat on adjoining property – Carpet 

Warehouse to the left. 
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Ward: Bury West Item   05 

 
Applicant:  Sussex Coastal Property Ltd 
 
Location: 8 Stephen Street South, Bury, BL8 2NT 

 
Proposal: Change of use from existing 6 bedroom (single occupancy) HMO to 6 bedroom (6-8 

occupants) HMO (House in Multiple Occupation) (Use Class Sui Generis) 
 
Application Ref:   72425/Full Target Date:  25/11/2025 
 
Recommendation:  Approve with Conditions 
 
Description 
The application site forms the southern end of a row of four, two storey terraced properties 
on the south-west side of Stephen Street South which is in use as a house in multiple 
occupancy.  It includes a basement and a loft conversion and rear dormer extension. The 
lawful use of the premises is as a 6-bedroom House in Multiple Occupation (HMO), under 
the permitted change allowed between Use Class C3 (Dwellinghouses) and Use Class C4 
(Houses in multiple occupation) which allows small shared houses occupied by between 
three and six unrelated individuals, as their only or main residence, who share basic 
amenities such as a kitchen or bathroom.  
  
The gable end of the application site forms the boundary where there is a significant drop in 
levels between the application site and the Daisyfield Court apartments complex.  The rear 
of the property backs onto Back Hulbert Street, a cobbled street providing access to the rear 
of properties on both respective streets. 
 
The property is within a cul-de-sac of terraces (4 on each side) which sit between Back 
Bolton Road South and the boundary of the site described above. 
 
The property has a flat roof dormer extension on the rear roof slope, which was erected 
utilising permitted development rights.  It also has a rear yard area. The conversion works 
were completed in September 2025, and the property is currently being let out for 
occupation, with 4 out of the 6 bedrooms currently rented out. 
 
Planning permission is sought for the change of use from an existing 6 bedroom (single 
occupancy) HMO to a 6 bedroom, 6-8 occupants, HMO (House in Multiple Occupation) 
(Use Class Sui-Generis). Permission is being sought for 2 more occupants to reside within 
the property. 
 
Relevant Planning History 
Not applicable. 
 
Publicity 
The application has been advertised by Site Notice on the 24 October 2025, and 24 nearby 
neighbours have been notified by letter on the 21 October 2025.  3 representations have 
been received which raise the following concerns: 
 

• Adverse effect on the character of this part of the street. The street's character is made 
up of family homes with many residents having lived here for 20 years, contributing to a 
close-knit and peaceful community. The streets character is defined by its low levels of 
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activity and limited vehicle movements.  Our street is very quiet and is a residential cul-
de-sac consisting of only 8 houses.  

• Since the property has been occupied by 4 tenants, we have already noticed an 
increase in disruption and activity with people constantly coming and going at all hours. 
This has changed the peaceful nature of the street.  This is before the property has 
even reached 6 occupants never mind 8.   

• Parking on Stephen Street South is already extremely limited.  Even with only 4 
occupants (below the PD allowed 6 occupants), parking pressures have noticeably 
increased. Residents now frequently struggle to find a space and access for larger 
vehicles can be difficult. 

• The increase in occupants has already put a strain on the already limited on-street 
parking provision particularly given the care home present at the end of the street and 
parishioners of the Church.  Doubling the number of occupants would cause existing 
residents' difficulty for residents trying to park anywhere near their homes. 

• The current occupancy and proposed increase in occupancy exacerbates existing 
parking problems. 

• Due to Stephen Street South being a small cul-de-sac, even one large HMO has a 
noticeable impact on the area.  The proposed increase would have a disproportionate 
impact due to the limited size and capacity of the street.  Residents are already 
experiencing higher levels of noise, parking stress and general disruption since the 
property began operating as a HMO.  Increasing occupancy would further erode the 
balance of this settled residential area. 

• Fails to comply with planning policies relating to character, amenity and highway safety. 

• Urges the Council to refuse the application in order to preserve the established 
character and amenity of Stephen Street South and to protect the quality of life of its 
long-standing residents. 

 
The objectors have been notified of the Planning Control Committee meeting. 
 
Statutory/Non-Statutory Consultations 
Traffic Section - No objections, subject to a condition securing the bin storage facilities 
shown on the submitted drawings. 
 
Waste Management - No objections. 
 
Adult Care Services - No comments or observations received. 
 
Housing - Public Protection - No comments or observations received. 
 
Greater Manchester Police - designforsecurity - No comments or observations received. 
 
Canal & River Trust - No objections. 
 
Pre-start Conditions - Not applicable. 

 
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 

Page 144



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-S2 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. 
 
Permitted Fallback Position 
A dwelling can change to a 6 bed HMO is Permitted Development, as defined by the Town 
and Country Planning (Use Classes) Order 1987 (as amended) to a House in Multiple 
Occupation (HMO) is Permitted Development.  The applicant has therefore utilised the 
existing property as a 6 bed HMO without the need for planning permission.  This is the 
permitted fallback position of the property.   
 
Principle of Development 
UDP Policy H1/2: 'Townscape and Built Design' 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.  
 
UDP Policy H2/4: 'Conversions', has specific regard to effects on amenity of neighbouring 
properties, general character of the area, amenity of occupants, effects from external 
changes on the street scene, car parking, and servicing requirements. This is supported by 
SPD 13: 'The Conversion of Buildings to Houses in Multiple Occupation', that seeks to 
ensure that properties are of a sufficient size to accommodate the proposals and are large 
enough to offer satisfactory levels of accommodation for future residents. This document 
also seeks to ensure that HMO's are located in suitable locations.  SPD 13 is rather dated 
in absolute terms (adopted in May 2007) and in some of the assumptions expressed (e.g. 
HMO's tend to attract residents in their teens and twenties who by their nature can be a little 
more energetic than older people, leading to a more active social life in the evenings). 
However, some of the general factors against which proposals should be assessed at UDP 
Policy H2/4 remain relevant.  
 
PfE Policy JP-H3: 'Type, Size and Design of New Housing' seeks to provide an appropriate 
mix of dwelling types and sizes reflecting local plan policies and having regard to relevant 
local evidence. Development across the plan area should seek to incorporate a range of 
dwelling types and sizes, including for self-build.   
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Paragraph 63 of the NPPF confirms that "the size, type and tenure of housing needed for 
different groups in the community should be assessed and reflected in planning policies.  
These groups should include (but are not limited to) those who require affordable housing; 
families with children; older people (including those who require retirement housing, 
housing-with-care and care homes); students; people with disabilities; service families; 
travellers; people who rent their homes and people wishing to commission or build their own 
homes".  However, no direct reference is made to HMOs or buildings of multiple 
occupation.  
 
The applicant has utilised their permitted development right to change the use of the 
dwelling to a 6 bedroom HMO lawfully and for the rear roof dormer. 
 
Houses in Multiple Occupation is a form of housing tenure, where occupants live together 
forming more than one household (i.e. where facilities such as kitchen, living areas and/or 
bathrooms can be shared with other tenants. 
 
Given that the existing use of the building is as a HMO, the principle of the use has already 
been established. However, the proposed development seeks to increase the number of 
occupants to 8 people, which creates a sui generis use. As such, given the permitted 
fallback position of an HMO with 6 people, the Council has to assess the impacts of an 
additional 2 occupants within the property and the impacts arising. 
 
Accessibility of the site to services, jobs and amenities 
PfE Policy JP-C1 seeks to deliver an accessible, low carbon Greater Manchester with 
world-class connectivity, by, amongst other things, delivering a pattern of development that 
minimises both the need to travel and the distance travelled by unsustainable modes to 
jobs, housing and other key services, including healthcare, education, retail, recreation and 
leisure facilities, green space and green infrastructure; and locating and designing 
development, to deliver a significant increase in the proportion of trips that can be made by 
walking, cycling and public transport. 
 
The application site is located within walking distance of Bolton Road, where there are bus 
stops, which provide access to regular bus services to Bury and Bolton. The site is also 
within walking distance of the local centre on Bolton Road, where there are a variety of 
shops, hot food takeaways and a small supermarket. As such, the proposed development 
would be located in a sustainable location and would be in accordance with Policy JP-C1 of 
the Places for Everyone Joint Development Plan.  
 
Character of the area  
UDP Policy H2/4 - 'Conversions' takes into consideration the concentration of building 
conversions for multiple occupation and the impact this can have to the character of an 
area. The justification for this policy makes it clear that it is necessary to ensure that 
dwelling standards are maintained and to ensure that, generally, an over provision of 
building conversions does not adversely affect the need to maintain a good mix of housing 
types or adversely affects the character and amenity of residential areas. 
 
Having visited the application site, checked the Planning register and the HMO Licensing 
register, there are no other properties in use as homes in multiple occupancy within 100 
metres of the application site. Therefore, the proposal would not result in an over 
concentration of HMOs in this area and therefore the area would maintain a good mix of 
housing types. 
 
The proposed development would not result in any external alterations and as such, the 
proposed development would not be a prominent feature in the streetscene. 
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The representations received highlight the particular character of this group of 8 properties 
on Stephen Street South, which exist at the cul-de-sac end of the street and that this part of 
the street is characterised by family dwellings, is quiet and peaceful in nature and has 
limited vehicular movements.  The representations received, state that given the cul-de-sac 
nature of this part of Stephen Street South, the increasing the number of occupants of the 
HMO, along with the associated consequences of increasing movements to and from the 
property by existing occupiers and proposed occupiers and the associated pressure on on-
street parking provision and bin storage needs and such a large HMO would adversely 
change the character of this street. 
 
Whilst the concerns of local residents are understood, the Permitted Development fallback 
position of 6 occupants is a strong fallback position which has to be taken into account in 
this decision.  The proposal does not propose to increase the number of bedrooms within 
the property but seeks to have have the ability to be let to couples. It is considered that such 
an uplift is minor and two more occupants would not cause such demonstrable harm to the 
character of the area to justify refusal of the application on this basis. Therefore, the 
proposed development would be in accordance with Policies H2/4 and EN1/2 of the Bury 
Unitary Development Plan.  
 
Amenity of neighbouring occupiers 
UDP Policy H2/4 requires applications for conversion to have regard to the effect on the 
amenity of the neighbouring properties through noise, visual intrusion, the position of 
entrances, impact of parking areas, extensions and fire escapes.  
 
The proposed development is located in an end terrace in a row of 4 properties and there 
are 4 dwellings located opposite. There are residential properties at the rear, which front 
onto Hubbert Street. 
 
As stated above, the proposed development would not result in any external alterations, so 
the proposed development would not have an adverse impact upon the privacy of the 
neighbouring properties. 
 
The objectors have referred to noise from comings and goings at the property. Whilst the 
number of occupiers would increase by 2, the number of bedrooms would not increase. As 
such, the addition of 2 occupiers in rooms, which are already in use, it is considered that the 
uplift would not have a significant adverse impact upon the amenity of the neighbouring 
properties.  
 
Therefore, the proposed development would be in accordance with Policies H2/4, EN1/2 
and EN7/2 of the Bury Unitary Development Plan. 
  
Amenity of future occupiers 
All bedrooms proposed would comply with the national prescribed space standards. The 
proposed development would utilise the existing communal space of a kitchen and dining 
room, which is located within the rear two storey outrigger. The basement area of the 
property would have two washing machines and a dryer.  Two washing machines would 
meet the needs of all occupants of the property.The level of communal accommodation 
would be acceptable for 8 occupants in 6 bedrooms.  
 
The National Design Guide states that an aspect of ensuring development is well designed 
by ensuring that refuse bins are accessible and well-integrated into the design of streets, 
spaces and buildings, to minimise visual impact, unsightliness and avoid visual clutter.  
 
The proposed site plan indicates sufficient refuse storage provision can be provided within 
the rear yard area.  The agent has confirmed that this area is within the applicant's 
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ownership and as such, would be acceptable. A covered and secure cycle store for up to 8 
bikes is proposed in the corner of the rear yard area, as well as an outside seating area is  
within the rear yard area, which would provide an appropriate level of external amenity 
space.  Therefore, the proposed development would not have an adverse impact upon the 
occupiers of the proposed development and would be in accordance with Policies H2/4 and 
EN1/2 of the Bury Unitary Development Plan. 
 
Waste Management 
The proposed scheme includes the provision of bins within the rear yard area, which is 
accessed from the rear cobbled street.  Sufficient space exists within the rear yard area to 
allow for the segregation of refuse and recyclable waste and would ensure the storage of 
bins would not adversely impact on the street scene. The number of bins provided has been 
shown as eight, which is considered satisfactory for the numbers of occupants proposed. 
 
Bins would continue to be collected from the rear of the terrace as they are currently and it 
is therefore considered that there would be a no detrimental effect on the safety and 
operation of the local highway network, as it would operate in the same manner as the 
existing site and surrounding properties. 
 
Bins would continue to be collected from the rear of the terrace as they are currently and it 
is therefore considered that there would be a no detrimental effect on the safety and 
operation of the local highway network, as it would operate in the same manner as the 
existing site and surrounding properties. 
 
The concern raised about bins being left out on the rear street is a management issue and 
in this regard the applicant has submitted a management plan which states that tenants are 
advised to take bins out for collection on the respective day and bring them back into the 
yard area in much the same way as any other residential property would.  Local residents 
should contact the management company of the application site if they have any concerns 
around unneighbourliness.  If any odour, fly or pest issues arise neighbouring occupants 
could report this issue to the Council's Environmental Health, Public Protection section. 
 
Highway Safety 
There are no specific car parking standards 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.  
 
PfE Policy JP-C1: 'An Integrated Network' seeks to deliver an accessible, low carbon 
Greater Manchester with world-class connectivity.  It seeks to achieve this by a range of 
measures, including, amongst other things, delivering a pattern of development that 
minimises both the need to travel and the distance travelled by unsustainable modes to 
jobs, housing and other key services, including healthcare, education, retail, recreation and 
leisure facilities, green space and green infrastructure; and locating and designing 
development, to deliver a significant increase in the proportion of trips that can be made by 
walking, cycling and public transport. 
 
SPD11: 'Parking Standards in Bury' identifies the application site is within Parking Zone/ 
Accessibility Zone 2.  In this location two car parking spaces should be provided.   
 
No off-road car parking is possible at the property. 
 
Although the concerns raised by local residents are noted and understood, the existing 
lawful use of the building is a 6-bedroom HMO (use class C4). The proposals would not 
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create additional bedrooms, but propose to increase the level of occupants in two of the 
existing bedrooms by up to 2 additional people.   
 
Based on Bury Council's parking standards within Zone 2, there is no differentiation in a 6-
bedroom, 6-occupants and a 6-bedroom, 8-occupants HMO with regards to the SPD11 
parking requirement.  
 
It is also noted that each 3-bedroom property on the street would require 1.5 car parking 
spaces, but none of the properties have any allocated / off-street parking provision, street 
wide. This is the same level of parking requirement for a 6-bedroom HMO (0.25 unallocated 
space per bedroom). SPD11 also does not automatically support the conversion of front 
gardens into tarmacked car parking spaces due to their negative impact on the character of 
the area. 
  
On this basis, there is no additional parking requirement for the proposed development 
(compared to the existing 6-bedroom HMO) to make the proposal acceptable from a car 
parking perspective, in accordance with SPD 11.  
 
Carbon and Energy 
PfE Policy JP-S2 sets out the steps required to achieve net zero carbon emissions.  
 
The existing HMO was refurbished to prioritise the minimisation of energy demand and 
maximisation of energy efficiency through the following measures: 
 

• The development features highly insulated walls and ceiling cavities to reduce heat loss 
and enhance thermal efficiency. 

• Double glazing to improve insulation and reduce energy consumption. This ensures 
compliance with Part L Building Regulations. 

• Passive performance has been enhanced through improving the fabric efficiency with 
double glazing and insulation as well as the efficiency of the existing internal layout. 

 
The applicant has advised that due to the building's orientation and lack of solar gain on the 
roof, the installation of solar PV panels is not a feasible prospecton this property. 
 
Digital Connectivity 
PfE Policy JP-C2 requires all new development to have full fibre to premises connections 
unless technically infeasible and / or unviable. The policy supports the provision of free, 
secure, high-speed public wi-fi connections, particularly in the most frequented areas.   
 
In compliance with Policy JP-C2 of the PfE plan, the submission advises that the proposed 
development would support high-quality digital infrastructure through the following 
measures: 

• Full Fibre Superfast Internet will be installed to the development 

• Mesh network throughout the property, ensuring consistent high-quality internet 
coverage in every corner and on every floor. 

• Cat 6 network points on each floor, providing robust and reliable wired internet 
connections for high-speed data transfer. 

 
Therefore, the proposed development would be in accordance with Policy JP-C2 of the 
Places for Everyone Joint Development Plan.  
 
Response to objections 
Many of the points raised have been responded to within the main report. 
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Conclusion 

The property has utilised its permitted development rights to convert from a dwellinghouse 
to a 6 person HMO without planning permission and also to erect the dormer extension 
present on the property, permitted under Schedule 2, Part 1, Classes A-H of the Planning 
(General Permitted Development) Order 2015, as amended.  This is therefore the 
permitted fallback position and has been taken into account in assessing the 
appropriateness of the proposal.   
 
The addition of up to two more occupants at the property would not result in conditions that 
would be demonstrably worse than the permitted fallback position allowed under Permitted 
Development regulations. 
 
Given the site's location on a main transport route between Bury Town Centre and Bolton 
Town Centre, close to the Bolton Road/ Bury Bridge Local Centre and Bus Stop(s), the 
proposal is considered to be suitably located for the use.    
  
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. 

 

2. This permission relates to the following plans and documents: 
 
Drawing no. 8SSS/299/PL: Site Location Plan and Existing Site Plan; 
Drawing no. 8SSS/303/PL Rev. C1: Proposed Plan Layout; 
Drawing no.8SSS/300/PL Rev. C1: Proposed Site Plan; 
Document ref. Planning Statement; and, 
Document ref. Management Plan 
 
Except as provided for by other conditions to this permission, the development 
shall be carried out in complete accordance with the approved drawings and 
documents. 
 
Reason. For the avoidance of doubt and to ensure a satisfactory standard of 
development in accordance with the policies contained within the Bury Unitary 
Development Plan, Greater Manchester Places for Everyone Joint Development 
Plan, and the National Planning Policy Framework. 

 

3. The bin store/ bike store indicated on approved plan A1.2 Revision PL7 shall be 
fitted with a roller shutter door or a similar approved type which does not project 
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outwards at any time during or after operation to the satisfaction of the Local 
Planning Authority and shall thereafter be maintained. 
 
Reason.  To enable a vehicle to stand clear of the highway whilst the garage door 
is opened and to allow adequate space to maintain a vehicle clear of the highway 
in the interests of road safety. 

 

4. The refuse storage facilities and covered and secure cycle storage provision 
indicated on the approved plans shall be implemented and made available for use 
prior to the development hereby approved becoming first occupied and shall 
thereafter remain available at all times.  
 
Reason.  In order to ensure that the development would maintain adequate 
facilities for the storage of domestic waste, including recycling containers, and 
sufficient cycle storage provision is secured, in the interests of amenity and to 
promote modal shift and encourage travel to the site by more sustainable modes 
of transport in accordance with Policies JP-C6: 'Walking and Cycling' and  
JP-C8: Transport Requirements of New Development of the Places for Everyone 
Development Plan. 

 

5. The maximum number of residents occupying the premises shall not exceed 8 
(eight) people. 
Reason. To avoid an over-concentration of people living in the property and 
ensure satisfactory living accommodation for existing and future occupiers, in 
accordance with Policy H2/4-Conversions of the Bury Unitary Development Plan, 
Policies JP-C5: Streets for All and JP-C8: Transport Requirements of New 
Development of the Places for Everyone Joint Development Plan. 

 
For further information on the application please contact Claire Booth on 0161 253 5396  
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Meeting:  Planning Control Committee. 

Meeting date:  16 December 2025 

Title of report:  Article 4 Direction proposal – Houses in Multiple Occupation 
 

Report by:  

 

Chief Planning Officer 

Decision Type: Non Key Decision 

Ward(s) to which 

report relates 

Boroughwide 

 

Executive Summary:   

This Report seeks authorisation for the making of an immediate Article 4 Direction to give 

greater planning controls over proposals for change of use from Use Class C3 

(dwellinghouse) to Use Class C4 (HMO).  

The effect of an Article 4 Direction is that planning permission would be required for 

conversion from a Use Class C3 (dwellinghouse) to a Use Class C4 (small HMO) if there 

is a material change of use. This change would not otherwise require planning 

permission as a result of being classed as permitted development. Proposals for HMOs 

for 7 or more people already require planning permission and will continue to do so and 

therefore would be unaffected by this Direction. 

Recommendation(s)  

That: Planning Control Committee is recommended to: 

1. Authorise the making of an immediate direction under Article 4 of the Town and 

Country (General Permitted Development) (England) Order 2015 to remove the 

permitted development rights for the change of use from Use Class C3 dwellinghouses 

to Use Class C4 small Houses in Multiple Occupation for the entire Borough of Bury 

as identified within the Direction. 

2. Authorise the Director of Legal and Governance to issue the relevant Direction and 

Notices to support the immediate Article 4 Direction. 

Classification 
 

Open  

Item No. 
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3. To note the content of the Houses in Multiple Occupation report: Background Evidence 

report, as appended to this report, that has been prepared to support the proposed 

making of the Direction.  

4. Authorise the Executive Director (Place) to consider comments received in relation to 

the Notice and to confirm the Direction.  

 

1. Key considerations  

1.1 The effect of introducing an Article 4 Direction would be to remove permitted 

development rights to convert a Use Class C3 dwellinghouse to a Use Class C4 

House in Multiple Occupation for between 3 and 6 occupants. The Article 4 

Direction would not prevent the conversion of dwellings to small HMOs but would 

mean that property owners / landlords proposing to convert a dwelling to a Class 

C4 HMO would need to apply for planning permission where such development 

constitutes a material change of use.  

1.2 The proposal is to introduce an immediate Boroughwide Article 4 Direction. The 

implication of an immediate Article 4 Direction is that the Council would be liable to 

claims for compensation. The alternative would be to have a 12 month run in 

period before the Article would come into effect and this would avoid 

compensation claims. 

2. Background  

2.1 Houses in Multiple Occupation (HMOs) are properties that are rented out by at 

least three unrelated individuals who are not from one household (such as a 

family) but share facilities such as a kitchen or bathroom.  

2.2 HMOs form part of the Borough’s housing supply and contribute to meeting 

housing needs. They can provide a cost-effective form of accommodation for 

younger people and those on low incomes. They also provide flexible 

accommodation for people with short-term housing requirements, and a social 

environment for those seeking to live with other people. They can be home to 

young professionals, people on low incomes, students and those on short-term 

contracts.  

2.3 HMOs can be purpose-built, but most in the Metropolitan Borough of Bury have 

been created through the conversion of existing properties that were previously in 

residential or other uses. Most HMOs in the Borough are well managed and 

provide decent homes, but poorly managed or poorly located properties and over 

concentrations of such properties have the potential to lead to issues for both 

occupants and neighbours. 
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2.4 Under current legislation, dwelling houses (Use Class C3) can be converted to 

small HMOs with between three and six residents (Class C4) without the need for 

planning permission. This means that the council, as Local Planning Authority 

(LPA), has no control over the numbers or locations where these occur. HMOs for 

three or four occupants also fall below the threshold for mandatory HMO licensing, 

so the location and accommodation standards of such properties is unknown 

unless complaints are received by the Council. 

2.5 Local Planning Authorities have the ability to remove permitted development rights 

where they can provide evidence to justify such a restriction. This is done through 

the introduction of an Article 4 Direction. This has been done by an increasing 

number of neighbouring councils, including Bolton, Rossendale, Blackburn with 

Darwen, Manchester and Salford in recent times. The effect of introducing an 

Article 4 Direction is that within the area in which the Direction applies, 

conversions to small HMOs require full planning permission, where such 

development constitutes a material change of use. 

2.6 The number of HMOs in the Borough has been increasing. When an area has a 

high concentration of HMOs, this can negatively impact the amenity of the area 

and lead to a lack of available properties for families, couples and individual 

occupiers. Introducing an Article 4 Direction would help manage the concentration 

of HMOs and support the delivery of homes that are better regulated and 

controlled by the planning process, therefore issues such as space standards, 

amenity, management and quality can be assessed and considered by planning 

officers.  

2.7 If an Article 4 Direction is considered appropriate, it can be implemented as an 

immediate Direction or a non-immediate Direction. The implications of these 

options are set out below. However, an Article 4 Direction cannot apply 

retrospectively. It would have no effect on any existing HMOs and would not 

require landlords of existing HMOs to do anything. They could, however, choose to 

apply for a Lawful Development Certificate to confirm that the use as an existing 

HMO is lawful. If the works to create a new HMO are substantially complete by the 

date the Article 4 Direction comes into effect, these would be accepted as 

permitted. There would be a number of ways of proving this, including building 

control applications, tenant rental agreements or a HMO licence (for properties of 

5 or more people). 

3. HMO evidence base  

3.1 A separate background evidence document has been prepared and is provided as 

a background paper alongside this report. Given that planning permission is not 

currently required for conversion of a dwellinghouse to a small HMOs occupied by 

up to six residents, and licences are not required for HMOs housing less than five 
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residents it is not possible to determine the exact number of existing small HMOs 

and their distribution within the Borough. 

3.2 In order to establish as good an understanding as possible of the number and 

distribution of HMOs, data has been collected from various sources, including data 

on licensed HMOs, knowledge of the Private Rented Sector enforcement team, 

Council Tax data, planning application data and Local Land and Property 

Gazetteer data. The evidence shows that there has been a significant increase in 

the number of new HMOs in recent years. 

3.3 Small HMOs for fewer than seven people represent 69% of all licensed HMOs, 

and it is reasonable to assume that if three and four person HMOs (that fall below 

the threshold for licensing) were included, this proportion would be considerably 

higher.  

3.4 In terms of the location of HMOs, whilst there are concentrations in parts of the 

Borough (particularly around Bury and Radcliffe town centres), HMOs are not 

restricted to specific areas. The HMO Background Evidence report illustrates a 

broad spread of HMOs across many parts of the Borough. In those parts of the 

Borough where concentrations are lower, the importance of ensuring the quality of 

HMOs, preventing future over concentration, protecting the amenity of neighbours 

and character of the area remains. 

4. Proposal 

4.1 The proposal is to introduce an immediate Boroughwide Article 4 Direction to 

remove permitted development rights to convert a Use Class C3 dwellinghouse to 

a Use Class C4 House in Multiple Occupation for between 3 and 6 occupants. The 

Article 4 Direction would not prevent the conversion of dwellings to small HMOs 

but would mean that property owners / landlords proposing to convert a dwelling to 

a Class C4 HMO would need to apply for planning permission where such 

development constitutes a material change of use.  

4.2 It is important to note that proposals that do not amount to a material change of 

use, would remain outside of the local authority’s control. There is no statutory 

definition of ‘material change of use’, however, it is linked to the significance of a 

change and the resulting impact on the use of land and buildings. Whether a 

change of use from a dwelling house to use as a Use Class C4 House in Multiple 

Occupation amounts to a material change of use is a matter of fact and degree 

and this will be determined on the individual merits of the particular case. 

4.3 The key advantage of an immediate Article 4 Direction is that following the making 

of the Article 4 Direction, new conversions from dwellings to small HMOs would 

immediately require planning permission, bringing more control over the location 
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and quality of HMOs in the Borough. The Council is also bringing forward an 

updated supplementary planning document which, on adoption, would apply to all 

planning applications for HMOs. Together with the Article 4 Direction this would 

enable the LPA to ensure that proposals provide a good standard of 

accommodation for their occupants, as well as seeking to avoid unacceptable 

impacts on the amenity of neighbours or the character of the area. Bringing 

forward the Article 4 Direction on an immediate basis would avoid the risk of 

property owners rushing to bring forward potentially sub-standard HMOs ahead of 

the requirement for planning permission.  

4.4 A key risk of introducing an immediate Article 4 Direction is that within the first 12 

months after the direction is introduced, property owners may be potentially 

eligible for compensation if they have planning permission refused for a 

conversion which would otherwise be permitted development or if conditions are 

attached to a planning permission which make the conversion more onerous than 

it would have been were it to have been undertaken under permitted development 

rights. Claims for compensation would be limited to applications submitted within 

12 months of the direction coming into force. The grounds on which compensation 

can be claimed are limited to abortive expenditure or other loss or damage directly 

attributable to the withdrawal of permitted development rights. 

4.5 It is unknown how many planning applications will be received and the outcome of 

these planning applications. It is therefore not possible to accurately quantify the 

potential liability resulting from this decision. Any claim would divert resources. No 

budget has been identified to cover the cost of any subsequent potential 

compensation claims. It is equally to be noted that of the two Local Planning 

Authorities who introduced immediate Article 4 Directions relating to HMOs more 

than 12 months ago (Trafford and the London Borough of Merton) Trafford 

received no compensation claims, and the London Borough of Merton received 

one compensation claim outside of the claim period.  

4.6 The Article 4 Direction would also generate planning fees, with a planning fee of 

£568 currently being payable for a change of use application. For illustration 

purposes, in the past 12 months 40 new licences have been issued for small 

HMOs for 5 or 6 people. If 40 change of use applications were submitted, this 

would amount to planning fee income of £22,720.  

4.7 Immediate Article 4 Directions have recently been introduced for Bolton, 

Rossendale and Tameside, and Wigan have given less than 12-months notice for 

their new direction. At this stage it is too early to tell whether these areas will have 

to make any compensation payments. Bolton’s immediate Article 4 Direction took 

effect on 13 June 2025, and to date no claims for compensation have been 

received. 
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4.8 Immediate Directions require evidence that the permitted development presents 

an immediate threat to local amenity or prejudices the proper planning of an area. 

This is a higher threshold to cross than the evidence base needed for a non-

immediate Direction, where the Council only need prove that the Article 4 Direction 

is necessary to protect local amenity or the well-being of the area. In view of the 

continuing growth in the number of HMOs, public concerns about the impact on 

amenity and local character, and the need to ensure that new HMOs provide 

suitable living standards for future occupants, the Council considers that there is 

sufficient evidence to justify an immediate Article 4 Direction. 

4.9 In accordance with NPPF, any Direction must be based on robust evidence and 

apply to the smallest geographical area possible. A Boroughwide Article 4 

Direction is considered necessary in the interests of protecting against the spread 

of HMOs beyond those areas where they are currently concentrated. This has 

been seen in a number of areas, where localised Article 4 Directions have 

subsequently been broadened to include a wider area / Boroughwide. The risk of 

introducing the direction Boroughwide rather than in a geographically focused area 

is that it increases the potential number of compensation claims, as well as the risk 

of challenge.  

5. Procedure 

5.1 The process of introducing an immediate Article 4 Direction is as follows: 

 The Local Planning Authority (Bury Council) makes the Direction and notifies 

the Secretary of State.  

 The Article 4 Direction is publicised by placing a notice in the Bury Times, 

displaying Article 4 Direction site notices in at least two locations in the 

Borough and placing a notice on the Council’s website.  

 The Article 4 Direction comes into effect on the date on which the notice is first 

published or displayed as above. 

 The notice must specify a period of at least 21 days within which any 

representations concerning the direction may be made to the LPA (which must 

be considered before formal confirmation).  

 After the representation period has ended and at least 28 days after all notices 

have been published or such longer period as may be specified by the 

Secretary of State, and within six months of the date on which it comes into 

force, the Direction needs to be formally confirmed, otherwise it will expire. 

5.2 The legislation requires notice to be served on the owner and occupier of every 

part of the land within the area, unless the local planning authority consider that - 
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(a) individual service on that owner or occupier is impracticable because it is 

difficult to identify or locate that person or 

(b) the number of owners or occupiers within the area to which the direction 

relates makes individual service impracticable. 

5.3 It is considered impracticable to serve individual notices on every owner or 

occupier in the Borough, due to both the difficulty of identifying or locating those 

people and the number of owners or occupiers.  

6. Other alternative options considered 

Option 1: Not to authorise the making of an Article 4 Direction 

6.1 The decision not to authorise the making of an Article 4 Direction would allow 

conversion of C3 dwellings to C4 HMOs to continue without the need for planning 

permission. The Council would be unable to restrict the concentration of HMOs or 

ensure that they meet appropriate standards. HMOs for five or more occupants 

would continue to be subject to mandatory licensing, and smaller HMOs are duty 

bound to adhere to the requirements laid out by the Management of Houses in 

Multiple Occupations (England) Regulations 2006. However, the Council would not 

be aware of most small HMOs for 3 or 4 occupants unless they receive complaints 

from either tenants (for example regarding housing standards) or the local 

community. Concentration of HMOs in certain areas could continue. 

Option 2: Non-immediate Boroughwide Article 4 Direction 

6.2 For non-immediate directions, the Council must publicise the direction as soon as 

possible and give a period of at least 21 days for representations to be made on 

the direction. They must also specify the proposed date for bring the Direction into 

force, which can be up to two years after notice has been given. 

6.3 A non-immediate Article 4 Direction that gives 12 months’ notice before it comes 

into effect would remove the risk of compensation claims. If less than 12 months’ 

notice is giving, claims for compensation could still be made for whatever remains 

of the 12-month period.  

6.4 A non-immediate direction would reduce the risk of challenge on whether the 

evidence base is sufficient. Immediate Article 4 Directions require evidence that 

the permitted development presents an immediate threat to local amenity or 

prejudices the proper planning of an area. This is a higher threshold to cross than 

the evidence base needed for a non-immediate direction, where the Council only 

need prove that the Article 4 direction is necessary to protect local amenity or the 

well-being of the area. 
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6.5 Taking a non-immediate approach means that in the period before the Direction 

takes effect, property owners could continue to exercise their permitted 

development rights to change the use of dwellings to small HMOs without the 

need for planning permission, and may be incentivised to do so at an increased 

rate ahead of the Direction taking effect. This could have potential negative 

impacts on local areas and a lack of oversight of housing standards for those that 

fall below the requirement for a mandatory HMO licence. That is not to say that if 

an immediate Article 4 Direction was pursued that these properties would not be 

converted to HMOs, but they would require planning approval, so the Council 

would be aware of their location and have the ability to assess their impact and 

ensure appropriate standards are met. 

Option 3: Immediate Article 4 Direction for parts of the Borough, non-immediate Article 4 

Direction for the rest of the Borough and variations thereof. 

6.6 Introducing an immediate Article 4 Direction for parts of the Borough and a non-

immediate Article 4 Direction for the rest of the Borough would reduce the potential 

number of properties eligible to make compensation claims. However, it would 

leave those parts of the Borough where the non-immediate Direction applies 

vulnerable to the proliferation of new HMOs without any LPA control over their 

location or standard for a longer period.  

6.7 A non-immediate Direction for parts of the Borough and no Article 4 Direction in 

some areas would also leave areas at risk of displacement of new HMO 

development from areas where the Article 4 Direction applies to other parts of the 

Borough, without any Local Planning Authority control over locations and 

standards. An area specific Article 4 Direction could lead to a concentration of 

HMOs in excluded areas and the Council potentially having to consider a further 

Article 4 Direction at that time, as opposed to dealing with the matter on a 

proactive basis and addressing HMO standards and concentrations Boroughwide. 

___________________________________________________________________ 

7. Community impact/links with Community Strategy 

7.1 The Let’s Do It Strategy sets out the Council’s corporate priorities. This Article 4 

Direction will support the Local element of the strategy: Ensuring future proposals 

for HMOs provide suitable living standards for future occupants and the potential for 

detrimental impacts on local communities is reduced will help to ensure sustainable 

communities and support community cohesion.  

____________________________________________________________ 

8. Equality Impact and considerations: 

8.1 A full Equality Impact Analysis has been completed. The analysis has identified 

several potential impacts across multiple characteristics however these impacts are 
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not anticipated to cause disadvantage or detriment directly or indirectly due to a 

protected characteristic or circumstance but instead drive up accommodation 

standards for dwellings some characteristics are proportionately more likely to live 

in. 

 

9. Environmental Impact and Considerations: 

9.1 The Article 4 Direction is not expected to give rise to any significant environmental 

effects.  

 

10. Assessment of Risk:  

The following risks apply to the decision:  

 

Risk / opportunity  Mitigation  

If the Council proceeds with an Article 4(1) 

Direction without allowing a 12-month lead in 

period, then there is a risk of compensation 

claims from property owners and / or 

developers who have incurred abortive 

expenditure or losses due to the withdrawal 

of permitted development rights. 

The level and nature of compensation is 
broadly unknown due to the lack of data on 
current levels of conversion from C3 to C4 

through permitted development rights. 

The only way to mitigate this risk is for 

the Council to opt for a non-immediate 

Article 4 direction with a lead-in time of 

12 months before it comes into effect. 

There is no recourse to compensation 

after 12 months.  

However, a non-immediate Article 4 

Direction comes with a risk of an 

acceleration in HMO development ahead 

of the Article 4 Direction coming into 

force, with the associated risk that 

properties may not meet appropriate 

standards. 

There could be other unintended risks related 

to an Article 4 Direction coming into effect in 

terms of an increase in the cost of HMO rents 

or potential reduction in the delivery of HMO 

properties that are used by groups such as 

single homeless or low-income people, or by 

key workers in sectors such as health care. 

The effect of the Article 4 Direction is to 

bring such properties into planning 
control and ensure they meet 
appropriate standards, not to prevent 

their development.  

As with any decision of a public body, there is 

a risk of Judicial Review. A successful 

Judicial Review challenge would result in the 

quashing of the decision and a requirement 

for a new decision to be taken, addressing the 

The Council’s Monitoring Officer has 
provided comments below.  
 

All legal requirements will be complied 
with. 
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Risk / opportunity  Mitigation  

grounds on which the initial decision had 

been found to be unlawful. 

Risk of increase in planning appeals where 

applications for HMOs are refused. 

The Council cannot avoid the risk of 
planning appeals, however all decisions 
are made in accordance with adopted 

planning policies and other material 
considerations. 

Risk of increase in enforcement enquiries 

regarding new and existing HMOs. Potential 

for enforcement officers to be diverted from 

other areas of work.  

Planning enforcement enquiries will be 
investigated in line with the Council’s 

customer charter for planning 
enforcement. 

Reputational risk if residents think that an 

Article 4 Direction will prevent all HMOs, 

however it will only remove permitted 

development rights.  

Applications for small HMOs may generate 

significant neighbour concern.  

The Article 4 Direction gives the Council 
a greater degree of control over the 

development of HMOs, reducing the risk 
of negative impacts on local 

communities. 

  

____________________________________________________________ 

11. Consultation: 

11.1 The Article 4 Direction will be subject to a statutory representation period for a 

minimum of 21 days. The Article 4 Direction will be publicised by placing a notice 

in the Bury Times, displaying Article 4 Direction site notices in at least two 

locations in the Borough and placing a notice on the Council’s website. 

____________________________________________________________ 

12. Legal Implications: 

12.1  The recommendation in the report is within the legal powers of the Council.  

12.2  The statutory process in making and bringing into effect the Article 4 Direction will 

be followed. 

12.3  It is to be noted that the boroughwide and immediate nature of the proposed 

Article 4 Direction introduces a right to compensation and although officers are 

satisfied that the evidence base is sound, it is at least possible that could be 

subject to legal challenge.    

____________________________________________________________ 
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13. Financial Implications: 

13.1 There is a potential risk with regard to the receipt of compensation claims from 

purchasers of properties in the 12 months following the Direction. This is limited to 

directly attributable losses where an application is refused or conditions applied 

under the Direction, e.g. the abortive costs of preparing plans. This risk is 

anticipated to be low in regard to both number of claims and their financial value in 

the 12 month period. 

 

____________________________________________________________   

Report Author and Contact Details: 

Name: David Marno 

Position: Head of Development Management 

Email: d.marno@bury.gov.uk 

____________________________________________________________ 

 

14. Background papers: 

Houses in Multiple Occupation Background Evidence – December 2025 

 

Please include a glossary of terms, abbreviations and acronyms used in this 
report.  

  

Term  Meaning  

HMO House in Multiple Occupation 

LPA Local Planning Authority 
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1 Introduction 
1.1 Houses in Multiple Occupation (HMOs) are properties that are rented out by 

at least three unrelated individuals who are not from one household (such as 
a family) but share facilities such as a kitchen or bathroom.  

1.2 HMOs form part of the Borough’s housing supply and contribute to meeting 
housing needs. They can provide a cost-effective form of accommodation for 
younger people and those on low incomes. They also provide flexible 
accommodation for people with short-term housing requirements, and a social 
environment for those seeking to live with other people. They can be home to 
young professionals, people on low incomes, students and those on short-
term contracts.  

1.3 HMOs can be purpose-built, but most in Bury have been created through the 
conversion of existing properties that were in residential or other uses. Most 
HMOs in Bury are well managed and provide decent homes, but poorly 
managed or located properties and over concentrations of such properties 
have the potential to lead to issues for both occupants and neighbours. 

1.4 This paper provides the evidence base and policy context for the proposed 
introduction of an Article 4 Direction to remove the permitted development 
(PD) right which allows the conversion of dwelling houses (Use Class C3) into 
Houses of Multiple Occupation (HMOs) for up to six residents (Use Class C4) 
without the need for a planning application1. An Article 4 Direction would not 
amount to a ban on the creation of new HMOs, but it would bring them into 
Local Planning Authority control. Applications for HMOs could only be refused 
where they are contrary to planning policy or other material planning 
considerations that would justify their refusal.  

1.5 The Article 4 Direction would be made under the provision of the Town and 
Country Planning (General Permitted Development) Order 2015 (as 
amended). The proposed Article 4 Direction would apply to the whole borough 
of Bury and would enable the Council to have greater control in managing 
conversions of dwellings to HMOs. 

 
1 Planning permission is already required for HMOs for seven or more residents. 
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2 Policy Context 
National policy and legislative context  

2.1 In 2010 legislation was introduced allowing the conversion of a dwelling house 
(Use Class C3) into a small HMO (Use Class C4) without the need to apply for 
planning permission. Use Class C4 covers small shared houses or flats which 
are occupied by three to six unrelated individuals who share basic amenities. 
The current legislation is set out in Class L of the Town and Country Planning 
(General Permitted Development) (England) Order 2015.  

2.2 Larger HMOs occupied by seven or more individuals are classed as sui 
generis HMOs and require full planning permission. 

2.3 Although conversion of a dwelling (C3) to a small HMO (C4) is classed as 
permitted development, local circumstances may require that this permitted 
development right be restricted. Local planning authorities have the power to 
remove specified permitted development rights across a defined area through 
a direction under Article 4 of the Town and Country Planning (General 
Permitted Development) (England) Order 2015.  

2.4 Although Article 4 Directions introduced by local planning authorities do not 
require approval from the Secretary of State, the Secretary of State for 
Housing, Communities and Local Government can intervene to stop Article 4 
directives taking effect should they deem it appropriate. Both the type of 
restriction and the extent of the area the restriction is being applied to must be 
justified.  

2.5 The National Planning Policy Framework (NPPF) paragraph 54 advises that 
Article 4 directions should be limited to situations where the direction is 
necessary to protect the amenity or local wellbeing of the area, and in all 
cases be based on robust evidence and applied to the smallest geographical 
area possible. Article 4 directions should be applied in a measured and 
targeted way. The potential harm that the Article 4 direction is intended to 
address needs to be clearly identified, and if applied to large areas (such as 
the majority of a local planning authority) there needs to be a particularly 
strong justification. That said, Article 4 Directions relating to HMO 
development that cover an entire Local Planning Authority Area are not 
uncommon. 

2.6 It is important to note that an Article 4 direction would not mean that 
conversion of C3 to C4 is not allowed – it only means that it cannot be carried 
out under permitted development and therefore needs a planning application. 
This gives the local planning authority the opportunity to consider the proposal 
in more detail. 
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Exempt Accommodation (Properties that are not considered to be 
HMOs).  

2.7 Within the Town & Country Planning (Use Classes) Order 1987 (as 
amended), C4 HMOs have the same meaning as that given in Section 254 of 
the Housing Act 2004. Certain types of shared properties are not categorised 
as HMOs, according to Schedule 14 of the Housing Act 2004. This includes 
the following:  

• two person flat share: a property or part of a property, lived in by no more 
than two households each of which consist of just one person; 

• a property where the landlord and their household is resident with up to 
two tenants; 

• buildings managed or owned by a public body, such as the police, NHS, 
Local Housing Authority or Registered Social Landlord; 

• where the residential accommodation is ancillary to the principal use of 
the building, for example; religious establishments or conference centres; 

• student halls of residence, where the education establishment has signed 
up to an Approved Code of Practice; 

• buildings controlled or managed by a co-operative society; 

• buildings occupied by religious communities; 

• buildings regulated otherwise than under the Act, such as children’s 
homes, care homes and bail hostels2  

• buildings entirely occupied by freeholders or long leaseholders. 

2.8 Any properties falling into the above categories cannot be identified as a HMO 
and therefore cannot be considered as falling with Use Class C4. 

Regional Context 
2.9 Other local planning authorities in the immediate vicinity of Bury have already 

introduced Article 4 directions which restrict permitted development rights for 
HMO conversions. 

Local Authority Status 

Bolton Immediate Boroughwide Article 4 Direction came into effect on 
13 June 2025.  

Blackburn with 
Darwen 

Article 4 direction introduced in February 2012 which covered a 
small number of wards.  

 
2 As set out in Schedule 1 of the Licensing and Management of Houses in Multiple Occupation and 
Other Houses (Miscellaneous Provisions) (England) Regulations 2006 (as amended). 
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Local Authority Status 

In August 2023 an Article 4 direction covering all urban areas 
of Blackburn and Darwen (excluding only more rural areas of 
the borough) was introduced.  
Policy DM06 in the local plan adopted in January 2024 states 
that proposals for new HMOs will not be permitted in any part 
of the Borough during the plan period. 

Rossendale Immediate Boroughwide Article 4 Direction made 19 
September 2025. 

Salford Non-immediate Article 4 direction covering inner areas came 
into effect in 2018. From November 2024 a new Article 4 came 
into effect which covers further areas of the city. There are 3 
remaining wards which are not covered by HMO Article 4 
Directions. 
Additional licensing was introduced on 19 July 2021 requiring 
small HMOs with 3 or 4 tenants to obtain an HMO licence. 

Manchester Non-immediate Article 4 direction which covers the whole city 
came into force on 8th October 2011. The primary reason for 
introducing the Article 4 direction was issues caused by 
student housing. The Article 4 direction covers the whole city in 
order to prevent HMOs spreading into other areas. 
Selective licensing applies in some parts of the city which 
requires landlords of all types of private rented homes to apply 
for a licence. 

Tameside Immediate Boroughwide Article 4 came into effect on 2 
October 2025. Representation period from 2 October – 24 
October 2025. 

Trafford Immediate Boroughwide Article 4 direction came into force in 
December 2017. Primarily implemented to mitigate the 
potential impacts of students moving into the borough following 
proposed opening of University Academy 92, avoid 
overconcentration and ensure student accommodation is of 
good quality. 

Wigan Introduced two Article 4 directions in 2020 covering small 
areas in Leigh and Swinley.  
On 15 July 2025 a Boroughwide non-immediate Article 4 
Direction was made removing permitted development rights for 
changes of use from individual dwellinghouses to small houses 
in multiple occupation (HMOs). 
Consultation was held from 22 July to 12 August 2025. The 
Article 4 Direction was then confirmed on 21 August 2025 and 
came into force on 31 August 2025. 
This means from 31 August 2025 all HMOs, regardless of size, 
will need planning permission in the Borough of Wigan. 
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Local Authority Status 

Hyndburn Non-immediate Article 4 Direction for 9 selected wards – will 
come into effect on 15 March 2026, subject to confirmation by 
the Council. 

Halton Immediate Article 4 Direction for parts of the Borough brought 
in with effect from 11 September 2025. 

Chorley Immediate Boroughwide Article 4 Direction took effect from 24 
September 2025. 

Burnley Non-immediate area specific Article 4 Direction came into 
effect 14 October 2024. 

2.10 Rochdale, Oldham and Stockport do not currently have Article 4 directions 
which restrict conversions from dwellings (C3) to HMOs (C4), however on 22 
September 2025 Oldham Council resolved to introduce a boroughwide non-
immediate Article 4 Direction, which will come into effect on 1 January 2026 or 
such other later date as considered appropriate.  

Local Policy Context 
2.11 There are not currently any parts of the Borough covered by an Article 4 

Direction relating to HMOs. 

2.12 UDP Policy H2/4 – Conversions relates to the conversion of buildings to into 
two or more self-contained units, or the conversion of a building into an HMO.  

2.13 Bury SPD13 – Conversion of buildings to houses in multiple occupation 
relates to HMOs, however it was adopted in May 2007 and is currently in the 
process of being updated.  

2.14 The Draft Bury Local Plan (March 2025) Policy LP-H11 sets out proposed 
requirements for applications for HMOs, seeking to avoid over-concentrations 
of such uses, ensure they do not have an unacceptable impact on the local 
area, and provide suitable living standards for future occupants. 

2.15 It is important to note that an Article 4 Direction will not stop the conversion of 
dwellings into small HMOs. It will simply mean that such conversions would 
require a full planning application, which will need to be determined in 
accordance with adopted planning policies and other material considerations. 
The updated HMO SPD and future local plan policies will help to ensure that 
applications for new HMOs meet certain standards. 
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HMO Licensing 
2.16 Mandatory Licensing of HMOs was introduced under the 2004 Housing Act. 

HMOs which need to have a licence are those where there are five or more 
tenants, forming two or more households, which use shared facilities such as 
toilets, bathrooms, kitchens and so on. Under HMO licensing legislation, a 
lack of planning permission is not a relevant factor when making a decision on 
whether to grant or refuse an HMO licence. Conversely, having planning 
permission in place (or not requiring it) does not mean a premises is licensed 
to operate an HMO and this may need to be applied for separately. 

2.17 Unlicensed HMOs relate to those smaller HMOs of 3 or 4 unrelated people, or 
where there is an exemption to licensing under Schedule 14 of the Housing 
Act 2004. Exemptions include properties owned or managed by a public body 
(such as the NHS or police), a local housing authority or a registered social 
landlord; student accommodation managed directly by an educational 
establishment; and buildings which are already regulated (and where the 
description of the building is specified in regulations), such as care homes and 
bail hostels.  

2.18 Although smaller HMOs do not require a licence, they are duty bound to 
adhere to the requirements laid out by the Management of Houses in Multiple 
Occupations (England) Regulations 2006. These regulations stipulate 
management arrangements for all HMO’s and where those in control of the 
HMO are found to be failing to meet their duty/ies, the Council has powers to 
issue civil penalty notices up to £30,000 per offence.  

2.19 Under Part 2 of the 2004 Housing Act, local authorities are able to introduce 
an ‘Additional HMO licensing scheme’ which requires owners of all smaller 
HMOs (3 or 4 people) within the designated area to be licensed as HMO by 
the authority, just like the larger (5 or more people) mandatory HMO licensed 
properties. To justify having an additional licensing scheme, the council must 
be satisfied that a significant proportion of 3 and 4 person HMOs across the 
Borough are being managed sufficiently ineffectively as to give rise, or to be 
likely to give rise to one or more particular problems either for those occupying 
the HMOs or members of the public.  

2.20 The use of additional licensing must be consistent with the Council’s housing 
strategy and should be co-ordinated with the local authority’s approach on 
homelessness, empty properties and antisocial behaviour. Although fees 
would be payable for licences, there would be significant cost to the local 
authority in setting up such a scheme.  

2.21 Local authorities also have the power to introduce ‘selective licensing’ of 
privately rented homes in order to tackle problems in their areas, or any part 
or parts of them, caused by: 
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• low housing demand (or is likely to become such an area); 

• a significant and persistent problem caused by anti-social behaviour; 

• poor housing conditions; 

• high levels of migration; 

• high level of deprivation; or 

• high levels of crime. 

2.22 Subject to certain exemptions, selective licensing would require all private 
landlords in a designated area to have a licence from the local housing 
authority to rent out a privately-rented property (unless the property is a 
House in Multiple Occupation to which mandatory or additional licensing 
already applies). Properties let by registered social landlords or managed 
directly by an educational establishment would be exempt. Selective licensing 
can only be introduced in a limited range of circumstances, and in conjunction 
with other measures to help address the problems. 

2.23 As a landlord, failure to obtain the necessary licences can lead to severe 
consequences: 

• fines up to £30,000 through a Civil Penalty Notice (CPN), or prosecution, 
which could result in an unlimited fine; 

• The Council may apply for a banning order, preventing rogue landlords 
from letting residential properties; 

• tenants could claim up to 12 months' rent back through a Rent 
Repayment Order (RRO). 

2.24 It is important to note that HMO licensing (be that mandatory, additional or 
selective licensing) can only consider whether the individual property meets 
prescribed standards and it is suitably managed – it cannot be used to 
address issues such as a concentration of HMOs resulting in changes to the 
character of an area. 
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3 Evidence and Justification  
3.1 As set out in National Planning Practice Guidance, Article 4 Directions 

restricting permitted development rights must be justified by evidence, and 
applied to the smallest geographical area possible. In view of this guidance, 
quantitative and qualitative data from various sources have been analysed to 
allow the Council to determine whether an Article 4 Direction is justified, and 
for which geographical area. 

Locations and numbers of HMOs 
3.2 Given that planning permission is not currently required for small HMOs 

occupied by up to six residents, and licences are not required for HMOs 
housing less than five residents it is not possible to determine the exact 
number of existing small HMOs and their distribution within the Borough.  

3.3 In order to establish as good an understanding as possible of the number and 
distribution of HMOs, data has been collected from various sources, including 
data on licensed HMOs, reports to the Private Rented Sector enforcement 
team, Council Tax data, planning application data, and Local Land and 
Property Gazetteer data. There is some overlap between the sources of data, 
so summing each source will not equate to the total number of HMOs. 

Licensed HMOs 

3.4 There are currently (as of 14/11/2025) 154 licensed HMOs in the Borough as 
set out in Table 1 below. These licensed HMOs have the ability to 
accommodate a total of 978 households / 981 people.  

Table 1: Current HMO licences by start year and size 

Licence start 
year 

5 or 6 people 7 or more 
people 

Total Cumulative 
total 

2019 2 0 2 2 

2020 2 6 8 10 

2021 11 7 18 28 

2022 7 2 9 37 

2023 15 4 19 56 

2024 33 14 47 103 

2025 to 
17/11/25 37 14 51 154 

TOTAL 107 47 154  
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3.5 Figure 1 illustrates the increase in the number of licensed HMOs in recent 
years.  

Figure 1: Licensed HMOs by licence start date3 

 

3.6 Figure 1 illustrates the continuing growth in the number of HMO licences 
issued annually, including those for 5 or 6 people. 69% of currently licensed 
HMOs are for 5 or 6 people and therefore fall below the threshold for requiring 
planning permission for change of use from C3 to C4. It is important to 
remember that HMOs for three or four people do not require a licence so will 
not be included in these figures. 

Figure 2: Cumulative total number of HMO licences 

 

 

3 2025 figures are for the year to 14/11/2025. The figures include renewals of existing 
licences as well as new HMO licences. 
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3.7 A further 73 HMOs have been identified by the Council’s Private Rented 
Sector enforcement team. These are likely to be small HMOs and properties 
that are otherwise exempt from licensing requirements. The team’s view is 
that this will only represent a small proportion of all unlicensed HMOs. 
Potential additional properties have been identified from housing benefit data, 
however further investigation is required to confirm whether these are HMOs, 
so they are not included in the mapping or total numbers. 

Council Tax Data 

3.8 For Council Tax purposes from 1 December 2023 all HMOs are valued as a 
single property, and legal liability for paying the bill rests with the owner of the 
HMO.  

3.9 As of May 2025, a total of 162 HMOs were identified on the Council Tax 
register. Of these, 102 were licensed HMOs and 60 were not licensed (these 
are included within the number of unlicensed HMOs known to the Private 
Rented Sector enforcement team).  

Planning application and planning enforcement data 

3.10 Applications relating to HMOs are typically submitted as full applications or a 
request for a lawful development certificate. A Lawful Development Certificate 
(LDC) is a legal document issued by the Council that confirms that an existing 
or proposed use (or proposed building work) is lawful under current planning 
legislation (and therefore does not require full planning permission). It is 
important to note that the conversion of a dwelling to an HMO for six people or 
fewer would not currently require a full planning application, so would not be 
included in the table below unless an LDC application had been approved. 
Conversions from other non-C3 uses to an HMO for six people or fewer would 
require planning permission so will be included. 

3.11 The table below illustrates the increase in HMO applications in recent years, 
following a fall around the time of the Covid pandemic. Since 2015 a total of 
76 HMO approvals and lawful development certificates have been granted – 
this includes applications to increase the number capacity of existing HMOs, 
as well as some alternative permissions on previously approved sites. 

Table 2: HMO Planning and LDC applications 

Year Full 
Applications 
approved 

Appeal 
allowed 

Lawful 
develop-
ment 

Total 
approvals 

Application 
withdrawn 

Application 
Refused 

Total HMO 
applications 

2015 1 0 0 1 1 0 2 

2016 2 0 1 3 0 1 4 

2017 1 0 1 2 0 2 4 

2018 10 0 0 10 0 1 11 
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Year Full 
Applications 
approved 

Appeal 
allowed 

Lawful 
develop-
ment 

Total 
approvals 

Application 
withdrawn 

Application 
Refused 

Total HMO 
applications 

2019 11 0 0 11 0 1 12 

2020 3 0 2 5 0 0 5 

2021 1 0 1 2 0 2 4 

2022 3 0 1 4 1 0 5 

2023 6 0 1 7 2 6 15 

2024 8 1 3 12 1 9 22 

2025 (to 
17/11/2025) 

13 0 6 19 1 5 25 

TOTAL 59 1 16 76 6 27 109 

Figure 3: HMO applications 

 

Figure 4: HMO approvals and LDCs 
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HMO Locations 

3.12 A total of 274 individual HMOs have been identified from the data sources 
above and are plotted on Figure 5 below. It is important to note that this will 
not represent a complete picture of all HMOs, given the limited data 
particularly for small three or four person HMOs.  Figure 6 illustrates the 
number of known HMOs in each lower super output area. 
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Figure 5: Location of known HMOs 

 

Figure 6: Number of known HMOs per LSOA 
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3.13 Figure 7 shows the Index of Multiple Deprivation 2025. Whilst there are 
concentrations of HMOs in deprived areas, they are not restricted to these 
areas. 

Figure 7: Index of Multiple Deprivation 2025 

 

Other data sources 
Census data 

3.14 The 2021 Census provides data on the number of dwellings that are houses in 
multiple occupation. The Census definition of an HMO is a dwelling where 
unrelated tenants rent their home from a private landlord and at least three 
unrelated individuals live there, forming more than one household and sharing 
toilet, bathroom or kitchen facilities with other tenants. The Census defines a 
small HMO as shared by 3 or 4 unrelated tenants, and a large HMO as shared 
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by 5 or more unrelated tenants (so is not consistent with Planning definitions). 
Census data for HMOs is not available below local authority level. 

3.15 Although the 2021 Census data will not reflect the more recent increase in the 
number of HMOs, it does provide comparable data with other local authorities, 
regionally and nationally. However, investigations by Bolton Council found 
Census data to be a significant under-estimate of the current number of 
HMOs in the area, with their 2025 investigations identifying 720 HMOs. 
Similarly, 2022 research by Blackburn with Darwen Council identified a total of 
390 HMOs (compared to the 2021 Census total of 29).  

Table 3: 2021 Census data on the number of HMOs 

Area Small HMOs Large HMOs Total HMOs % of total dwelling 
stock 

Bolton 88 29 117 0.09% 

Bury 75 14 89 0.11% 

Manchester 3,739 1,789 5,528 2.37% 

Oldham 83 5 88 0.09% 

Rochdale 33 8 41 0.04% 

Salford 1,137 273 1,410 1.13% 

Stockport 129 15 144 0.11% 

Tameside 68 11 79 0.08% 

Trafford 167 27 194 0.19% 

Wigan 94 13 107 0.07% 

GM total 5,613 2,184 7,797 0.62% 

Blackburn with 
Darwen 25 4 29 0.05% 

Rossendale 15 2 17 0.05% 

North West 10,653 4,717 15,370 0.46% 

England 130,733 44,928 175,661 0.70% 

3.16 The private rented sector (PRS) has experienced significant national growth in 
recent years, becoming the second-largest tenure in England and 
accommodating 19% of all households. Bury reflects this national trend; within 
the borough, the PRS is also the second-largest tenure, accounting for 17% of 
households, second only to owner-occupiers who dominate at 67%. Analysis 
of census data from 2011 and 2021 shows a 32% increase in the size of the 
sector in Bury over 10 years, rising from 10,774 properties to 14,249. In 
reality, in 2025, it is reasonable to assume that the actual figure is even 
higher. 
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HMOs provided and managed by Government Partnership 

3.17 It is understood that certain Government partnerships acquire properties 
within the Borough to provide temporary accommodation. Whilst we are 
unable to access data on all such arrangements, we are aware that as of 
September 2025 one such provider had contracted 41 HMOs in Bury with less 
than 5 service users.  

Lettings data 

3.18 A search of rooms to rent on www.openrent.co.uk provides a snapshot of 
available HMO properties. The search revealed that of 18 properties with 
advertised rooms available on 24/09/2025, only one had more than 6 
bedrooms. Of 18 with advertised rooms available on 18/11/2025, four had 
more than six bedrooms. In most cases the total number of occupants of the 
property was not provided, but the majority of rooms were for single occupiers 
and are therefore likely to fall below the current large HMO threshold for 
requiring planning permission. 

3.19 Details of properties are provided in Appendix 2. 

3.20 The website HMO Sales suggests that 70% of HMOs have six bedrooms or 
fewer, and there are around 13,500 licensed HMOs in Greater Manchester. 
The website notes that peripheral areas are seeing rising demand from HMO 
investors due to Article 4 restrictions in central zones. 

Housing Need and Demand 

3.21 The 2025 Housing Need and Demand Assessment provides the latest 
available evidence of housing needs across the Borough. The HNDA does not 
specifically identify the need for HMOs. It does, however, identify that in terms 
of bedroom numbers, the lowest level of need is for 1-bedroom properties (10-
15%). The greatest needs are for 3-bed properties (35-40%), followed by 2- 
bed (30-35%) and 4+ bed (15-20%). Overall, the HNDA identifies a need for 
50-60% of new properties to be built in the Borough to be three or four+ 
bedroom properties, illustrating the strong need for family housing. For market 
housing specifically (which HMOs would be classed as), the HNDA indicates a 
need for only 2-5% 1-bedroom properties, compared to 30-35% 2-bed, 35-
40% 3-bed and 20-25% 4-bed.  

3.22 Across Bury, the proportion of households renting increased from 8.5% in 
2001 to 17.8% in 2021 (ONS Census data), illustrating the importance of the 
rental sector in meeting housing need. 

3.23 The HNDA considers the comparative cost of renting different types of 
properties in the Bolton and Bury broad market area (BRMA) and the Central 
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Greater Manchester BRMA4 compared to the Local Housing Allowance rate 
that can be claimed by eligible households for assistance with rental costs. 

Table 4: Broad rental market area LHA rates (April 2024) - Bolton and Bury 
BRMA 

No. of bedrooms Monthly LHA rate 2024 lower quartile 
(LQ) rent – Bolton 
and Bury BRMA 

Variance between 
LQ rent and LHA 

Shared accommodation £341 £650 -£309 

1 bedroom £474 £598 -£124 

2 bedroom £573 £802 -£229 

3 bedroom £698 £997 -£299 

4 bedroom £947 £1,311 -£364 

Table 5: Broad rental market area LHA rates (April 2024) - Central Greater 
Manchester BRMA 

No. of bedrooms Monthly LHA rate 2024 lower quartile 
rent – Central 
Greater Manchester 
BRMA 

Variance between 
LQ rent and LHA 

Shared accommodation £410 £849 -£439 

1 bedroom £773 £724 £49 

2 bedroom £873 £901 -£28 

3 bedroom £947 £1,192 -£245 

4 bedroom £1,346 £1,599 -£253 

3.24 The tables show that shared accommodation (such as HMOs) are not 
necessarily providing an affordable form of accommodation for those in need. 
This is also illustrated by the advertised rents for the properties listed in 
Appendix 2. Market rented HMOs would not fall within the NPPF definition of 
affordable housing.  

Amenity, crime and anti-social behaviour 
3.25 With regard to matters of amenity, it is unlikely that small scale HMOs, on an 

individual basis, would lead to detriment to the surrounding area. Indeed, 
there are existing HMOs in the Borough which have no adverse impact on 
their surroundings. However, a concentration or concentrations of properties 
in HMO use by between three and six unrelated individuals has the potential 
to result in undue disturbance to residents of neighbouring and nearby 
dwellings. In particular, this could be through increased noise levels, an 
increased number of comings and goings and general disturbance caused by 

 
4 Broad Rental Market Areas are used to set Local Housing Allowance (LHA) rates. The Borough of 
Bury is located within both the Bolton and Bury BRMA and the Central Greater Manchester BRMA. 
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patterns of use which are more intensive than could normally be expected at a 
C3 dwellinghouse. 

Accommodation Standards 
3.26 The Council has very limited data on the location and quality of smaller HMOs 

with three or four occupants that fall below the mandatory licence 
requirements. The Council has no means of proactively ensuring that such 
properties are providing a safe and suitable environment for their occupants 
and may only become aware of them when complaints are received. Existing 
occupants may be less likely to report poor conditions if they only intend to 
stay for a relatively short period.  

3.27 Whilst many HMOs are providing a high standard of accommodation, when 
inspecting unlicensed HMOs, the PRS enforcement team have found issues 
relating to layout and fire risk, possible overcrowding and provision of 
insufficient bathroom and kitchen facilities for the number of occupiers. Whilst 
it will not address standards in existing HMOs, requiring planning applications 
for proposals for conversion from C3 to C4 where such development 
constitutes a material changes of use will help to ensure standards are met in 
new C4 HMOs.  

3.28 Examples from elsewhere also suggest that HMOs are not always meeting 
appropriate standards. For example, Rochdale Council introduced additional 
licensing for three and four person HMOs in October 2024 after finding that a 
significant number of smaller HMOs fell seriously short of fire safety 
requirements, were overcrowded or lacked suitable management 
arrangements.  

3.29 The Article 4 direction will have the direct impact of bringing proposals for 
small HMOs into planning control where there is a material change of use. 
This will allow for better regulation and monitoring. 

Conclusion 
3.30 There is a need to appropriately manage the delivery of small HMOs to 

ensure the provision of good quality accommodation and to minimise and 
potential adverse effects on local communities. 

3.31 The change of use of a large number of dwellinghouses to C4 HMOs would 
have a significant impact on the supply of family homes in the Borough. The 
loss of existing C3 dwellinghouses to C4 HMOs would reduce the supply of 
the house types that the Housing Need and Demand Assessment suggests 
are in greatest need, and would be detrimental to meeting identified housing 
needs. 
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3.32 The evidence demonstrates a recent increase in the number of HMOs in the 
Borough, and in view of the number of surrounding districts where Article 4 
Directions have already been introduced there is a prospect of numbers 
increasing further if landlord demand is displaced.  

3.33 A Boroughwide Article 4 Direction is considered necessary in the interests of 
guarding against new concentrations of HMOs beyond those areas where 
they are currently most heavily concentrated. This has been seen in a number 
of areas, where localised Article 4 Directions have subsequently been 
broadened to include a wider area / Boroughwide. An immediate Boroughwide 
Article 4 Direction would enable the Council to proactively manage HMO 
standards and concentrations, rather than waiting for issues to arise. 

4 Process of Making an Article 4 
Direction 

4.1 Where it considers it necessary, a local planning authority can make a 
direction under Article 4 of the Town and Country Planning (General Permitted 
Development) Order 2015 (as amended) (known as an Article 4 direction) to 
override the national granting of permission from permitted development 
rights.  

4.2 An Article 4 Direction is a planning tool that can be adopted for all or part of an 
area by a local planning authority to remove specific permitted development 
rights for a particular type of development. This would mean that in future, 
planning permission would be required from the local planning authority for 
this specific type of development.  

4.3 Article 4 Directions can only be used in exceptional circumstances where it is 
considered necessary to protect the local amenity and wellbeing of an area, 
and there is a legal process that needs to be undertaken to introduce them.  

4.4 The introduction of an Article 4 Direction does not mean that the proposed 
development would not be able to take place or would automatically be 
refused. However, it does provide the local planning authority with an 
opportunity to apply its local plan policies to determining whether the 
development is acceptable and should be granted permission. 

Immediate and non-immediate directions 
4.5 There are two types of directions under the General Permitted Development 

Order: non-immediate directions and directions with immediate effect.  
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Non-Immediate Directions 

4.6 A ‘non immediate’ Article 4 Direction means that permitted development rights 
would only be removed upon confirmation of the direction by the local 
planning authority following local consultation. This would take place at least 
28 days and at most 2 years after notice of the direction is served. A non-
immediate Article 4 Direction would enable consultation comments to be 
considered prior to confirming the direction. 

4.7 If a non-immediate article 4 direction is made and 12-months’ notice is given 
from the time the Article 4 Direction is made to the time it comes into effect, 
then liability for compensation is avoided (see below for further details of 
compensation). A non-immediate direction could also be made giving less 
than 12-months’ notice, but would still leave the Council open to 
compensation claims for the remainder of the 12-month period.  

Immediate Article 4 Direction 

4.8 An immediate direction can withdraw permitted development rights straight 
away; however it must be confirmed by the local planning authority within 6 
months of coming into effect to remain in force. Confirmation occurs after the 
local planning authority has carried out a local consultation. The Local 
Planning Authority will take account of comments made before deciding 
whether the confirm the Direction (but cannot make changes to the direction in 
response to comments).  

4.9 The circumstances in which an immediate direction can restrict HMO 
development are limited - development must present an immediate threat to 
local amenity or prejudice the proper planning of an area.  

4.10 If a local planning authority makes an Article 4 direction, it can be liable to pay 
compensation to those whose permitted development rights have been 
withdrawn, but only if it then subsequently: 

• Refuses planning permission for development which would otherwise 
have been permitted development; or 

• Grants planning permission subject to more limiting conditions than the 
General Permitted Development Order. 

4.11 Claims for compensation would be limited to applications submitted within 12 
months of the direction coming into force. The grounds on which 
compensation can be claimed are limited to abortive expenditure or other loss 
or damage directly attributable to the withdrawal of permitted development 
rights. Compensation provisions are set out in sections 107 and 108 of the 
Town and Country Planning Act 1990 and the Town and Country Planning 
(Compensation) (England) Regulations 2015 (as amended). 

4.12 Immediate Article 4 Directions have recently been introduced for Bolton, 
Rossendale and Tameside, and Wigan have given less than 12-months notice 
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for their new direction. At this stage it is too early to tell whether these areas 
will have to make any compensation payments.  

Boroughwide or area-specific Article 4 
Directions 

4.13 Article 4 Directions can be introduced to cover specific areas, or if appropriate, 
as a Boroughwide direction. Boroughwide Article 4 Directions for HMOs are 
not uncommon, for example they are in place in Wigan, Bolton, Manchester, 
Trafford, Rossendale and Tameside. 

4.14 Evidence from other districts shows that when an Article 4 Direction is 
introduced in a smaller area that this displaces demand and moves the focus 
of potential issues to other areas of a borough. For instance, in 2024 Salford 
expanded its Article 4 Direction to cover a much wider area, recognising the 
displaced demand that had subsequently arisen following the original direction 
that came into force in more limited parts of Salford in 2018. In 2023 
Blackburn introduced a new Direction to cover all urban areas of the Borough, 
having first introduced restrictions in limited parts of the Borough in 2013. 
Wigan introduced an Article 4 Direction in January 2020 for Swinley and 
central Leigh, but in July 2025 it authorised the making of a Boroughwide 
direction citing growth in HMOs across all but five wards and overspilling in 
areas surrounding the original direction. 

Notice and representation procedures 
4.15 An Article 4 Direction must be subject to a statutory representation period for a 

minimum of 21 days. The Article 4 Direction would need to be publicised by 
placing a notice in the Bury Times, displaying Article 4 Direction site notices in 
at least two locations in the Borough and placing a notice on the Council’s 
website. The LPA must also send a copy of the direction, notice and map of 
the area to which it relates to the Secretary of State. 

4.16 The legislation requires notice to be served on the owner and occupier of 
every part of the land within the area, unless the local planning authority 
consider that - 

(a) individual service on that owner or occupier is impracticable because it 
is difficult to identify or locate that person or 

(b) the number of owners or occupiers within the area to which the direction 
relates makes individual service impracticable. 

4.17 It is considered impracticable to serve individual notices on every owner or 
occupier in the Borough, due to both the difficulty of identifying or locating 
those people and the number of owners or occupiers.  
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4.18 In the case of an immediate Article 4 Direction, after the representation period 
has ended and at least 28 days after all notices have been published or such 
longer period as may be specified by the Secretary of State, the Direction 
needs to be formally confirmed within six months of the date on which it 
comes into force otherwise it will expire. Any representation submitted must 
be considered before formal confirmation.  

4.19 For non-immediate directions, the Council must publicise the direction as soon 
as possible and give a period of at least 21 days for representations to be 
made on the direction. They must also specify the proposed date for bring the 
Direction into force, which can be up to two years after notice has been given. 
In order for the non-immediate Article 4 Direction to come into effect on the 
date specified in the notice, it must be confirmed by the LPA, taking into 
account any representations received during the specified period. The notice 
cannot be confirmed until at least 28 days after all notices have been 
published or such longer period as may be specified by the Secretary of State 

4.20 For both immediate and non-immediate Article 4 Directions, as soon as 
practicable after a direction has been confirmed the local planning authority 
must give notice of confirmation (via press notice, site notices in at least two 
locations and on the Council’s website); and send a copy of the direction as 
confirmed to the Secretary of State. 
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Appendix 1: Table of HMO planning applications 
(2015-2025) 

Decision: WDN = withdrawn; AC = approved with conditions; A = approved; LD = lawful development; R = refused. 
 

Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

59180 1 Glenmere 
Close, 
Prestwich, 
Manchester, 
M25 3BH 

Single storey side extension to link 
existing garage with main house to 
increase existing 6 bed HMO to 8 bed 
HMO; New roof to garage and creation of 
2 no. new car parking spaces and 6 no. 
new bicycle storage spaces 

WDN 04/11/2015 1 8 8 0 2 2 

59333 2 Cook Street, 
Bury, BL9 0RP 

Change of use of second floor from 
offices to residential (HMO) 

AC 20/11/2015 1 4 
 

1 4 
 

59951 1 Glenmere 
Close, 
Prestwich, 
Manchester, 
M25 3BH 

Change of use from 6 bed HMO to 8 bed 
HMO with creation of additional car 
parking space and 6 no. cycle spaces 

AC 26/10/2016 1 8 8 0 2 8 

60490 132 
Walmersley 
Road, Bury, BL9 
6DX 

Change of use from social club (Sui 
Generis) to 8 bed HMO (Class C4 - 
House in Multiple Occupation) 

R 03/11/2016 1 8 
 

1 8 
 

60643 414 Bury Old 
Road, 
Prestwich, 
Manchester, 
M25 1PZ 

Lawful Development Certificate for the 
existing use of 414 Bury Old Road, 
Prestwich as a house in multiple 
occupation (HMO) (Class C4)  

LD 09/11/2016 1 
  

1 
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Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

60654 Laburnum 
House, 1- 3 
Wells Street, 
Bury, BL9 0TU 

Change of use of existing nursing/care 
home (Class C2) to an 11 bedroom 
house in multiple occupation (HMO) (Sui 
Generis) 

AC 21/12/2016 1 11 11 1 11 11 

61596 79 Bury New 
Road, 
Whitefield, 
Manchester, 
M45 7EG 

Conversion and extensions to existing 
dwelling house to form 8 bed House in 
Multiple Occupation (HMO) 

R 28/07/2017 1 8 8 1 8 8 

61785 146 Chesham 
Road, Bury, BL9 
6EL 

Lawful development certificate for 
proposed change of use from 
dwellinghouse (Class C3) to 5 bed House 
of Multiple Occupancy (Class C4) 

LD 07/09/2017 1 5 
 

1 5 
 

61850 29 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from community 
centre/radio station (Class D2) to 9 bed 
house of multiple occupation (HMO) (Sui 
Generis) 

AC 25/10/2017 1 9 9 1 9 9 

61924 9 Stand Lane, 
Radcliffe, 
Manchester, 
M26 1NW 

Change of use from shop and residential 
accommodation to 8 bedroomed HMO 
(Sui Generis) together with external 
alterations 

R 02/11/2017 1 8 
 

1 8 
 

62218 9 Stand Lane, 
Radcliffe, 
Manchester, 
M26 1NW 

Change of use of ground floor/rear, first 
and second floors to 6 person House in 
Multiple Occupation (HMO) (Sui 
Generis); New shop front and window 
and new doorway to rear; Bin store at 
rear. 

AC 22/01/2018 1 6 6 1 6 6 

62596 9 Stand Lane, 
Radcliffe, 
Manchester, 
M26 1NW 

Change of use of ground floor/rear, first 
and second floors to 7 person House in 
Multiple Occupation (HMO) (Sui 
Generis); New shop front and window 
and new doorway to rear; Bin store at 
rear 

AC 20/04/2018 1 7 7 1 7 7 
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Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

62615 1 Inman Street, 
Bury, BL9 0TP 

Change of use from single dwelling to 6 
bed House of Multiple Occupation 
(HMO) with conversion of garage at rear 
to living accommodation and erection of 
pitched roof 

AC 23/05/2018 1 6 6 1 6 6 

62632 506 Bury New 
Road, 
Prestwich, 
Manchester, 
M25 3AN 

Change of use from a B1 Office to an 8 
Bed House in Multiple Occupation 
including installation of lightwell to front 
garden as escape route to basement and 
two storey extension at rear 

AC 23/05/2018 1 8 
 

1 8 
 

62634 4 Glebelands 
Road, 
Prestwich, 
Manchester, 
M25 1NE 

Change of use from residential care 
home (C2) to 11 bed house of multiple 
occupation  

AC 23/05/2018 1 11 
 

1 11 
 

62660 46 Manchester 
Road, Bury, BL9 
0SX 

Certificate of lawfulness for proposed 
use from existing C4 (HMO) to C4 (Large 
HMO) for 7 persons.  

R 23/05/2018 1 7 7 1 7 7 

62850 506 Bury New 
Road, 
Prestwich, 
Manchester, 
M25 3AN 

Change of use from office (Class B1) to 9 
bed House in Multiple Occupation 
(HMO) (Sui Generis), installation of 
lightwell to front garden as escape route 
to basement and two storey extension at 
rear 

AC 09/08/2018 1 9 9 1 9 9 

62888 46 Manchester 
Road, Bury, BL9 
0SX 

Change of use from a six person house in 
Multiple Occupation (HMO) (Class C4) to 
a seven person house in Multiple 
Occupation (HMO)  

A 19/07/2018 1 7 7 0 7 1 

63191 4 Glebelands 
Road, 
Prestwich, 
Manchester, 
M25 1NE 

Change of use from House of Multiple 
Occupation (Class C4) to a nursery 
(Class D1 non-residential Institution); 
External alterations for vehicular access 
to a rear car park and drop off area; 

AC 14/11/2018 -1 
  

-1 
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Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

Resurfacing of car park and landscaping 
to gardens 

63286 96 Manchester 
Road, Bury, BL9 
0TH 

Change of use of single dwellinghouse 
(C3) to an 8 bed HMO (sui generis) with 
external alterations 

AC 08/11/2018 1 8 
 

1 8 
 

63312 35 Heywood 
Street, Bury, 
BL9 7EB 

Change of use from residential (Class 
C3) to 7 bed/9 person house of multiple 
occupation (HMO) (Sui Generis) 

AC 14/11/2018 1 7 9 1 7 9 

63520 14-16 St Marys 
Place, Bury, 
BL9 0DZ 

Change of use from massage institute 
(Class D1) to 2 no. 7-bed houses of 
multiple occupation (HMO); External 
alterations to include replacement 
windows/doors, bicycle/bin storage at 
rear and boundary wall/gates at rear  

AC 20/02/2019 2 14 
 

2 14 
 

63651 Castle House, 7 
Wellington 
Street, Bury, 
BL8 2AL 

Change of use from bed & breakfast 
(Class C1) to 8 no. bed house in multiple 
occupation (HMO) (Sui Generis)  

AC 01/03/2019 1 8 
 

1 8 
 

63764 Acorn Business 
Centre, 
Fountain Street 
North, Bury, 
BL9 7AN 

Change of use of first and second floors 
from office to 28 no. person house in 
multiple occupation (HMO) (Sui Generis) 

R 10/11/2021 1 28 
 

1 28 
 

63782 243 Bolton 
Road, Bury, BL8 
2NZ 

Change of use from residential (Class 
C3) to 7 bedroom (7 person) house in 
multiple occupation (HMO) 

AC 24/04/2019 1 7 7 1 7 7 

64222 18 North Circle, 
Whitefield, 
Manchester, 
M45 7AT 

Change of use from 6 no. person HMO 
(C4) to 7 no. person HMO (sui generis) 
with single storey extension at rear and 
alterations to existing flat roof 

AC 01/07/2019 1 
 

7 0 
 

1 
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Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

64387 96 Manchester 
Road, Bury, BL9 
0TH 

Variation of condition no. 2 (approved 
plans) of planning permission ref. 63286 
for Change of use of single 
dwellinghouse (C3) to an 8 bed HMO (sui 
generis) with external alterations;  
Amendment to design of single storey 
outrigger at rear 

AC 23/09/2019 1 8 
 

0 0 0 

64450 31 Parkhills 
Road, Bury, BL9 
9AS 

Change of use from residential (Class 
C3) to 9 bed/10 person house of multiple 
occupation (HMO) (Sui Generis) 

AC 09/10/2019 1 9 10 1 9 10 

64534 21-23 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from offices (Class B1a) 
to 2 no. 8 bed HMOs (Sui Generis) with 
external alterations 

AC 03/10/2019 2 16 
 

2 16 
 

64559 13-15 Parsons 
Lane, Bury, BL9 
0LY 

Change of use to 2 no. 8 bed/person 
houses of multiple occupation (HMO) 
(Sui Generis) with new window openings 

AC 25/10/2019 2 16 16 2 16 16 

64570 69 Blackburn 
Street, 
Radcliffe, 
Manchester, 
M26 1WG 

Change of use of former public 
house/retail unit to 2 no. 5 & 6 bed 
houses of multiple occupation (HMO) 
(Class C4) with two storey rear extension 
and external alterations 

AC 18/12/2019 2 11 11 2 11 11 

64617 9 Dales Lane, 
Whitefield, 
Manchester, 
M45 7RL 

Change of use from dwellinghouse 
(Class C3) to 4 no. bedroom house in 
multiple occupation (HMO) (Class C4)  

AC 11/11/2019 1 4 4 1 4 4 

64719 79 Bury New 
Road, 
Whitefield, 
Manchester, 
M45 7EG 

Change of use from existing 6 bed HMO 
(Class C4) to 8 bed (8 person) house in 
multiple occupation (HMO) (Sui Generis)  

R 15/11/2019 1 8 8 0 2 2 

P
age 201



 

 

Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

64721 221 
Manchester 
Road, Bury, BL9 
9HJ 

Change of use from dwellinghouse 
(Class C3) to 7 person house in multiple 
occupation (HMO) 

AC 18/12/2019 1 7 7 1 7 7 

65271 37 & 37a Bolton 
Road, Bury, BL8 
2AB 

Change of use from shop and flat to 4 
person house in multiple occupation 
(HMO) (Class C4) with alterations to 
front elevation 

AC 21/04/2020 1 4 4 1 4 4 

65395 151 Bell Lane, 
Bury, BL9 6DF 

Change of use from dwelling (Class C3) 
to 7 bed, 8 person HMO (house in 
multiple occupation) (Sui Generis) with 
basement conversion and upgraded 
front basement escape/lightwell 

AC 05/06/2020 1 7 8 1 7 8 

65482 Ferngrove 
House, 1 
Ferngrove, 
Rochdale Old 
Road, Bury, BL9 
7LS 

Change of use from house in multiple 
occupation (HMO) for five persons 
(Class C4) to HMO for seven persons 
(Sui Generis), loft conversion with rear 
dormer and alterations to external 
elevations 

AC 25/06/2020 1 7 7 0 2 2 

65975 17 Turf Street, 
Radcliffe, 
Manchester, 
M26 3SZ 

Lawful development certificate for 
proposed change of use from a 
residential dwelling (Class C3a) to a 
house in multiple occupation for up to 6 
unrelated individual (Class C4) with 
installation of a new first floor window to 
side elevation 

LD 07/12/2020 1 5 6 1 5 6 

66013 166 Dumers 
Lane, Radcliffe, 
Manchester, 
M26 2GF 

Lawful development certificate for 
proposed change of use from a 
residential dwelling (class C3A) to a 
House of Multiple Occupation (HMO) for 
up to 5 unrelated individuals (Class C4) 

LD 07/12/2020 1 5 5 1 5 5 
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Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

66348 12A Whittaker 
Lane, 
Prestwich, 
Manchester, 
M25 1FX 

Change of use of the first floor only to 
form a 4 bedroom/4 person house in 
multiple occupation (HMO) (Class C4) 

AC 11/03/2021 1 4 4 1 4 4 

67206 2 Monmouth 
Avenue, Bury, 
BL9 5DU 

Lawful development certificate for 
existing use of a dwelling as a 6 person 
HMO (C4) 

LD 18/08/2021 1 6 6 1 6 6 

67542 181 Tottington 
Road, Bury, BL8 
1RX 

Change of use from 6 no. bedroom 
house in multiple occupation (HMO - 
Class C4) to 7 no. bedroom house in 
multiple occupation (HMO - Sui Generis) 

R 17/12/2021 1 7 7 0 1 1 

67867 206 
Walmersley 
Road, Bury, BL9 
6LL 

Change of use to 8-bedroom HMO (Sui 
Generis) and formation of front and rear 
lightwells 

AC 23/02/2022 1 8 8 1 8 8 

67914 9 Belle Vue 
Terrace, Bury, 
BL9 0SY 

Change of use from dwelling to 8 
bedroom HMO; Loft conversion with rear 
dormer; Basement conversion with 
escape well and railing/gate 

WDN 14/02/2022 1 8 8 1 8 8 

68239 181 Tottington 
Road, Bury, BL8 
1RX 

Lawful development certificate for 
proposed change of use from small HMO 
(Use Class C4) to large HMO (sui 
generis) limited to 7 residents 

LD 20/05/2022 1 7 7 0 1 1 

68331 Heaton House, 
Brierley Street, 
Bury, BL9 9HN 

Change of Use from Training Centre 
(Class E) to 6 no. HMO's comprising 23 
bedrooms (single occupancy) 

AC 17/08/2022 6 23 23 6 23 23 

68542 79 Bury New 
Road, 
Whitefield, 
Manchester, 
M45 7EG 

Change of use from 6 bed HMO (Class 
C4) to 8 bed HMO (Sui Generis) 

AC 14/12/2022 1 8 8 0 2 2 
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Net 
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69076 6 Sandford 
Street, 
Radcliffe, 
Manchester, 
M26 2PT 

Change of use from mixed use; public 
house and 8 self-contained flats to 13 
bed (maximum 20 person) HMO (sui 
generis); demolition of existing 
conservatory; formation of parking space 
/ cycle store, entrance / exit at rear and 
alterations to ground floor window at rear 

R 27/01/2023 1 13 20 1 13 20 

69132 104 Ainsworth 
Road, Bury, BL8 
2RS 

Change of use from existing 6 no. 
bedroom house in multiple occupation 
(HMO - Class C4) to 7 no. bedroom  (7 
person) house in multiple occupation 
(HMO - Sui Generis) 

R 15/03/2023 1 7 7 0 1 1 

69329 281 Middleton 
Road Service 
Road, 
Prestwich, 
Manchester, 
M8 4LY 

Change of use of existing public house 
(Sui Generis) to Podiatry Clinic(Class 
E(e)) on ground floor and 4 bed HMO 
(house in multiple occupation) at first 
floor (Class C4) including two storey 
extension at side/rear, alterations to roof 
layout of existing rear outbuilding; 
formation of new first floor access and 
door at rear with external staircase and 
render to external elevations 

AC 17/04/2024 1 4 
 

1 4 
 

69452 148 
Walmersley 
Road, Bury, BL9 
6LL 

Change of use from dwelling (Class C3) 
to an 8 no. bedroom/ person House in 
Multiple Occupation (HMO) (Sui Generis) 

AC 31/05/2023 1 8 8 1 8 8 

69475 240 
Walmersley 
Road, Bury, BL9 
6NH 

Change of use from dwelling (Class C3) 
to 10 no. bedroom HMO (single 
occupancy) 

WDN 10/05/2023 1 10 10 1 10 10 

69699 240 
Walmersley 

Change of use from dwelling (Class C3) 
to 9 no. bedroom HMO (single 
occupancy, Class Sui Generis) 

AC 26/07/2023 1 9 9 1 9 9 
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known) 
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HMO 
change 

Net 
bedroom 
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Net 
change in 
occupancy 

Road, Bury, BL9 
6NH 

69735 Rostrevor 
Hotel, 146-148 
Manchester 
Road, Bury, BL9 
0TL 

Change of use from hotel (C1) to 2 no. 9 
bedroom (single occupancy) HMOs (Sui 
Generis) 

AC 31/08/2023 2 18 18 2 18 18 

69777 14 Higher Lane, 
Whitefield, 
Manchester, 
M45 7FY 

Lawful development certificate for 
proposed change of use from HMO 
(Class C4) to residential care home 
(Class C2) 

LD 20/09/2023 -1 
  

-1 
  

69794 5 Keats 
Crescent, 
Radcliffe, 
Manchester, 
M26 3GT 

Change of use from residential dwelling 
(Class C3) to 10 bedroom (single 
occupancy) house in multiple 
occupation (HMO) (Sui Generis) 

R 11/12/2023 1 10 10 1 10 10 

69815 1-7 Taylor 
Street, Bury, 
BL9 6DT 

Change of use from existing offices 
(Class B1(a) to: 3 No. flats and 2 no. 
retail units (Class E) to ground floor, 4 
no. flats to first floor and 3 no. flats to 
second floor; 7 Bedroom (single 
occupancy) house in multiple 
occupation (HMO) (Sui Generis)  to 
first/second floors; Conversion of roof 
space with dormers at front and rear to 
form second floor; External alterations 
including new windows/doors and shop 
front/entrances 

R 19/12/2023 1 7 7 1 7 7 

69826 45 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from offices (Use Class E) 
to 8 no. bedroom 8 person HMO (Sui 
Generis) with 2 no. front velux rooflights, 
and 2 no. rear velux rooflights to be 

AC 23/08/2023 1 8 8 1 8 8 
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installed; Erection of 1.8m high boundary 
fence and gated access to rear. 

69981 15 Milner 
Avenue, Bury, 
BL9 6NG 

Change of use from 6 bedroom HMO 
(Class C4) to 7 bedroom (single 
occupancy) HMO (Sui Generis) 

AC 25/10/2023 1 7 7 0 1 1 

70000 Hawthorn 
Hotel, 137-143 
Stand Lane, 
Radcliffe, 
Manchester, 
M26 1JR 

Change of use from hotel to 18 bedroom 
(single occupancy) HMO (Sui Generis) 
and single storey rear extension 

R 25/10/2023 1 18 18 1 18 18 

70102 78-80, Church 
Street West, 
Radcliffe, M26 
2SY 

Change of use from former 
showroom/workshop to 35 no. bedroom 
(double occupancy) building of multiple 
residential occupation (Sui Generis) 

R 19/01/2024 1 35 70 1 35 70 

70136 21 Church 
Street East, 
Radcliffe, 
Manchester, 
M26 2PG 

Change of use of ground floor to 7 
bedroom (single occupancy) House in 
Multiple Occupation (HMO)  (Sui 
Generis); Single storey rear extension; 
Alterations to include new windows and 
doors 

AC 21/02/2024 1 7 7 1 7 7 

70178 27 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from existing office to 8 
bed (single occupancy) HMO (Sui 
Generis), with 4 no. velux rooflights 
installed to roof and erection of 1.8m 
high boundary fence and gated access to 
rear 

AC 14/12/2023 1 8 8 1 8 8 
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70187 193 
Walmersley 
Road, Bury, BL9 
5DF 

Change of use from residential 
dwelling(Class C3) to 9 bedroom (single 
occupancy) house in multiple 
occupation (HMO) (Sui Generis), loft 
conversion with front/rear dormers, 
enlargement of existing basement 
lightwell and external works 

R 13/12/2023 1 9 9 1 9 9 

70254 27 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from existing vacant office 
to 9 bed (single occupancy) HMO (Sui 
Generis), installation of 4 no. velux 
rooflights, single storey rear extension 
and 1.8m high rear boundary fence and 
gated access 

WDN 14/12/2023 1 9 9 1 9 9 

70325 3 Ruth Street, 
Bury, BL9 6LU 

Change of use from residential dwelling 
(Class C3) to 9 bed HMO (Sui Generis) to 
include single storey rear extension and 
loft conversion with front and rear 
dormers 

WDN 04/03/2024 1 9 9 1 9 9 

70341 Heaton House, 
Brierley Street, 
Bury, BL9 9HN 

Alterations to existing first floor two HMO 
into one HMO to include an additional 
bedroom (single occupancy) 

R 29/02/2024 1 6 6 -1 1 1 

70343 147-155 
Walshaw Road, 
Bury, BL8 1NH 

Change of use from residential care 
home (Class C2) to 13 no. bedroom 
(single occupancy) house in multiple 
occupation (HMO) (Sui Generis) with 
associated works 

AC 20/03/2024 1 13 13 1 13 13 

70351 116 Church 
Street West, 
Radcliffe, 
Manchester, 
M26 2BY 

Lawful development certificate for 
proposed -  loft conversion with rear 
dormer and change of use from single 
house (C3) to 5-person 5-bed HMO (C4)  

LD 22/03/2024 1 5 5 1 5 5 
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number 
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date 
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HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

70354 388 Tottington 
Road, Bury, BL8 
1TU 

Change of use from residential care 
home (Class C2) to 16 no. bedroom 
(single occupancy) house in multiple 
occupation (HMO) (Sui Generis) with 
associated works 

AC 20/03/2024 1 16 16 1 16 16 

70368 1 Ferngrove 
House, 
Rochdale Old 
Road, Bury, BL9 
7LS 

Demolition of existing garage at side and 
erection of 3 storey extension at side 
with roof lights at front and rear to 
provide 6 no. additional single 
occupancy bedrooms (13 no. in total) to 
existing HMO with associated parking 
and refuse storage  

AC 09/08/2024 1 13 13 1 6 6 

70439 193 
Walmersley 
Road, Bury, BL9 
5DF 

Change of use from dwelling (Class C3) 
to 8 bedroom (single occupancy) house 
in multiple occupation (HMO) (Sui 
Generis), loft conversion with front and 
rear dormers, car parking provision, and 
associated works 

AC 20/03/2024 1 8 8 1 8 8 

70536 1-5 Porter 
Street, Bury, 
BL9 5DZ 

Part change of use of former 
showroom/laundrette and 1no. flat (Use 
Class E/Sui Generis/Class C3) to form 
1no. 7 bedroom (single occupancy) HMO 
(Sui Generis) and 1no. 8 Bedroom (single 
occupancy) HMO (Sui Generis) with 
associated parking and refuse storage 
and external alterations 

R 12/04/2024 2 15 15 2 15 15 

70557 2 Ferngrove 
House, 
Rochdale Old 
Road, Bury, BL9 
7LS 

Change of use of existing 6 bedroom 
House in Multiple Occupation (HMO) 
(Class C4) to 10 bedroom (single 
occupancy) House in Multiple 
Occupation (HMO) (Sui Generis) 
together with external works and hard 
landscaping to create car parking spaces 

AC 02/05/2024 1 10 10 0 4 4 
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known) 
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HMO 
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Net 
bedroom 
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Net 
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occupancy 

70563 78-80 Church 
Street West, 
Radcliffe, 
Manchester, 
M26 2SY 

Change of use from former 
showroom/workshop to 28 no. bedroom 
(single occupancy) building of multiple 
residential occupation (Sui Generis) 

R 11/06/2024 1 28 28 1 28 28 

70679 Heaton House, 
Brierley Street, 
Bury, BL9 9HN 

Alterations to first floor to combine two 
existing House in Multiple Occupation 
units (HMO) into one 6 bedroom (single 
occupancy) House in Multiple 
Occupation (HMO) 

R 11/06/2024 1 6 6 -1 1 1 

70680 521 
Manchester 
Road, Bury, BL9 
9SH 

Proposed conversion of basement to an 
existing 6 bedroom House in Multiple 
Occupation (HMO) to form a 7-bed HMO 

R 23/07/2024 1 7 
 

0 1 
 

70742 31 Grosvenor 
Street, 
Prestwich, 
Manchester, 
M25 1ES 

Change of use from dwelling (Class C3) 
and Swim School building (Class E(d)) to 
10 no. bed House of Multiple Occupancy 
(HMO) (Class Sui Generis) to include 
changes to the fenestration of the pool 
building; Loft conversion with 2 no. rear 
dormers to dwelling 

R 18/07/2024 1 10 10 1 10 10 

70798 5 Keats 
Crescent, 
Radcliffe, 
Manchester, 
M26 3GT 

Lawful development certificate for 
proposed change of use of single 
dwelling to multiple occupancy use 6 
bedrooms (Class C4) 

LD 20/06/2024 1 6 6 1 6 6 

70830 Flats 1-4, 1-3 
Porter Street, 
Bury, BL9 5DZ 

Lawful development certificate for 
proposed change of use from 4 no. flats 
(Class C3) to 4no. HMO's (C4) 

LD 30/07/2024 4 12 
 

4 12 
 

70842 29 Parliament 
Street, Bury, 
BL9 0TE 

Change of use from dwelling (Class C3) 
to 8 bedroom (single occupancy) house 
in multiple occupation (HMO) (Sui 
Generis), loft conversion with rear 

AC 16/08/2024 1 8 8 1 8 8 
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dormer, roof light at front and associated 
works 

71010 33 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from an office (Class E) to 
a 7 bed/7 person house in multiple 
occupation. 

R 24/03/2025 1 7 7 1 7 7 

71023 1-5 Porter 
Street, Bury, 
BL9 5DZ 

Part change of use of former 
showroom/laundrette and 1no. flat (Use 
Class E/Sui Generis/Class C3) to form 
1no. 7 bedroom (single occupancy) HMO 
(Sui Generis) and 1no. 8 Bedroom (single 
occupancy) HMO (Sui Generis) with 
associated parking and refuse storage 
and external alterations 

R 07/10/2024 2 15 15 2 15 15 

71034 309 
Walmersley 
Road, Bury, BL9 
5EZ 

Change of use of existing 6 no. bedroom 
House in Multiple Occupation (HMO) 
(Class C4) to 9 no. bedroom (single 
occupancy) House in Multiple 
Occupation (HMO) (Sui Generis) with 
erection of single storey outbuilding 
extension at rear (to be used as bedroom 
no. 9) 

R 01/11/2024 1 9 9 0 3 3 

71156 17 Belle Vue 
Terrace, Bury, 
BL9 0SY 

Change of use from a 6 bed House in 
Multiple Occupation (HMO) to a 9 bed 
(single occupancy) House in Multiple 
Occupation (HMO) 

R 29/11/2024 1 9 9 0 3 
 

71276 47 Knowsley 
Street, Bury, 
BL9 0ST 

Change of use from offices (Use Class E) 
to 8 no. bedroom (single occupancy) 
HMO (Sui Generis) with 2 no. front velux 
rooflights and 2 no. rear velux rooflights; 
Erection of 1.8m high boundary walls at 
rear with gated access 

AC 02/06/2025 1 8 8 1 8 8 
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71306 Railway Hotel, 
427 Ainsworth 
Road, Radcliffe, 
Manchester, 
M26 4HN 

Change of use from public house into a 
10 bed House in Multiple Occupation 
(HMO) (sui generis) 

AC 19/02/2025 1 10 
 

1 10 
 

71330 12A Whittaker 
Lane, 
Prestwich, 
Manchester, 
M25 1FX 

Change of use from restaurant (Use 
Class E) to 13 bed (single occupancy) 
House of Multiple Occupation (HMO) 
(Sui-Generis), excavations to part of rear 
yard area and installation of steps, 
insertion of a window and door on rear 
elevation at Basement level change of 
rear ground floor doorway to a window, 
and enlargement of a first-floor window 
on the side elevation 

AC 30/05/2025 1 13 13 1 13 13 

71353 25 Thomas 
Street, 
Radcliffe, 
Manchester, 
M26 2UH 

Change of use from Public House (sui 
generis) to a 10 Bedroom (single 
occupancy) HMO  

AC 29/01/2025 1 10 10 1 10 10 

71405 8 Tenterden 
Street, Bury, 
BL9 0EG 

Change of use from office (Class E) to 8 
bed (single occupancy) HMO (sui 
generis), with 2 no velux rooflights at 
front and 2 no velux rooflights at rear and 
erection of wall to define yard side 
boundary 

AC 11/07/2025 1 8 8 1 8 8 

71438 53 Bury Street, 
Radcliffe, 
Manchester, 
M26 2GB 

Change of use from care home (Class 
C2) to 9 bedroom (single occupancy) 
House of Multiple Occupation (HMO) 
(Sui Generis) 

AC 25/06/2025 1 9 9 1 9 9 
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71449 31 Hilton 
Crescent, 
Prestwich, 
Manchester, 
M25 9NQ 

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 

AC 19/03/2025 1 7 7 0 2 1 

71567 31 Grosvenor 
Street, 
Prestwich, 
Manchester, 
M25 1ES 

Lawful development certificate for 
proposed change of use from a 
dwellinghouse (Use Class C3); the 
internal layout will be revised to allow the 
use of the property as a small house in 
multiple occupation 'HMO' for up to six 
individuals (Use Class C4). 

LD 24/03/2025 1 6 6 1 
 

6 

71619 156 
Walmersley 
Road, Bury, BL9 
6LL 

Change of use from existing 6-bed House 
in Multiple Occupation (HMO) (Class C4) 
to 8-bed, 9 person House in Multiple 
Occupation (HMO) (Sui Generis)  

AC 23/04/2025 1 8 9 0 2 
 

71638 52 Manchester 
Road, Bury, BL9 
0SX 

Change of use from dwelling (Class C3) 
to 8 bed, 8 person, house in multiple 
occupation (HMO) (Sui Generis) with loft 
conversion including rear dormers and 
front velux rooflight 

AC 23/04/2025 1 8 8 1 8 8 

71641 17 Belle Vue 
Terrace, Bury, 
BL9 0SY 

Change of use of existing 6 bed house in 
multiple occupation (HMO) to 8 bed 
(single occupancy) HMO (Sui Generis)  

R 25/04/2025 1 8 8 0 2 
 

71644 221 
Walmersley 
Road, Bury, BL9 
5DF 

Change of use of existing 6 bed house in 
multiple occupation (HMO) to 8 bed 
(single occupancy) HMO (Sui Generis)  

AC 21/05/2025 1 8 8 0 2 
 

71755 89 Wood 
Street, Bury, 
BL8 2QU 

Change of use from former hot food 
takeaway with first floor residential flat 
(Sui Generis/Class C3) to 3 no. bedroom 
(maximum 4 no. occupants) house in 

AC 30/05/2025 1 3 4 1 3 4 
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multiple occupation (HMO) (Class C4); 
External alterations 

71842 527 
Manchester 
Road, Bury, BL9 
9SH 

Change of use from dwelling (Class C3) 
to 7 no. bedroom/ 7 person HMO (Sui 
Generis); Rear dormer extension; 
Fenestration alterations to rear and cycle 
storage 

AC 03/09/2025 1 7 7 1 7 7 

71944 44 Manchester 
Road, Bury, BL9 
0SX 

Change of use from dwelling (Class C3) 
to 8 bed (single occupancy) house in 
multiple occupation (HMO) (Sui Generis) 
with new velux rooflights to front/rear  

R 10/07/2025 1 8 8 1 8 8 

71992 157 Bolton 
Road, Bury, BL8 
2NW 

Change of use from commercial use 
(Class E) to 5 bed, 6 occupants house in 
multiple occupation (HMO) (Class C4) 
and associated external alterations 
(including new doors and windows and 
removal of advertisement hoarding) 

R 28/07/2025 1 5 6 1 5 6 

72047 80 Alfred 
Street, Bury, 
BL9 9ED 

Lawful development certificate for 
proposed change of use of dwelling 
(Class C3) to 6 person House in Multiple 
Occupation (Class C4) 

LD 04/08/2025 1 6 6 1 
 

6 

72133 459 Rochdale 
Old Road, Bury, 
BL9 7TB 

Lawful development certificate for 
proposed loft conversion including 
dormer window to rear elevation, roof 
lights to front elevation and change of 
use from Dwellinghouse (C3) to 6 person 
HMO (C4) 

LD 05/09/2025 1 6 6 1 6 6 

72144 108 Rochdale 
Old Road, Bury, 
BL9 7LR 

Lawful development certificate for 
proposed conversion of dwelling into 
HMO 

LD 29/08/2025 1 6 6 1 6 6 

P
age 213



 

 

Appn. 
number 

Location Proposal Decision Decision 
date 

Total 
HMOs 

Bedrooms Occupancy 
(where 
known) 

Net 
HMO 
change 

Net 
bedroom 
change 

Net 
change in 
occupancy 

72181 44 Manchester 
Road, Bury, BL9 
0SX 

Lawful development certificate for 
proposed change of use from C3 
dwelling, to 6 bed, 6 person HMO C4 use, 
with internal works and new velux roof 
lights to front and rear 

LD 04/09/2025 1 6 6 1 6 6 

72269 10 Irwell Street, 
Bury, BL9 0HE 

Lawful development certificate for 
proposed change of use from C3 
dwelling, to maximum 6 person HMO C4 
use, with Loft Conversion including 
Dormer Extension to Rear Elevation and 
Roof Lights to Front Elevation. 

LD 02/10/2025 1 6 6 1 6 6 

72361 

17 Belle Vue 
Terrace, Bury, 
BL9 0SY 

Lawful development certificate for 
existing use as small HMO (Use Class 
C4) R 03/11/2025 1 9 

Application 
states 6 

but plans 
show 

potential 
for 9. 1 9  

71978 

240 Bolton 
Road, Bury, BL8 
2PA 

Change of use from dwelling (Class C3) 
to 8 bed house in multiple occupation 
(HMO) (sui generis) including 
extending/raising the roof over existing 
rear garage AC 23/10/2025 1 8 11 1 8 11 

71924 

7-9 Annara 
House, Bury 
Road, Radcliffe, 
Manchester, 
M26 2UG 

Change of use from offices (Use Class E) 
to 14 no. bedroom House with Multiple 
Occupants - HMO (Sui Generis) to 
include alterations to existing 
elevations/openings WDN 17/11/2025 1 14 14 1 14 14 
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Appendix 2: HMO rooms to let 
Rooms to let on www.openrent.co.uk  (24/09/2025) 

Location Total bedrooms 
in property 

Total tenants 
(if known) 

Monthly rent Min tenancy 

Heaton house, Brierley 
Street, Bury 

5  £625 6 months 

Irwell Street, BL9 6 6 £750 - £875 12 months 
Stephen Street South, BL8 6  £695 - £725 6 months 
Rochdale Road, BL9 5  £645 - £795 6 months 
Pine Street South, BL9 3  £700 1 month 
Manchester Road, BL9 5  £575 - £620 6 months 
Walmersley Road, BL9 3 3 £595 - £725 6 months 
Monmouth Avenue, BL9 6 6 £695 - £875 6 months 
Walmersley Road, BL9 8  £650 - £750 6 months 
Milner Avenue, BL9 4  £800 6 months 
Lily Hill Street, M45 6 6 £650 - £760 6 months 
Chaucer Avnue, M26 6  £695 6 months 
Charnley Mews, M45 5  £650 6 months 
Radcliffe, M26 3  £625 3 months 
Oaks Close, M25 4  £320  

Weekend let 
only 

1 month 

The Downs, M25 3  £650 1 month 
Circular Road, M25 5  £770 

(2 tenants) 
6 months 

George Street, Prestwich, 
M25 

5  £800 
(2 tenants) 

10 months 

 

Recent let agreed listed on www.openrent.co.uk (24/09/2025) 

Location Total bedrooms 
in property 

Total tenants 
(if known) 

Monthly rent Min tenancy 

New Vernon Street, Bury, 
BL9 

3  £495 6 months 

Bell Lane, BL9 3 3 £575 1 month 
Hazel Road, M45 3  £650 6 months 
Parnham Close, M26 4  £550 3 months 

Rooms to let on www.openrent.co.uk  (18/11/2025) 

Location Total bedrooms 
in property 

Total tenants 
(if known) 

Monthly rent Min tenancy 

Heaton house, Brierley 
Street, Bury 

5  £650 6 months 

Irwell Street, BL9 6 6 £695 12 months 
Mill Yard, BL9 5  £625 6 months 
Parsonage Street, BL9 5  £500 - £850 6 months 
Ruth Street, BL9 6  £657 6 months 
Poplar Avenue, BL9 3 3 £500 6 months 
Walmersley Road, BL9 8  £845 6 months 
Walmersley Road, BL9 8  £600-£875 6 months 
Ferngrove House, BL9 10  £695 6 months 
Cromer Road, BL8 3 4 £550-£899 6 months 
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Location Total bedrooms 
in property 

Total tenants 
(if known) 

Monthly rent Min tenancy 

Milner Avenue, BL9 4  £800 6 months 
Market Street, BL8 4 4 £550 - £625 6 months 
Chaucer Avenue, M26 6 6 £650 - £695 6 months 
Charnley Mews, M45 8  £550 - £750 6 months 
Livsey Street, M45 3 3 £750 6 months 
The Downs, M25 3  £650 1 month 
Circular Road, M25 5  £770 

(2 tenants) 
6 months 

Prestwich, M25 5  £800 - £850 
(2 tenants) 

6 months 
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DECISION OF: 

 
PLANNING CONTROL COMMITTEE 

 
DATE: 

 
16 December 2025  

 
SUBJECT: 

 
DELEGATED DECISIONS 

 
REPORT FROM: 

 
HEAD OF DEVELOPMENT MANAGEMENT 

 
CONTACT OFFICER: 

 

DAVID MARNO 
  

 
TYPE OF DECISION: 

 
COUNCIL  
 

FREEDOM OF 

INFORMATION/STATUS: 
This paper is within the public domain 
 

 
SUMMARY: 

 
The report lists: 
Recent delegated planning decisions since the last PCC 

 
OPTIONS & 

RECOMMENDED OPTION 

 
The Committee is recommended to the note the report 
and appendices 

 
IMPLICATIONS: 

 

 
Corporate Aims/Policy 
Framework: 

 
Do the proposals accord with the Policy 
Framework?  Yes   

Statement by the S151 Officer: 
Financial Implications and Risk 

Considerations: 

 
Executive Director of Resources to advise 
regarding risk management 

 
Statement by Executive Director 
of Resources: 

 
N/A 

 

 
Equality/Diversity implications: 

 
No  

 

 
Considered by Monitoring Officer: 

 
N/A 
 

 

 
Wards Affected: 

 

All listed 

 
Scrutiny Interest: 
 

 

N/A 

 

Agenda 

Item 

 

REPORT FOR NOTING 
5 
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TRACKING/PROCESS   DIRECTOR: 

 

Chief Executive/ 

Strategic Leadership 
Team 

Executive 
Member/Chair 

Ward Members Partners 

 

 

   

Scrutiny Committee Committee Council  

 

 

   

    

 
1.0 BACKGROUND 

 

This is a monthly report to the Planning Control Committee of the delegated planning 

decisions made by the officers of the Council.  

 
2.0 CONCLUSION  

 

That the item be noted. 

 

 

 

List of Background Papers:-None 

 

Contact Details:- 
 

David Marno, Head of Development Management  

Planning Services, Department for Resources and Regulation 

3 Knowsley Place 

Bury BL9 0EJ 
 

Tel: 0161 253 5291 

Email: d.marno@bury.gov.uk 

  

 
 

Page 220

mailto:d.marno@bury.gov.uk


Planning applications decided using Delegated Powers

Between and 10/11/2025 05/12/2025

Ward:

Approve28/11/2025

Application to discharge conditions 3 (materials), 4 (contaminated land preliminary risk 

assessment), 7 (drainage) and 9 (construction traffic management plan) on planning 

permission 68667

Land between 18 & 24 Bradley Fold Road, Radcliffe, Bolton, BL2 5QD

CONDISApp. Type:71807Application No.:

Location:

Proposal:

Approve03/12/2025

Application to discharge statutory Biodiversity Net Gain condition on planning permission 

70565

Former Bury Police Office HQ, Irwell Street, Bury, BL9 0HE

CONDISApp. Type:71912Application No.:

Location:

Proposal:

Approve19/11/2025

Discharge of condition 4 (site verification report), condition 6 (construction traffic 

management plan) and condition 9 (materials) on p/p 64375

19 Holyrood Road, Prestwich, Manchester, M25 1PD

CONDISApp. Type:72096Application No.:

Location:

Proposal:

Approve01/12/2025

Application to discharge condition no. 3 (material sample) of planning permission 71485

33 Mount Pleasant, Nangreaves, Bury, BL9 6SP

CONDISApp. Type:72318Application No.:

Location:

Proposal:

Approve05/12/2025

Application to discharge condition nos. 3 (materials); 4 (ground materials) and 12 

(construction traffic management plan) on planning permission 68661

Ainsworth Nursing Home, Knowsley Road, Ainsworth, Radcliffe, Bolton, BL2 5PT

CONDISApp. Type:72375Application No.:

Location:

Proposal:

Approve19/11/2025

Application to discharge conditions on planning permission 69459:

Condition 3 (materials), condition  5 (contaminated land & ground/landfill gas risk), 

condition 6 (remediation strategy), condition 7 (drainage scheme), condition 8 

(landscaping scheme), condition 9 (details of foundations/drainage/highway remedial 

works), condition 10 (construction traffic management plan)

Land adjacent to 35 Hilton Street, Bury, BL9 6LT

CONDISApp. Type:72378Application No.:

Location:

Proposal:

Approve with Conditions28/11/2025

Extension / alterations to existing roof with rear dormer and patio doors to first floor level 

at rear; partial render to side and rear elevations to match existing

5 Hawkshaw Lane, Tottington, Bury, BL8 4JZ

FULApp. Type:72380Application No.:

Location:

Proposal:

Approve with Conditions19/11/2025

Single storey extension at side / rear

125 Starling Road, Bury, BL8 2HF

FULApp. Type:72381Application No.:

Location:

Proposal:

05/12/2025Page 1 of 11
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Approve19/11/2025

Application to discharge condition 3 (confirmation no contamination), condition 4 (soil 

testing), condition 9 (servicing arrangements & turning facilities), condition 10 (car park 

surfacing), condition 11 (refuse storage) on planning permission 71228

7 Whittaker Street, Radcliffe, Manchester, M26 2DT

CONDISApp. Type:72427Application No.:

Location:

Proposal:

Split Decision05/12/2025

Application to discharge condition 5 (remediation strategy plots 1-3 and 5-11) and 

condition 8 (drainage management)  on planning permission 71577

Land off Parkinson Street, Bury, BL9 6NY

CONDISApp. Type:72453Application No.:

Location:

Proposal:

Approve19/11/2025

Application to discharge condition 14 (materials schedule) on planning permission 71688

Ferns Farm, Turton Road, Tottington, Bury, BL8 3QH

CONDISApp. Type:72459Application No.:

Location:

Proposal:

Approve05/12/2025

Application to discharge condition 3 (Habitat Management and Monitoring Plan (the 

HMMP) and the Statutory Biodiversity Gain Plan on planning permission 72149

Meadow View, Watling Street, Tottington, Bury, BL8 3QR

CONDISApp. Type:72464Application No.:

Location:

Proposal:

Approve28/11/2025

Application to discharge condition 6 (remediation strategy) on planning permission 71302

Bury Contract Services, Willow Street, Bury, BL9 7QZ

CONDISApp. Type:72465Application No.:

Location:

Proposal:

Raise No Objection13/11/2025

Regulation 5 notice of intention to upgrade of an existing telecommunications base station 

comprising removal of 6 no antennas and replacement with 6 no new antennas, the 

relocation of 1 no existing dish onto proposed support pole, and ancillary development 

thereto on the rooftop of Lakeland Discount Furniture. Top height of antennas to be 

16.90m AGL.

Lakeland Discount Furnishers Ltd, York Street, Bury, BL9 7AR

REG5App. Type:72475Application No.:

Location:

Proposal:

Approve05/12/2025

Application to discharge condition 3 (highways) on planning permission 70339:

Works completed as per the agreed scope

68-70 Bury New Road, Prestwich, Manchester, M25 0JU

CONDISApp. Type:72477Application No.:

Location:

Proposal:

Approve28/11/2025

Application to discharge condition 3 (contaminated land) on planning permission 69535

Land at Billberry Close & Albert Road, Whitefield, Manchester, M45 8BL

CONDISApp. Type:72565Application No.:

Location:

Proposal:

Bury EastWard:

Approve with Conditions14/11/2025

Change of use of part car showroom (Sui Generis) to retail (Class E(a)); Two storey 

extension for ground floor retail & office and first floor office use; External alterations

Performance House, Heywood Street, Bury, BL9 7DZ

FULApp. Type:72231Application No.:

Location:

Proposal:

05/12/2025Page 2 of 11
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Approve with Conditions28/11/2025

2 no. non-illuminated projecting / hanging signs; Vinyls to front glazing

Bury Metro Arts Association Derby Hall, Market Street, Bury, BL9 0BW

ADVApp. Type:72326Application No.:

Location:

Proposal:

Prior Approval Required and Refused20/11/2025

Prior approval for proposed change of use of first floor from commercial (Class E) to 1 no. 

flat (Class C3)

First floor, 62 Bolton Street, Bury, BL9 0LL

P3JPAApp. Type:72415Application No.:

Location:

Proposal:

Prior Approval Not Required - Extension12/11/2025

Prior approval for proposed single storey rear extension

249 Rochdale Old Road, Bury, BL9 7SA

GPDEApp. Type:72430Application No.:

Location:

Proposal:

Approve with Conditions19/11/2025

Variation of condition no. 2 on planning permission 70502 (Installation of a generator 

compound containing 2 no. generators and 2 no. fuel tanks with surrounding fence): Best 

Available Techniques (BAT) guidelines are no longer applicable, the generators should now 

be assessed against the Medium Combustion Plant Directive (MCPD)

Fairfield General Hospital, Rochdale Old Road, Bury, BL9 7TD

FULApp. Type:72438Application No.:

Location:

Proposal:

Prior Approval Not Required - Extension04/12/2025

Prior approval for proposed single storey rear extension

52 James Street, Pimhole, Bury, BL9 7EG

GPDEApp. Type:72484Application No.:

Location:

Proposal:

Lawful Development25/11/2025

Lawful Development Certificate for an Existing 6 no. bedroom 6 no. person House in 

mulitple occupany (HMO) Class C4

4 Irwell Street, Bury, BL9 0HE

LDCEApp. Type:72517Application No.:

Location:

Proposal:

Prior Approval Not Required - Extension05/12/2025

Prior approval for proposed single storey rear extension

20 Benson Street, Bury, BL9 7EP

GPDEApp. Type:72522Application No.:

Location:

Proposal:

Bury East - MoorsideWard:

Refused20/11/2025

Two/single storey rear extension with garage extension at rear/boundary wall

165 Walmersley Road, Bury, BL9 5DE

FULApp. Type:72055Application No.:

Location:

Proposal:

Approve with Conditions10/11/2025

Change of use from dwellinghouse (Class C3) to 8 bed (single occupancy) House in 

Multiple Occupation (Sui Generis) together with proposed external alterations including 

new rear dormer conversion and new roof and dormer windows

109 Walmersley Road, Bury, BL9 5AN

FULApp. Type:72379Application No.:

Location:

Proposal:
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Prior Approval Not Required - Extension05/12/2025

Prior approval for proposed single storey rear extension

The Beeches, Castle Hill Road, Bury, BL9 6UN

GPDEApp. Type:72518Application No.:

Location:

Proposal:

Bury East - RedvalesWard:

Approve with Conditions24/11/2025

Reinstatement of mid-terraced house at no. 102 Nelson Street following collapse after gas 

explosion

102 Nelson Street, Bury, BL9 9HX

FULApp. Type:72224Application No.:

Location:

Proposal:

Approve with Conditions24/11/2025

Reinstatement of mid-terraced house at no. 104 Nelson Street following collapse after gas 

explosion

104 Nelson Street, Bury, BL9 9HX

FULApp. Type:72225Application No.:

Location:

Proposal:

Approve with Conditions24/11/2025

Reinstatement of end-terraced house at no. 106 Nelson Street following collapse after gas 

explosion

106 Nelson Street, Bury, BL9 9HX

FULApp. Type:72226Application No.:

Location:

Proposal:

Approve with Conditions18/11/2025

Single storey extension at rear and the construction of a boundary wall at rear including a 

door to rear alleyway

57 Millett Street, Bury, BL9 0JB

FULApp. Type:72248Application No.:

Location:

Proposal:

Refused13/11/2025

Erection of 1 no. dwelling

Land at rear of 354 Manchester Road, Bury, BL9 9NR

FULApp. Type:72313Application No.:

Location:

Proposal:

Approve with Conditions19/11/2025

Single storey extension at side/rear with conversion of existing garage to living 

accommodation.

30 St Peters Road, Bury, BL9 9RB

FULApp. Type:72317Application No.:

Location:

Proposal:

Approve with Conditions19/11/2025

Single storey / two storey extension at side and new door to side elevation

12 Silverdale Close, Bury, BL9 9GE

FULApp. Type:72423Application No.:

Location:

Proposal:

Bury WestWard:

Refused28/11/2025

Non-illuminated banner sign attached to existing telegraph pole

Pavement adj Rose & Crown car park, Lowercroft Road, Bury, BL8 2EY

ADVApp. Type:72315Application No.:

Location:

Proposal:
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Refused12/11/2025

Advertisement consent for 2 no. non illuminated signs attached to side garden walls of 

466 & 474 Bolton Road

4 Colville Drive, Bury, BL8 2DX

ADVApp. Type:72353Application No.:

Location:

Proposal:

Bury West - Church (Historic)Ward:

Approve with Conditions05/12/2025

Single storey extension at side/rear and front porch infill extension with external 

alterations

15 Garstang Drive, Bury, BL8 2JS

FULApp. Type:72489Application No.:

Location:

Proposal:

Bury West - EltonWard:

Approve with Conditions13/11/2025

Single storey side extension

21 Stockton Drive, Bury, BL8 1UQ

FULApp. Type:72403Application No.:

Location:

Proposal:

Approve with Conditions25/11/2025

First floor extension at side with conversion of existing garage to living accommodation 

and new window openings.

4 Horsham Close, Bury, BL8 1XY

FULApp. Type:72420Application No.:

Location:

Proposal:

Lawful Development28/11/2025

Lawful development certificate for proposed single storey pitched roof rear extension.

18 Wragby Close, Bury, BL8 1XD

LDCPApp. Type:72433Application No.:

Location:

Proposal:

Approve with Conditions24/11/2025

Two Storey Extension at Rear; First Floor Extension at Side and Extension to Existing Front 

Porch

47 Rudgwick Drive, Bury, BL8 1YE

FULApp. Type:72448Application No.:

Location:

Proposal:

Lawful Development04/12/2025

Lawful development certificate for proposed demolition of conservatory, partial demolition 

of rear dining room extension and erection of extension to the rear of the property across 

the full width of the original building in red brick and white/black windows/doors to tie in 

to the existing building; Replacement of windows, fascias, gutters and soffits, new front 

door

9 Winchester Close, Bury, BL8 1YQ

LDCPApp. Type:72456Application No.:

Location:

Proposal:

Approve with Conditions04/12/2025

Side extension with rear dormer extension

14 Hebburn Drive, Bury, BL8 1ED

FULApp. Type:72479Application No.:

Location:

Proposal:

North ManorWard:
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Approve with Conditions03/12/2025

Single Storey Wrap Around Extension; New boundary wall

1 Mayfield Road, Ramsbottom, Bury, BL0 9TB

FULApp. Type:72222Application No.:

Location:

Proposal:

Approve with Conditions25/11/2025

Erection of self-contained granny annex ancillary to the existing dwelling

Brick Barn Farm, Whipney Lane, Tottington, Bury, BL8 4HT

FULApp. Type:72283Application No.:

Location:

Proposal:

Approve with Conditions20/11/2025

Removal of condition 17 (sprinkler/misting system) from planning permission 68505 

(Demolition works and redevelopment for 4no. new dwellings (3 new build, 1 barn 

conversion) with car ports and two storey extension at side of existing farmhouse; 

associated landscaping; access works): sprinkler system is not required

Hollymount Farm, Hollymount Lane, Tottington, Bury, BL8 4HP

FULApp. Type:72417Application No.:

Location:

Proposal:

Refused04/12/2025

Application for permission in principle for erection of up to 9 no. dwellings

Land off Bentley Lane, Bury, BL9 6RZ

PIPApp. Type:72498Application No.:

Location:

Proposal:

Prior Approval Not Required - Extension04/12/2025

Prior approval for proposed single storey rear extension

33 Oak Avenue, Ramsbottom, Bury, BL0 9UY

GPDEApp. Type:72513Application No.:

Location:

Proposal:

Prestwich - HolyroodWard:

Approve with Conditions26/11/2025

Single storey front extension, two/single storey extensions at rear with ground floor 

balcony at rear; Render to external elevations

93 Simister Lane, Prestwich, Manchester, M25 2SU

FULApp. Type:72079Application No.:

Location:

Proposal:

Approve with Conditions14/11/2025

Two/single storey extension at side/rear

4 Brooklawn Drive, Prestwich, Manchester, M25 2GS

FULApp. Type:72311Application No.:

Location:

Proposal:

Approve with Conditions24/11/2025

Single storey front/side/rear extension along with a front canopy

32 Parrenthorn Road, Prestwich, Manchester, M25 2RL

FULApp. Type:72320Application No.:

Location:

Proposal:

Approve with Conditions04/12/2025

Two/single storey rear extension

50 Heys Road, Prestwich, Manchester, M25 1JY

FULApp. Type:72391Application No.:

Location:

Proposal:
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Approve with Conditions12/11/2025

Replacement single storey rear extension

6 Pine Grove, Prestwich, Manchester, M25 3DR

FULApp. Type:72392Application No.:

Location:

Proposal:

Refused04/12/2025

Outline application (all matters reserved except access) for the demolition of an existing 

farmstead and the erection of 9no. dwellings and associated works

Brook Farm, Simister Lane, Prestwich, Manchester, M25 2SB

OUTApp. Type:72450Application No.:

Location:

Proposal:

Prestwich - SedgleyWard:

Approve with Conditions11/11/2025

Single storey and first floor rear extensions

26 Hereford Drive, Prestwich, Manchester, M25 0AG

FULApp. Type:72388Application No.:

Location:

Proposal:

Approve with Conditions05/12/2025

Erection of 1 no. dwelling following demolition of existing dwelling

12A Rectory Avenue, Prestwich, Manchester, M25 1DE

FULApp. Type:72463Application No.:

Location:

Proposal:

Prestwich - St Mary'sWard:

Refused28/11/2025

External escape staircase to side

15 Barnhill Road, Prestwich, Manchester, M25 9WH

FULApp. Type:72321Application No.:

Location:

Proposal:

Approve with Conditions01/12/2025

Extension and conversion of existing detached garage into granny flat.

7 Butt Hill Avenue, Prestwich, Manchester, M25 9PN

FULApp. Type:72363Application No.:

Location:

Proposal:

Approve with Conditions19/11/2025

Single storey rear extension

6 Kingswood Road, Prestwich, Manchester, M25 3AB

FULApp. Type:72394Application No.:

Location:

Proposal:

Approve with Conditions01/12/2025

Single storey rear extension

26 Willow Road, Prestwich, Manchester, M25 3AG

FULApp. Type:72440Application No.:

Location:

Proposal:

Lawful Development28/11/2025

Lawful development certificate for proposed replacement of existing garage door with part 

brick work and part half-glazed pedestrian door

4 Hamilton Close, Prestwich, Manchester, M25 9JS

LDCPApp. Type:72488Application No.:

Location:

Proposal:

Radcliffe - EastWard:
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Approve with Conditions01/12/2025

Demolition of an existing single storey, mixed use building and steel framed warehouse; 

Erection of a two storey building to provide office, research and development and 

warehouse facilities

Fragrance Oils International Ltd, Eton Hill Road, Radcliffe, Manchester, M26 2FR

FULApp. Type:71917Application No.:

Location:

Proposal:

Approve with Conditions03/12/2025

Erection of industrial unit (Use Class B2/B8) with associated parking

Globe Industrial Estate, Darbyshire Street, Radcliffe, Manchester, M26 9TA

FULApp. Type:72335Application No.:

Location:

Proposal:

Lawful Development12/11/2025

Lawful development certificate for proposed use of a (C3a) dwelling as a children's home 

for a single child, with a manager and two carers who would stay overnight, working on a 

rota basis (C2)

74 Bury Road, Radcliffe, Manchester, M26 2UU

LDCPApp. Type:72395Application No.:

Location:

Proposal:

Approve with Conditions28/11/2025

Variation of condition nos. 1 (approved drawings), 4 (remediation), 8 (noise), 21 

(vehicular & pedestrian arrangements), 22 (turning facilities), 23 (car and cycle parking) 

and 24 (bin storage) on planning permission 70333 (Mixed-use development comprising 

132 apartments, bar, commercial and office spaces) - include a phasing plan with 

subsequent phasing of the remediation strategy; parking servicing and bin storage 

arrangements

Land at Green Street, Radcliffe

FULApp. Type:72398Application No.:

Location:

Proposal:

Approve with Conditions25/11/2025

First floor extension at side

2 Coventry Road, Radcliffe, Manchester, M26 4FY

FULApp. Type:72422Application No.:

Location:

Proposal:

Radcliffe - North and AinsworthWard:

Approve with Conditions18/11/2025

Listed Building Consent for installation of ambulant disabled WC, brew area to existing 

room and replacement timber single glazed side opening light in mullioned window

Ainsworth Unitarian Chapel, Knowsley Road, Ainsworth, Radcliffe, Bolton, BL2 5PZ

LBCApp. Type:72124Application No.:

Location:

Proposal:

Approve with Conditions26/11/2025

First floor front/side extension with cladding

5 Stonedelph Close, Ainsworth, Radcliffe, Bolton, BL2 5SH

FULApp. Type:72237Application No.:

Location:

Proposal:

Approve with Conditions26/11/2025

Provision of a new vehicular access including a dropped kerb and creation of a new 

driveway

22 Countess Lane, Radcliffe, Manchester, M26 3WF

FULApp. Type:72354Application No.:

Location:

Proposal:

Approve with Conditions05/12/2025

Single storey side extension linked to existing detached outbuilding; Single storey front 

extension; Formation of first floor balcony at side above existing carport

9 Berkeley Crescent, Radcliffe, Manchester, M26 3TR

FULApp. Type:72393Application No.:

Location:

Proposal:
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Prior Approval Required and Granted13/11/2025

Prior approval for a proposed change of use from agricultural building to 1no. dwelling

344 Bradley Fold Road, Radcliffe, Bolton, BL2 6RL

PMBPAApp. Type:72396Application No.:

Location:

Proposal:

Approve with Conditions13/11/2025

Single storey extensions at front/rear and two storey side extension with conversion of 

garage to living accommodation

41 Moss Shaw Way, Radcliffe, Manchester, M26 4WT

FULApp. Type:72405Application No.:

Location:

Proposal:

Refused14/11/2025

Application for permission in principle for erection of up to 9 no. dwellings

Land at Gorse Hill Stables, 160 Starling Road, Bury, BL8 2HJ

PIPApp. Type:72436Application No.:

Location:

Proposal:

Radcliffe - WestWard:

Approve with Conditions01/12/2025

Variation of condition nos. 12 (landscaping scheme) to mitigate loss of trees/vegetation, 

13 (tree removal/retention plan) revised tree retention and protection drawing to reflect 

current situation, 15 (biodiversity mitigation and enhancement) updated report to reflect 

mitigations for lost trees and condition 3 (materials) change of colour of profiled metal 

roof system from RAL 7004 to RAL 0005500, and change of curtain walling material to 

Meteon Steel Grey (Satin) A21.7.0 following approval of planning permission 70576

Millwood Primary Special School, School Street, Radcliffe, Manchester, M26 3BW

FULApp. Type:72282Application No.:

Location:

Proposal:

Approve with Conditions11/11/2025

Raise roof ridge height by 500mm; Loft conversion with rear dormer

6 Fernbank, Radcliffe, Manchester, M26 1YB

FULApp. Type:72343Application No.:

Location:

Proposal:

Lawful Development28/11/2025

Lawful development certificate for existing general industrial use (Class B2)

Unit 1, 136 Sion Street, Radcliffe, M26 3SB

LDCEApp. Type:72478Application No.:

Location:

Proposal:

RamsbottomWard:

Refused13/11/2025

Application for permission in principle for up to 9 no. dwellings

Land off Whalley Road, Ramsbottom

PIPApp. Type:72457Application No.:

Location:

Proposal:

Lawful Development25/11/2025

Lawful development certifcate for proposed hip to gable and rear dormer

64 Fir Street, Ramsbottom, Bury, BL0 0BG

LDCPApp. Type:72482Application No.:

Location:

Proposal:

Approve with Conditions05/12/2025

Two storey side extension

64 Fir Street, Ramsbottom, Bury, BL0 0BG

FULApp. Type:72483Application No.:

Location:

Proposal:
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Approve with Conditions04/12/2025

Single storey side/rear extension following demolition of garage

3 Astley Hall Drive, Ramsbottom, Bury, BL0 9DF

FULApp. Type:72485Application No.:

Location:

Proposal:

Approve with Conditions05/12/2025

Variation of condition no. 2 (approved drawings) on planning permission 71852 (Single 

storey rear extension; loft conversion with rear dormer and raise roof ridge height): for 

the addition of a high level window above head height on side of dormer cheek

255 Whittingham Drive, Ramsbottom, Bury, BL0 9NY

FULApp. Type:72486Application No.:

Location:

Proposal:

TottingtonWard:

Approve with Conditions18/11/2025

Single storey rear extension

27 Thornfield Road, Tottington, Bury, BL8 4BX

FULApp. Type:72419Application No.:

Location:

Proposal:

Prior Approval Not Required - Extension01/12/2025

Prior approval for proposed single storey rear extension

1 Hawthorn Crescent, Tottington, Bury, BL8 3NG

GPDEApp. Type:72533Application No.:

Location:

Proposal:

Whitefield + Unsworth - BessesWard:

Approve with Conditions27/11/2025

Two storey extension at side/rear

40 Swinton Crescent, Bury, BL9 8PB

FULApp. Type:71945Application No.:

Location:

Proposal:

Approve with Conditions04/12/2025

Single storey extension at rear

10 Wenning Close, Whitefield, Manchester, M45 8JL

FULApp. Type:72443Application No.:

Location:

Proposal:

Lawful Development25/11/2025

Lawful development certificate for proposed hip to gable roof extension and rear dormer

8 Conway Avenue, Whitefield, Manchester, M45 7AZ

LDCPApp. Type:72476Application No.:

Location:

Proposal:

Whitefield + Unsworth - Pilkington ParkWard:

Approve with Conditions19/11/2025

Demolition of existing dwelling and erection of 1 no. replacement dwelling

4 Parkstone Avenue, Whitefield, Manchester, M45 7QH

FULApp. Type:72185Application No.:

Location:

Proposal:

Approve with Conditions03/12/2025

First floor front extension; Pitch roof to garage conversion; Single storey front extension; 

Cedar panelling to front elevation.

11 Marle Croft, Whitefield, Manchester, M45 7NB

FULApp. Type:72306Application No.:

Location:

Proposal:
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Approve with Conditions28/11/2025

First floor front and side extensions; single storey rear extension; juliette balconies at 

rear; rear dormer; new roof windows and all elevations to be rendered.

2 Fairhaven Avenue, Whitefield, Manchester, M45 7QG

FULApp. Type:72344Application No.:

Location:

Proposal:

Approve with Conditions14/11/2025

Conversion of existing garage to lounge and erection of a single storey detached garage to 

front/side

20 Church Lane, Whitefield, Manchester, M45 7NF

FULApp. Type:72358Application No.:

Location:

Proposal:

Approve with Conditions14/11/2025

Single storey extension at side

14 Philips Park Road East, Whitefield, Manchester, M45 7HJ

FULApp. Type:72421Application No.:

Location:

Proposal:

Refused19/11/2025

Variation of condition 11 (operating times) on planning permission 55660 (Redevelopment 

of petrol filling station): to allow for 24 hour operation of site

Whitefield Garage, 325 Bury New Road, Whitefield, Manchester, M45 7SE

FULApp. Type:72432Application No.:

Location:

Proposal:

Whitefield + Unsworth - UnsworthWard:

Approve with Conditions20/11/2025

Hip to gable roof extension with loft conversion and rear dormer; Single/two storey side 

extension and single storey rear extension

15 Borrowdale Drive, Bury, BL9 8HT

FULApp. Type:72215Application No.:

Location:

Proposal:

Approve with Conditions19/11/2025

Installation of 1 no. additional rapid electric vehicle charging station; Upgrade to the 2 no. 

existing EV chargers and ancillary equipment existing within the car park

McDonalds Restaurant, Little 66, Bury, BL9 8RD

FULApp. Type:72270Application No.:

Location:

Proposal:

Approve with Conditions17/11/2025

Reconfiguration of shopfront to include new access door and refurbish existing doors and 

windows

McDonalds Restaurant Park, Little 66, Bury, BL9 8RS

FULApp. Type:72402Application No.:

Location:

Proposal:

Approve with Conditions25/11/2025

Demolition of the existing single storey side/rear extension and erection of a new single 

storey side/rear extension.

45 Randale Drive, Bury, BL9 8NF

FULApp. Type:72452Application No.:

Location:

Proposal:

Prior Approval Required and Refused19/11/2025

Prior approval for proposed agricultural building

Land west of Croft Lane, Bury, BL9 8QH

AGApp. Type:72492Application No.:

Location:

Proposal:

 97 Total Number of Applications Decided:
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