Title Planning Applications

To: Planning Control Committee
On: 19 June 2018
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, | 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



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

The planning application forms and plans submitted therewith.
Certificates relating to the ownership.

Letters and Documents from objectors or other interested parties.
Responses from Consultees.

e A

FOR FURTHER INFORMATION ON THE CONTENTS OF EACH REPORT PLEASE CONTACT
INDIVIDUAL CASE OFFICERS IDENTIFIED IN EACH CASE.



01 Township Forum - Ward: Radcliffe - West App No. 62166
Location: Land at Hutchinson Way, Radcliffe, Manchester, M26 3SB
Proposal: Erection of 8 no. dwellings in two terraces
Recommendation: Approve with Conditions Site N

Visit:

02 Township Forum - Ward: North Manor App No. 62473
Location: Bramley Fold Farm, Hawkshaw Lane, Tottington, Bury, BL8 4LG
Proposal: Proposal A: Alterations to existing shed

Proposal B:Two storey extension at rear and two storey extension at side
Recommendation: Split Decision Site Y
Visit:

03 Township Forum - Ward: Prestwich - Holyrood App No. 62750
Location: 22 Newlands Drive, Prestwich, Manchester, M25 3BU
Proposal: Raised timber deck at rear (approx 800mm above ground level) with steps

to garden level
Recommendation: Approve with Conditions Site N
Visit:
04 Township Forum - Ward: Whitefield + Unsworth - Pilkington App No. 62751

Park
Location: 34-36 Fountain Place & Aldi Foodstore Ltd, Higher Lane, Whitefield,
Manchester, M45 7EA
Proposal: Demolition of 34-36 Fountain Place and the extension of existing car park
Recommendation: Approve with Conditions Site N

Visit:




Ward: Radcliffe - West Item

Applicant: Owl Estates Ltd

Location: Land at Hutchinson Way, Radcliffe, Manchester, M26 3SB

Proposal: Erection of 8 no. dwellings in two terraces

Application Ref: 62166/Full Target Date: 03/05/2018
Recommendation: Approve with Conditions

Description

The application site comprises 2 separate parcels of land, separated by Hutchinson Way
and Buckley Street. Both sites contain grassed areas and until recently contained mature
trees. The trees were cut down before the application was validated. There are 2 residential
properties immediately to the north of the site, which are accessed from Hindle Street.

There are residential dwellings to the north of the site and a car park and nursery to the
east. There is an area of amenity space and an electricity substation to the west and
residential properties and a skate park to the south.

The proposed development would involve the erection of 8 properties, which would be
located in 2 terraces of 4 dwellings on either side of Hutchinson Way. The proposed
dwellings would be two storeys in height with rooms in the roofspace and would be
constructed from render with stone quoins and a tile roof. Parking would be located to the
north of block 1 and would be accessed from Hindle Street and the parking for block 2
would be located at the rear of the dwellings and would be accessed off Buckley Street.

Relevant Planning History

48574 - Demolition of day nursery and 2 houses; construction of 70 apartments with
semi-basement parking; construction of new day nursery with associated surface car
parking at land at Hutchinson Way/Hindle Street, Radcliffe. Approved with conditions - 14
December 2007.

Adjacent site

34519 - Residential development - 1 dwelling at land adjacent to 15 Hindle Street, Radcliffe.

Approved with conditions - 18 September 1998.

39157 - Change of use from public house (Class A3) to childrens day care centre (Class
D1) at The Peel Monument public house, Victoria Street, Radcliffe. Approved with
conditions - 31 May 2002

41466 - Erection of detached dwelling at land adjacent to 15 Hindle Street, Radcliffe.
Approved with conditions - 8 December 2003.

53160 - Single storey side extension (retrospective) at Clever Cloggs Nursery, 56 Green
Street, Radcliffe. Approved with conditions - 3 March 2011.

Pre-application enquiry
01982/E - Residential development of 20 no. dwellings at land off Buckley Street, Radcliffe.
Completed - June 2017.

Publicity
The neighbouring properties were notified by means of a letter on 13 March 2018.

16 letters have been received form the occupiers of 35, 37, 39, 41, 65, 71, 84, 94, 97, 101,
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103 Hutchinson Way, 1, 2, 4, 19, 21, 44, Mulberry Close, 1 Ulundi Street, 15 Hindle Street,

3, 11 Victoria Street, which have raised the following issues:

e There are too many properties for the size of site.

« Only 2 spaces have been allocated, where as the adjacent site has 3 spaces per 4
bedroom property.

e There is a dog waste bin on site, which is used regularly.

* There is no provision for workforce/plant vehicles during the development. The road is
not big enough for heavy machinery.

e There are lies in the application. There were trees on site, but these were felled without
permission from the forestry commission in February.

e The site is an eyesore since the trees were cleared.

e There are plenty of brownfield sites nearby where houses can be built instead on this
open space.

* The council should reject the application as the applicant felled the trees without the
relevant authority.

« Traffic on Hutchinson Way is bad currently and more houses will add to the problem.

e Building on this land will create blind spots.

* There is a special school nearby and many minibuses have to pass this point on each
school day.

e Two parking spaces are planned, but there are 4 bedrooms, which means cars will park
on the pavement.

¢ The site should be used as a site of nature and a natural environment

e The proposed development would devalue our properties.

e The proposed development would restrict the light to my property.

e My house and garden will be overlooked.

« | am concerned that we have received notification of the application after the trees were
removed.

* | work from home and concerned about the noise from the development.

e This area is not suitable for building and the trees should have been kept.

« Does Radcliffe need any more homes considering the amount that would be built on the
East Lancs Paper Mill site?

e The properties should be saleable homes and not rental properties.

* The fact that all the residents have been left in the dark as to what's been going on
regarding this whole process, considering the planning application was applied for in
Nov 2017 and we're only finding about this in March 2018 is a complete joke.

* The owner of Owl properties has a bad reputation.

e Has permission already been granted?

A response has been received from Councillor Shori, which has raised the following issues:

¢ | am against this proposal based on the fact that according to the Forestry Commission,
trees were removed from the site without the necessary licence.

e This has the potential to set a dangerous precedent across the borough that prospective
developers may take the law into their own hands and seek to damage the environment
simply to expedite any potential development.

The Councillor and objectors have been informed of the Planning Control Committee
meeting.

The neighbouring properties, Councillor and objectors have been notified of revised plans
on 5 June 2018.

Should any comments be received, these will be reported in the Supplementary Report.

Consultations

Traffic Section - Revised plans submitted. Further comments will be reported in the
Supplementary Report.

Drainage Section - No response.

Environmental Health - Contaminated Land - No objections, subject to the inclusion of



conditions relating to contaminated land.

Waste Management - No response.

Property & Technical Services - No response.

United Utilities - No objections, subject to the inclusion of conditions relating to foul and
surface water drainage.

The Coal Authority - No objection, subject to the inclusion of a condition relating to coal
mining.

GM Ecology Unit - No objections, subject to the inclusion of conditions relating to nesting
birds and off-site compensation for nesting birds.

Unitary Development Plan and Policies
EC2/1 Employment Generating Areas

H1/2 Further Housing Development
H2/1 The Form of New Residential Development
H2/2 The Layout of New Residential Development

EN1/1 Visual Amenity
EN1/2 Townscape and Built Design
EN1/3 Landscaping Provision

ENG6 Conservation of the Natural Environment
ENG6/3 Features of Ecological Value
EN7 Pollution Control

EN7/2 Noise Pollution

EN7/5 Waste Water Management

ENS8 Woodland and Trees

RT2/2 Recreation Provision in New Housing Development
HT2/4 Car Parking and New Development

HT5/1 Access For Those with Special Needs

HT6/2 Pedestrian/Vehicular Conflict

CF1/1 Location of New Community Facilities

CF5 Childcare Facilities

Area Green Street/New Church Street

RD2

SPD1 Open Space, Sport and Recreation Provision

SPD6 Supplementary Planning Document 6: Alterations & Extensions

SPD11 Parking Standards in Bury
SPD14 Employment Land and Premises
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) and 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 Policy 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 (Employment) - The land to the west of Hindle Street is located within an
Employment Generating Area (EGA) and as such, Policy EC2/2 is applicable.

Policy EC2/1 states that in EGASs, the Council will only allow development for business (B1),
general industrial (B2) and warehousing (B8). Other uses will only be permitted where they
constitute limited development or do not substantially detract from an area's value as an
EGA.

The EGA is split between a higher level (Hutchinson Way), which is predominantly
residential in use and the lower area (Sion Street), which is industrial in character. As the
proposed site occupiers a small area within the upper section of the EGA, which is



predominantly residential, it is considered that the proposed development would constitute
limited development and as such, would be in accordance with Policy EC2/1 of the Bury
Unitary Development Plan.

Principle (Residential) - Following revocation of the North West Regional Strategy on 20
May 2013, there is no statutory housing target for Bury. Work has commenced on the
Greater Manchester Spatial Framework and this will bring forward a new statutory housing
target for the Borough. This will subsequently be incorporated into Bury’s future Local Plan.

In the meantime, the National Planning Policy Framework should be treated as a material
planning consideration and it emphasises the need for local planning authorities to boost the
supply of housing to meet local housing targets in both the short and long term. There is a
particular emphasis, as in previous national planning guidance, to identify a rolling five year
supply of deliverable housing land.

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 site is located within the urban area and there are a mix of uses, including residential, a
school, nursing home and nursery in the locality. As such, the proposed development would
not conflict with the surrounding land uses and would be in a sustainable location with
regard to services and public transport. Therefore, the proposed development would be in
accordance with Policy H1/2 of the Bury Unitary Development Plan.

Design and layout - The proposed development would provide 8 dwellings, which would be
located in 2 terraces of 4 dwellings. The proposed dwellings would be two storeys in height
with a room in the roofspace, which would reflect the mix of properties in the locality. The
proposed dwellings would be constructed from render with stone quoins and a tile roof. The
predominant material in the surrounding area is brick and as such, a condition requiring the
properties to be constructed from brick would be included on any grant of planning consent.
The use of headers, cills and a pike detail would add visual interest to the elevations.
Therefore, the proposed development would not be a prominent feature in the streetscene
and would be in accordance with Policy EN1/2, H2/1 and H2/2 of the Bury Unitary
Development Plan.

All of the proposed dwellings would have a rear garden, which would provide a suitable
level of private amenity space. There would be space within the rear gardens for bin storage
and this would be the subject of a condition. There would be 1.8 metre high timber boarded
fencing to all boundaries, with the exception of the front garden areas, where a lower fence
would be provided. The proposed boundary treatments would match the existing treatments
in the locality. Therefore, the proposed development would not be a prominent feature in the
locality and would be in accordance with Policies H2/1, H2/2, EN1/1 and EN1/2 of the Bury
Unitary Development Plan.

Impact upon residential amenity - SPD6 provides guidance on aspect standards and as
such, is a useful guide in this instance.

There would be 70 metres between the existing nursery building and the rear elevation of
block 2 and there would be 24.2 metres between the front elevation of block 1 and the front
elevation of block 2. These distances would be in excess of the minimum 20 metre aspect.
There would be a minimum of 7 metres from the rear elevation of both blocks to the
boundary of the rear gardens, which would comply with the aspect standards.

Nos 15 and 17 Hindle Street do not have any habitable room windows on the rear elevation
facing the application site and the habitable room windows are located in the gable
elevation. As such, the location of block 2 would not have a significant adverse impact upon
the amenity of the neighbouring properties.



Therefore, the proposed development would not impact significantly upon the amenity of the
neighbouring properties and would be in accordance with Policies EN1/2, H2/1 and H2/2 of
the Bury Unitary Development Plan.

Ecology - The application sites did contain a number of trees, but these were removed prior
to the application being validated. The trees were not protected under any preservation
order and the site is not located within the conservation area. As such, no planning approval
was required for their removal. However, the works may have required consent from the
Forestry Commission, who is dealing with this as a separate matter to the planning
application. GM Ecology Unit have no objections to the proposal, subject to the inclusion of
a condition (No. 8) relating to a landscaping plan, which must include mitigation for the loss
of trees. Therefore, the proposed development would be in accordance with Policies EN6/3
of the Bury Unitary Development Plan and the NPPF.

Highways issues - The car parking for block 1 would be located to the north of the
proposed dwellings in a single area, which would be accessed from Hindle Street. The
parking for block 2 would be located at the rear of the proposed dwellings and would be
accessed from Buckley Street. There would be appropriate levels of visibility at these
junctions.

Revised plans, which show visibility splays, have been received and further comments from
the Traffic Section will be reported in the Supplementary Report.

Parking - SPD11 states that the maximum parking standards is 3 spaces per 4 bed
dwelling. This equates to 24 parking spaces.

The proposed site plan indicates that 2 spaces would be provided for each of the proposed
dwellings, which equates to 16 spaces. The proposed development is located in close
proximity to Radcliffe town centre and has good access to public transport. As such, the
proposed development is in a sustainable location and the level of parking provision would
be acceptable in this instance. Therefore, the proposed development would be in
accordance with Policy HT2/4 of the Bury Unitary Development Plan and SPD11.

Response to objectors

e The issues relating to the layout, highways issues, parking, privacy, loss of light, the
need for housing have been addressed in the main report.

e The removal of the trees did not require any form of planning approval and the
application cannot be refused for this reason but the recommendation is to seek
replacements should the development be implemented. It is also within the gift of the
Forestry Commission to determine whether or not to seek replacements through their
own enforcement powers.

« A construction traffic management plan would be required via a condition.

* The impact upon property prices, the retention of the dog waste bin, the type of tenure
of the dwellings (for sale or for rent) and the reputation of the applicant are not material
planning considerations and cannot be taken into consideration.

« Planning consent has not been granted for the proposal.

* The planning application was received in November 2017, but did not contain all the
relevant information and was invalid. This information was received in March 2018,
when the application was and required to be validated and the neighbouring residents
informed of the application with an opportunity to comment accordingly.

* No developer is above the law and should comply where required with any conditions
imposed. Equally the respective authorities must consider their discretionary powers
where works are done without appropriate consents. As such, each case must be
considered on their own merits and is not prevented from taking action where
necessary.

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 Paragraphs 186-187 of
the National Planning Policy Framework.

Recommendation: Approve with Conditions

Conditions/ Reasons

1.

The development must be begun not later than three years beginning with the date
of this permission.

Reason. Required to be imposed by Section 91 Town & Country Planning Act
1990.

This decision relates to drawings labelled Location plan, S06/484 A, Proposed
house types with boundary treatments, received on 5 June, Proposed site plan,
received on 5 June 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 listed.

Details/Samples of the materials, which shall be red bricks to be used in the
external elevations (not render), 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/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 EN1/1 Visual Amenity.

No development shall commence unless and until:-

* A contaminated land Preliminary Risk Assessment report to assess the
actual/potential contamination and/or ground gas/landfill gas risks at the site
shall be submitted to, and approved in writing by, the Local Planning Authority;

* Where actual/potential contamination and/or ground gas/landfill gas risks have
been identified, detailed site investigation and suitable risk assessment shall be
submitted to, and approved in writing by the Local Planning Authority;

* Where remediation/protection measures is/are required, a detailed
Remediation Strategy shall be submitted to, and approved in writing by, the
Local Planning Authority.

Reason. The scheme does not provide full details of the actual contamination

and subsequent remediation, which is required to secure the satisfactory

development of the site in terms of human health, controlled waters, ground gas
and the wider environment and pursuant to National Planning Policy Framework

Section 11 - Conserving and enhancing the natural environment.

Following the provisions of Condition 4 of this planning permission, where
remediation is required, the approved Remediation Strategy must be carried out to
the satisfaction of the Local Planning Authority within agreed timescales; and

A Site Verification Report detailing the actions taken and conclusions at each
stage of the remediation works, including substantiating evidence, shall be
submitted to and approved in writing by the Local Planning Authority prior to the
development being brought into use.

Reason. To secure the satisfactory development of the site in terms of human

health, controlled waters and the wider environment and pursuant to National



10.

Planning Policy Framework Section 11 - Conserving and enhancing the natural
environment.

Following the provisions of Condition 4 of this planning permission, where ground
gas remediation / protection measures are required, the approved Remediation
Strategy must be carried out to the written satisfaction of the Local Planning
Authority within approved timescales; and

A Site Verification Report detailing the actions taken and conclusions at each
stage of the remediation works, including substantiating evidence, shall be
submitted to and approved in writing by the Local Planning Authority prior to the
development being brought into use.

Reason. To alleviate any possible risk associated with the production of landfill gas
and ground gas in accordance with the recommendations of the Environment
Agency and pursuant to National Planning Policy Framework Section 11 -
Conserving and enhancing the natural environment.

No works shall be carried out to the trees that would disturb nesting birds between
1st March and 31st August inclusive in any year unless otherwise agreed in writing
with the Local Planning Authority.

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 National
Planning Policy Framework Section 11 - Conserving and enhancing the natural
environment.

A landscaping scheme, including details of a scheme to mitigate for the loss of
trees on site, shall be submitted to, and approved in writing by, the Local Planning
Authority prior to the commencement of the development. It shall be implemented
not later than 12 months from the date the building(s) is first occupied; and any
trees or shrubs removed, dying or becoming severely damaged or becoming
severely diseased within five years of planting shall be replaced by trees or shrubs
of a similar size or species to those originally required to be planted to the written
satisfaction of the Local Planning Authority.

Reason. To secure the satisfactory development of the site and in the interests of
visual amenity pursuant to Policy EN1/2 - Townscape and Built Design and EN8/2
— Woodland and Tree Planting of the Bury Unitary Development Plan.

No development shall commence unless or until:

* Alintrusive site investigation report to assess the actual/potential ground
conditions and the potnetial risks posed to the development by past coal
mining activity shall be submitted to and approved in writing by the Local
Planning Authority;

* Where actual/potential risks have been identified, a report containing details of
any remedial works necessary shall be submitted to and approved in writing by
the Local Planning Authority.

* Where remedial works are required, the approved report shall be carried out to
the satisfaction of the Local Planning Authority within agreed timescales;

« A Site Verification report detailing the actions taken and conclusions at each
stage of the remediation works, including substantiating evidence, shall be
submitted to and approved in writing by the Local Planning Authority prior to
the development being brought into use.

Reason. The scheme does not provide full details of the actual risks from coal

mining and subsequent remedial works, which is required to secure the

satisfactory development of the site in terms of human safety, the wider
environment and pursuant to National Planning Policy Framework Section 11 -

Conserving and enhancing the natural environment.

No development shall commence unless and until surface water drainage
proposals have been submitted to and approved in writing by the Local Planning



11.

12.

Authority. The scheme should be in accordance with the submitted Surface Water
Sustainable Drainage Assessment and must be based on the hierarchy of
drainage options in the National Planning Practice Guidance and be designed in
accordance with the Non-Statutory Technical Standards for Sustainable Drainage
Systems (March 2015). This must include assessment of potential SuDS options
for surface water drainage with appropriate calculations and test results to support
the chosen solution. Details of proposed maintenance arrangements should also
be provided. The approved scheme only shall be implemented prior to first
occupation and thereafter maintained.

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
EN5/1- New Development and Flood Risk , EN7/3 - Water Pollution and EN7/5 -
Waste Water Management and chapter 10 - Meeting the challenge of climate
change, flooding and coastal change of the NPPF.

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

The car parking indicated on the approved plans shall be surfaced, demarcated
and made available for use prior to the dwellings hereby approved being brought
into use.

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.

For further information on the application please contact Helen Longworth on 0161 253

5322



Viewpoints

PLANNING APPLICATION LOCATION PLAN

APP. NO 62166

ADDRESS: Land At Hutchinson Way

Radcliffe

Planning, Environmental and Regulatory Services

(C) Crown Copyright and database right (2015). Ordnance Survey 100023063.
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Ward: North Manor Item

Applicant: Mr Richard Ali
Location: Bramley Fold Farm, Hawkshaw Lane, Tottington, Bury, BL8 4LG

Proposal: Proposal A: Alterations to existing shed
Proposal B:Two storey extension at rear and two storey extension at side

Application Ref: 62473/Full Target Date: 19/04/2018
Recommendation: Split Decision

This application is being presented to Planning Control Committee as Councillor
Wright has called the application in, following confirmation from the chair.

This item was deferred for a site visit following the meeting in May.

Description

The application relates to a detached farm house located on Hawkshaw Lane consisting of
a farm house, and converted attached barn. The dwelling The property is an isolated,
uplands dwelling of long house design with origins prior to 1773. The premises is
constructed from natural stone, painted white to the rear and has a natural slate roof. The
stone mullions windows to the front of the dwelling are of particular note. The dwelling is two
storey at the front, reducing to single storey at the rear creating a distinctive catslide roof.
The site is located within the Green Belt, and the dwelling is included on the draft local list.
The dwelling is surrounded by open land to the north, south and west with Hawkshaw Lane
located to the east of the property.

Proposal A
Planning permission is sought for the removal of an existing shed located to the south of

footpath number 3TOT and for the construction of a new timber clad shed, with corrugated
metal roofing. The proposed shed would be approximately 4840mm long, and 3075mm
wide reaching a maximum height of approximately 2500mm.

Proposal B
Planning permission is sought for the construction of a part two storey, part first floor

extension to the rear of the premises that would project approximately 2200mm from the
principal rear elevation of the dwelling and incorporates elements of glazing at first and
ground floor. A two storey side extension is also proposed that projects approximately
4600mm from the existing side elevation, and is set back approximately 600mm behind the
front and rear elevations.

Relevant Planning History

41879 - Conversion of redundant barn to form extension to existing farm house - Approve
with Conditions 06/04/2004

02059/E - Extension of existing farmhouse - Enquiry completed 04/01/2018

15/0198 - Construction of building - 01/07/2015

Publicity

The neighbouring properties were notified by means of a letter on 23 February 2018. A site
notice was posted on 8 March 2018.
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Comments received from the occupants of Melrose in relation to:

¢ Outbuilding is located on the lane that the occupants have a right of access to.

* Appearance, location and future use of outbuilding unclear.

< If the building is increased in size or moved it could impact on the access to their
property.

* Why has access to the shed been moved to the opposite side.

1 objection received from the occupants of Tonge Fold Farm in relation to:

« The entrance to the dwelling is currently utilised as a passing place when two vehicles
meet on Hawkshaw lane. Moving the gates would make passing more difficult and could
be detrimental to driver safety.

A third party representation has also been received from the Ward Councillor, Councillor
Daly stating that "I would like to call in the above application at Bramley Fold Farm in North
Manor Ward. This is because the building is on the draft list for non designated heritage
assets which came before the committee in November last year for note. As yet it is not
policy and no consultation has been undertaken with any property owners. | would like this
planning application to be discussed by the planning committee as a number of issues have
emerged with regard to the implementation of this proposed policy that should be debated
by democratically elected councillors. These include who is expected to submit heritage
assessments before a policy is introduced, what evidence base and level are planning
officers working to in requesting these assessments and when will this draft list actually
enter policy at a council level?"

Revised Design and Access Statement,photographic view points, floor plans, site layout and
elevations received. Additional plan received in relation to site analysis. The neighbouring
properties, and those who have commented were notified of revised plans and additional
information on the 11th April 2018.

One further comment received from Tonge Fold Farm asking for details of the timing for the
site visit, and to ensure that the impact of repositioning the gates and concerns relating to
potential accidents are considered on the site visit.

The objectors have been notified of the Planning Control Committee meeting.

Consultations

Traffic Section - No objections.

Conservation Officer - Object to the scheme for the following reasons:

« Heritage element of Design and Access statement only refers to the building's history
and does not assess the significance of the building or the scheme's impact upon it

* Accommodation appears excessive, and has direct implications for the scale and impact
of the proposed extensions

« Alandscape section and photographs have been submitted and does not show a
significant bank hiding the rear of the property

* The shape of the building is key to it's character

Unitary Development Plan and Policies

OoL1 Green Belt

OL1/2 New Buildings in the Green Belt

SPD8 DC Policy Guidance Note 8 - New Buildings in the Green Belt
H2/3 Extensions and Alterations

SPD6 Supplementary Planning Document 6: Alterations & Extensions
EN1/1 Visual Amenity

EN1/2 Townscape and Built Design

ENZ2 Conservation and Listed Buildings

EN9/1 Special Landscape Areas

OL7/2 West Pennine Moors

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) and 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 Policy 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.

Visual Amenity and Impact on Green Belt

The application site is located in the Green Belt. Paragraph 89 of the National Planning

Policy Framework (NPPF) states that the construction of new buildings within the Green

Belt are inappropriate. Exceptions to this are:

* buildings for agriculture and forestry;

* provision of appropriate facilities for outdoor sport, outdoor recreation and cemeteries,
as long as it preserves the openness of the Green Belt and does not conflict with the
purposed of including land within in;

* the extension or alteration of a building providing it does not result in disproportionate
additions over and above the size of the original building;

« the replacement of a building, provided the new building is in the same use and not
materially larger than the one it replaces;

« limited infilling in villages, and limited affordable housing for local community needs
under policies set out in the Local Plan; or

< limited infilling or the partial or complete redevelopment of previously developed sites
(brownfield land), whether redundant or in continuing use (excluding temporary
buildings), which would not have a greater impact on the openness of the Green Belt
and the purpose of including land within it than the existing development.

The NPPF continues that inappropriate development is, by definition harmful to the Green
Belt and should not be approved except in very special circumstances.

Policy OL1/2 states that the construction of new buildings in the Green Belt is inappropriate
unless it is for agriculture and forestry; essential facilities for outdoor sport and recreation;
limited extension, alteration or replacement of existing dwellings provided that this would not
result in disproportionate additions over and above the size of the original dwelling; and
limited infilling in existing villages.

This is further supported by Supplementary Planning Document 8 - New Buildings and
Associated Development in the Green Belt which state that extensions of existing dwellings
should not result in disproportionate additions over and above the size of the original
dwelling. To assist in what can be considered to be disproportionate SPD 8 considers
additions of up to a third (33%). However, that is not to say something larger, or smaller
than 33%, would not be supported as each case is considered on it's own merits.

In order to assess the impact of the elements of the proposal in terms of Green Belt and
visual amenity the report will be split into two parts, one assessing the impact of the
proposed shed (Proposal A) and one to assess the impact of the proposed extensions and
alterations to the dwelling (Proposal B).

Shed - Proposal A

The proposed shed would be of the same size and scale as the existing shed, and would sit
on the same footprint. The NPPF allows "the replacement of a building, provided the new
building is in the same use and not materially larger than the one it replaces;" and as such,
the proposal is considered to be acceptable in principle.

The proposed shed is of a simple and unobtrusive design and as such would have minimal
visual impact compared to the existing shed located at the site. SPD 8 states that materials
for new buildings within the Green Belt should be sympathetic with the location and



minimise visual impact. The proposed shed would be timber cladded, with a corrugated
metal roofing. These materials are considered to be acceptable within the Green Belt and
Special Landscape Area. As such, the proposed shed would not be a prominent feature and
would not have a significant impact on the openness of the Green Belt. Therefore the
proposed shed would comply with UDP Policies OL1/2, EN1/2, SPD 8 and NPPF paragraph
89.

Extensions and Alterations - Proposal B

Supplementary Planning Document 8 (SPD 8) states that the Council may allow an
extension up to a third of the volume of the original dwelling. It is noted that the applicant
has stated within their Design and Access Statement that PPG2 and SPD 8 do not specify
in terms of precise percentages. However the NPPF, which superseded PPG2 in 2012,
makes it clear that any extensions or alterations to a building should not result in
disproportionate additions over and above the size of the original building. In this instance
the proposal would result in extensions that would result in a total volume increase of 38%
and as such exceeds the advice given within SPD 8 and therefore has the potential to have
a significant impact on the openness of the Green Belt. Whilst every case is judged on it's
own merits the proposals as they stand would result in a significant increase in massing
over and above the suggested 33% and therefore reasonably requires justification.

The Design and Access Statement submitted with the proposal acknowledges that the site
is located within the Green Belt, and the associated limitations that accompanies this when
extending a dwelling. Following pre-application advice the increase in volume has been
reduced to 38% from 46%. This has been achieved by repositioning the ridge of the rear
extension, and by setting back the front and rear elevations of the proposed two storey side
extension. A site section has also been included with the application following the
alterations made after pre-application, to clarify the impact on the proposal when viewed
from Hawkshaw Lane. The applicant considered that the visual harm on the Green Belt will
be negligible.

The submitted Design and Access Statement also asks that case law in relation to the
volume of demolished structures within the Green Belt be taken into consideration when
assessing the scheme. The inclusion of this case law however appears to be misguided, as
the case law refers to previously developed sites in relation to the last bullet point of
paragraph 89 of the NPPF. The proposal is for an extension of an existing building, rather
than redevelopment of the site. The test that needs to be applied in this instance relates to
the exception in paragraph 89 that allows "extension or alteration of a building providing it
does not result in disproportionate additions over and above the size of the original building
and the proposal needs to be considered within this context.

Additions to buildings within the Green Belt should be limited to subsidiary elements of the
original building, and should be simple and unobtrusive in design to ensure that they do not
result in disproportionate additions over and above the original dwelling. The proposal as
set out would result significant alterations to the rear of the property in particular, adding an
additional floor to this aspect. A two storey extension is also proposed to the side of the
dwelling increasing the dwellings length and height at this point. The proposal also seeks to
add large expanses of glazing to the rear. The first floor gable design glazing in particular
would become a significant feature of the rear elevation and would further enhance and
exacerbate the increased scale of the dwelling. The introduction of this glazing at the rear is
considered not be complimentary to the original property due the scale, height and use of
materials and as such not acceptable in terms of impact on the openness of the Green Belt.

SPD 8 states that careful consideration should be given to the impact of a proposal when
viewed from several locations within the immediate vicinity and wider countryside. The view
of the proposal from main roads, public footpaths and settlements in particular will be given
significant weight when assessing planning applications. The Design and Access Statement
submitted states that the proposed extensions are located in areas that are less visible from
any public vantage point, with the land to the rear and hedgerows providing screening.
Photographic views and a section have also been submitted with the application that



illustrate that there is a slight change in topography at the rear of the site, with a rise in
levels from the ground floor of the dwelling. The dwelling however is located within close
proximity to the Hawkshaw Lane and the rear elevation of the property, at it's current height
is clearly visible from this public highway. The proposed development, which includes an
increase in height and scale, is considered to be highly prominent and would appear visually
intrusive when viewed from this public vantage point.

The side extension is less visible from public vantage points and has been designed so that
it is set back from the principal front and rear elevations of the dwelling. Whilst the set back
and lower ridge height give an impression of subservience when viewed from the front, the
rear glazing element of the extension would appear visually intrusive. SPD 8 states that
materials should be sympathetic with the location in order to minimise visual impact. The
dwelling is an isolated, upland dwelling in long house design and this local vernacular
needs to be addressed within the design of the proposed extension. The use of such
extensive glazing panels to the rear of the property, both within the first floor extension and
the side extension does not reflect the local vernacular in terms of extent, positioning and
materials and as such would have a detrimental impact on the character of the dwelling as
we all the visual amenity of the surrounding area.

The applicant has requested that the development proposal is dealt with in line with section
10.10 of SPD 6 which states that "where there is appropriate justification, in the form of an
Access Statement and confirmation that the alterations are needed by an appropriately
qualified person, the Council will allow exceptions to the above criteria in cases where
proposals are for disabled people who require particular adaptations to their homes." The
applicant confirms that there are two members of the family who will benefit from the
alterations proposed and additional information has been provided to which has sought to
justify the space requirements.

The impact of the proposal on the openness of the Green Belt is considered to be
inappropriate, and very special circumstances will not exist unless the harm to the Green
Belt is clearly outweighed by other considerations. It is accepted that justification on this
sensitive issues is reasonably made and single level living is required for less mobile
members of the family. The application also states that two members of the family work
from home and as such, additional space for home offices is required at the site. However
whilst there are specific special needs, the information submitted has not justified the need
for the scale of the extensions comprising of 7 bathrooms/ensuites, 3 lounges and various
other ancillary rooms - study, reading room etc in this Green Belt location. A less dramatic
approach, with a more modest range of accommodation and shared ancillary spaces may
be more suitable at this sensitive location.

This is further supported by recent appeal decisions within the Borough where appellants
have sought permission for developments within the Green Belt, citing additional needs as
very special circumstances. Significant weight has been given to the impact of the proposals
on the Green Belt with appeal decision APP/T4210/W/16/3149240 stating that "where there
would be adverse effects on the openness of the Green Belt purpose of safeguarding the
countryside from encroachment, substantial weight should be given to the harm caused."
This is further reinforced by appeal decision APP/T4210/W/14/3001924 where the appeal
inspector concludes that whilst they're sympathetic to the appellants personal
circumstances, the potential to adapt the existing accommodation needed to be fully
explored in the first instance,. The inspector concluded that the considerations did not
clearly outweigh the harm caused by the proposal and therefore very special circumstances
did not exist.

In view of the above, it is considered that the proposed development would result in a
disproportionate addition over and above the size of the original dwelling and would have an
adverse impact upon the openness of the Green Belt. As such, the proposal is inappropriate
development, which by its definition, is harmful to the Green Belt and should not be
approved, except in very special circumstances. Whilst members of the applicant's family
have specific requirements, these do not out weigh the harm to the openness of the Green



Belt. Therefore the proposal would conflict with Policies OL1/2, EN1/2, H2/3 of the Bury
UDP, SPD 8 and the NPPF.

Heritage - Proposal B

The farm is included on the draft local list and in consideration of paragraphs 128-135 of the
NPPF is considered to be a non-designated heritage asset.. As such, it is necessary to
assess the proposal in terms of paragraph 135 of the NPPF which states that "the
significance of a non-designated heritage asset should be taken into account in determining
the application” and a balanced judgement is required having regard for the scale of harm
or loss to the particular heritage asset.

The farm house has a date stone of 1773. Although at present there is no written
description within the draft local listing, the dwelling is of a long house plan/design with
origins prior to the 1773 date. It is generally well preserved and the Conservation Officer
considers that following further analysis it may be worthy of consideration of statutorily
national listing. As such, the property is considered to be a significant heritage asset and
the proposal needs to have regard to the scale of any harm or loss of significance.

A heritage section was submitted within the design and access statement. However this
only refers to the building's history and comments on possible previous changes to the
building fabric. There is no further assessment of significance, and little reference or
consideration of the NPPF. Following pre-application discussions, and initial comments from
the Conservation Officer on the current application, the applicant was asked to address the
heritage aspect of the proposal and an amended Design and Access Statement was
submitted. This states that "we do not consider the building to be of particular architectural
significance." However, this is in contradiction to the Heritage element of the Design and
Access statement which explains the history of the building and the site and refers to
records of 1618, 1625, 1672, 1773 and 1800 and the remains of a 16th century cruck barn
being found during previous conversion works leading the agent to the view that the building
was built in the later 16th Century.

The records identified within the Design and Access Statement point to a building site of
early age and historic interest, with building fabric of 1773 and earlier and as such implies
that the building does in fact have a significant heritage aspect. What has been submitted to
support the application is considered to fall short of the requirements of paragraph 128 of
the NPPF which requires an applicant to describe the significance of any heritage asset
affected by the proposal, and there is little exploration of how the proposals meet the
heritage aspects of the NPPF.

The heritage statement provided has made little attempt to assess the significance of the
original building and the scheme's impact on it. Whilst the revised submission does indicate
other design options were considered, these have only been illustrated in terms of showing
the rear elevation, and without any substantial explanation as to why these were rejected
and their impact on the heritage significance of the original dwelling. The final paragraph of
page 8 of the Design and Access Statement states that "taking guidance from English
Heritage the designs proposed were modern and contrasting to the property. Helping
differentiate its periods of change, whilst not impacting on the openness of the Green Belt."
This appears to imply the direct involvement of English Heritage (how Heritage England)
which does not appear to be the case with this site. Until the significance of the building
has been assessed its importance cannot be fully understood, and as such the impact of the
proposal on it's significance can not be fully considered.

The shape of the existing building has been identified as a feature of particular importance
to it's character and significance and is representative of an isolated long house in an
upland setting. The long, lowish profile and catslide roof at the rear have been
acknowledged by the Council's Conservation Officer as key elements of the building. The
proposed extension to the rear is a substantial alteration, and one that changes the shape
and massing of the building and largely removes the catslide feature. Whilst a modern
interpretation for an extension to an old building is viewed as acceptable in principle it is



considered that this works best when the new work is subservient to the original structure,
and where the character of the original building is not compromised.

The Design and Access Statement identifies other design options, which would leave the
roof area mainly intact. Other possibilities of extending the property in a less visually
intrusive location to meet the applicants needs should equally be assessed and reasons
provided as to why they have been discounted. Without the benefit of a heritage
assessment, which identifies the significant parts of the building from a heritage perspective,
it is not possible to assess whether the dwelling can be adapted to meet the applicants
needs.

The application has been brought before Planning Committee due to the ward councillor's
concerns in relation to the Council's draft local list and the designation of the proposal site
as a non-designated heritage asset. It should however also be noted that when reviewing
the paper file for the survey and collation work for the draft local list, a submission from one
of the occupants of the current dwelling is included. At that time, the view of the occupant
was that the dwelling was a building of architectural and historical interest and should be
considered for the draft local list, amongst others. The LPA agreed with the property's
inclusion.

The recent appeal decision at 96 Watling Street, Affetside (Bury MBC reference 61641,
Planning Inspectorate Reference APP/T4210/W/17/3187674) should also be taken into
consideration when determining this application. Whilst the schemes are naturally different,
this appeal decision reinforces section 12 of the NPPF which requires the LPA to have
regard to the heritage value of properties, irrespective of whether they have been included,
or not included on a local list. This appeal decision states that "there is disagreement
between the parties with regard to the historic, communal and aesthetic value of the appeal
dwelling and whether it should be considered to form a non-designated heritage asset.
Whilst the building is not on a ‘local list’ of non-designated heritage assets, this does not
mean that it has no heritage value."

Again, in appeal decision APP/T4210/W/16/3164780 (Greenhalgh Fold Cottage 60468), the
Inspector stated "Planning Policy Guidance (PPG) advises that local planning authorities
may identify non-designated heritage assets (Ref ID 18a-039-20140306). Whilst the appeal
site may not be ‘locally listed’, this is not a requirement of PPG, and it does not preclude the
relevance of the Council's assessment."

In light of these statements, the current application and dwelling to which it relates, has
been identified by the Council as a property of significant importance with regard to heritage
and it is considered that the applicant has been given adequate opportunities to address
this significance.

Therefore the proposed development would by virtue of its size, siting, and design have an
unacceptable impact on a Non-Designated Heritage Asset. The proposed development
would be neither sympathetic to nor compatible with the historic significance of the building.
The proposal would therefore conflict with Policy EN2 of the Bury UDP and Chapter 12 -
Conserving and enhancing the historic environment of the NPPF paragraphs 128 - 135.

Residential Amenity
UDP Policy H2/3 and Supplementary Planning Document 6 seek to reduce the impact of
proposals on the residential amenity of neighbouring properties.

Proposal A
The existing shed has doors to the east and west elevations with the main door to the east.

The proposed shed would have the main entrance to the west elevation, with a pedestrian
door to the east. The applicant has stated that the entrance has been reorientated so that
vehicular access can be gained to the shed, without impeding the access track to the
adjacent property.



Proposal B
Due to the location of the proposals and the nearest residential dwelling being

approximately 57 metres away and located to the south east of the site. As such, no
residential amenity issues are foreseen.

Neighbour Objections

The shed is currently rented to a third party, and the applicant intends to retain this use. As
such the activity will not be altered. The proposed footprint of the shed has been retained as
existing, and for security reasons and ease of access the proposed access has been limited
to the west elevation to allow vehicle access without impeding the access track to Melrose.

The repositioning of the gate posts for the main dwelling has been removed from the
application and as such it is considered that the objections raised by the occupants of
Tonge Fold Farm have been addressed.

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

Proposal A

The proposal complies with the development plan and would improve the economic, social
and environmental conditions of the area. It therefore comprises sustainable development
and the Local Planning Authority worked proactively and positively to issue the decision
without delay. The Local Planning Authority has therefore implemented the requirement in
Paragraphs 186-187 of the National Planning Policy Framework.

Proposal B

The proposal would not improve the economic, social and environmental conditions of the
area nor does it comply with the development plan and therefore does not comprise
sustainable development. There were no amendments to the scheme, or conditions which
could reasonably have been imposed, which could have made the development acceptable
and it was therefore not possible to approve the application. The Local Planning Authority
has therefore implemented the requirement in Paragraphs 186-187 of the National Planning
Policy Framework.

Recommendation: Split Decision
Conditions/ Reasons

1. Proposal A - 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. Proposal A - This decision relates to drawings numbered 17/465.SLP and
17/465.08B 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 listed.

3. Proposal B - The proposed development by virtue of its scale and design would
lead to inappropriate development within the Green Belt that would erode the
character of the property in question and the openness of the surrounding area.
The proposed extension would result in a disproportionate addition over and
above the size of the original dwelling and subsequently harm the openness of the
Green Belt and is therefore contrary to the following policies of the Bury Unitary
Development Plan: OL1/2 - New Buildings in the Green Belt and associated
Supplementary Planning Document 8: New Buildings and Associated
Development in the Green Belt, H2/3 - Extensions and Alterations and associated
Supplementary Planning Document 6: Alterations and Extensions to Residential



Properties and National Planning Policy Framework Paragraph 89.

4, Proposal B - The proposed development would by virtue of its size, siting, and
design have an unacceptable impact on a Non-Designated Heritage Asset. The
proposed development would be neither sympathetic to nor compatible with the
historic significance of the building. The proposal would therefore conflict with
Policy EN2 of the Bury UDP and Chapter 12 - Conserving and enhancing the
historic environment of the NPPF paragraphs 128 - 135.

For further information on the application please contact Helen Goldsbrough on 0161 253
5277
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e Do not scale from prints. Use figure dimensions only.

e  Contractors to check all dimensions on site prior to
commencement of works.

. All works to be carried out in accordance with current
statutory Health and Safety Regulations.

e  This drawing is to be read in conjunction with all relevant
consultants' and / or specialists' drawings / documents and
any discrepancies or variations are to be notified to the
architect before affected work commences.
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Ward: Prestwich - Holyrood Item 03

Applicant: Mr Jon O'Connor
Location: 22 Newlands Drive, Prestwich, Manchester, M25 3BU

Proposal: Raised timber deck at rear (approx 800mm above ground level) with steps to garden
level

Application Ref: 62750/Full Target Date: 22/06/2018
Recommendation: Approve with Conditions

This application is being presented to the Planning Control Committee for
determination as the application has been submitted by an Officer of the Council

Description

The application relates to a two storey semi-detached dwelling house located on Newlands
Drive. The premises has garden areas to front and rear with a driveway located to the front
of the property. The garden area to the rear is slightly lower than the ground floor of the
dwelling and is currently accessed by steps that are located adjacent to the boundary with
No. 24. The dwelling has been previously extended at single storey to the rear.

Planning permission is sought for the construction of an area of raised decking to the rear
that projects approximately 1270mm, and includes the provision of steps to the garden that
project a further 660mm. A 1.8 metres screen adjacent to the boundary with No. 20 has also
been included.

Relevant Planning History
None

Publicity
Neigbour letters sent to 4 neighbouring properties on the 30/04/2018 - no representations
received

Consultations
None

Unitary Development Plan and Policies
H2/3 Extensions and Alterations
SPD6 Supplementary Planning Document 6: Alterations & Extensions

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) and 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 Policy 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.

Visual Amenity

Supplementary Planning Document 6 (SPD 6) and UDP Policy H2/3 seek to achieve a high



standard of design and development that compliments the original building, and does not
have a detrimental impact on the character and appearance of neighbouring properties and
the general street scene.

The proposed decking is located entirely to the rear of the property and as such would not
impact on the character of the street scene. The decking area would be located adjacent to
the property, and is of a suitable scale to allow the applicant to access their rear garden
from the existing patio doors.The proposed decking is typical in its design, with timber
decking commonly used in domestic gardens.

It is considered that the proposed decking would not have a detrimental impact on the
character of the dwelling, neighbouring properties or street scene and as such complies with
UDP Policy H2/3 and SPD 6.

Residential Amenity
SPD 6 and H2/3 seek to reduce the impact of proposals on the residential amenity of
neighbouring properties.

The proposed raised decking area would not project beyond the existing single storey
extension and as such would be screened from the neighbouring property at No. 24. The
steps would project beyond the single storey extension however it is considered that these
would be used to access the garden rather than as a viewing platform and are therefore
considered to be acceptable. In this instance it is considered that the proposal would not
have a detrimental impact on the residential amenity of No. 24 Newland's Drive.

There is a 1.8 metre screen proposed on the boundary with No. 20 preventing views into the
adjacent habitable room window of this property. The steps would project beyond the
proposed screen however it is considered that these would be used to access the garden
rather than as a viewing platform and are therefore considered to be acceptable. In this
instance it is considered that the proposal would not have a detrimental impact on the
residential amenity of No. 20 Newland's Drive.

SPD 6 requires a distance of 7 metres between areas of raised decking, and the directly
facing boundary. The decking area would be located approximately 10 metres from the rear
boundary and as such exceeds aspect standards. In this instance it is conisdered that the
proposal would not reduce the residential amenity of the properties to the rear.

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

The proposal complies with the development plan and would improve the economic, social
and environmental conditions of the area. It therefore comprises sustainable development
and the Local Planning Authority worked proactively and positively to issue the decision
without delay. The Local Planning Authority has therefore implemented the requirement in
Paragraphs 186-187 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 the drawings received on 27th April 2018 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 listed.

For further information on the application please contact Helen Goldsbrough on 0161 253
5277
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Ward: Whitefield + Unsworth - Pilkington Park Item 04

Applicant: Aldi Stores Limited

Location: 34-36 Fountain Place & Aldi Foodstore Ltd, Higher Lane, Whitefield, Manchester,
M45 7EA

Proposal: Demolition of 34-36 Fountain Place and the extension of existing car park
Application Ref: 62751/Full Target Date: 22/06/2018
Recommendation: Approve with Conditions

Description

The application site contains a 2 storey building, known as 34 - 36 Fountains Place, which is
located in a terrace. There is a retail unit at ground floor and there is a single storey element
at the rear. The site is accessed from Fountains Place via an existing car park. There is a
servicing area at the rear, which is accessed from Frankton Road.

The remainder of the terrace is in commercial/retail use at the ground floor with 2 floors of
maisonettes above. There is a supermarket (Aldi) to the southeast with McDonalds beyond.
There is a car park to the north and east of the site. There are residential properties to the
south and southwest.

The proposed development involves the demolition of No. 34 - 36 Fountain Place to provide
an extension to the existing car park. The proposed development would be accessed from
the existing car park and would provide 8 spaces, resulting in 6 additional spaces.

Relevant Planning History

48879 - Extension to existing food store and alterations to car parking provision and
external alterations to elevations at Aldi store, Higher Lane, Whitefield. Approved with
conditions - 19 December 2007.

58890 - Demolition of store at rear; erection of single storey extension at front and rear;
provision of new entrance portico and trolley store; amendments to car park layout and new
LED lighting to existing lighting columns at Aldi store, Higher Lane, Whitefield. Approved
with conditions - 1 September 2015.

Publicity
The neighbouring properties were notified by means of a letter on 30 April 2018 and a site
notice was posted on 9 May 2018.

3 letters have been received from the occupiers of 5, 7 and 8 Frankton Road, which have

raised the following issues:

« | object to the proposal.

< | am still unable to see a plan of what the store will look like with the demolition and
various extensions proposed in August 2015 and the impact upon the flatson Frankton
Road.

« Is the proposal leading to a loss of 4 flats and the business below?

« The lack of social housing should be a council priority not the expansion of Aldi.

* The current store is far too close to the residential properties

* There is noise from lorries delivering day and night, the clatter of container cages and
the opening and closing of metal shutters.

e The air conditioning units and refrigerators operate 24 hours a day.



» Extra car traffic

e The proposal would lead to a loss of a shop which serves the community and provides
important facilities, such as a pay point for bills and an ATM machine.

* The works proposed will make the area a building site and cause difficulties for access.

e This is a residential area and the proposal would suffer from noise and more would be
unacceptable.

The objectors have been notified of the Planning Control Committee meeting

Consultations

Traffic Section - No objections, subject to the inclusion of conditions relating to a
construction traffic management plan, turning facilities and car parking.

Property & Technical Services - No response.

GM Ecology Unit - No objections, subject to the inclusion of conditions relating to bats and
nesting birds.

Drainage Section - No response.

United Utilities - No response.

Unitary Development Plan and Policies
EN1/2 Townscape and Built Design
EN1/3 Landscaping Provision

EN7/5 Waste Water Management
EN7/2 Noise Pollution

S1/3 Shopping in District Centres

HT2/4 Car Parking and New Development

EN6 Conservation of the Natural Environment
SPD11 Parking Standards in Bury

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) and 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 Policy 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.

Design and layout - The proposed development involves the demolition of the existing
retail building, which is located on the end of a terrace of retail properties. The building is
two storeys in height with a flat roof and contributes little in terms of architectural merit. As
such, the demolition of this building would not harm the character of the locality.

The proposed development would be tarmaced and demarcated to provide 8 spaces for the
existing car park, which serves the district shopping centre. The existing car park is used
frequently and the proposed development would maximise the number of spaces provided
within the land currently available and boundary constraints. The proposed development
would not lead to a significant increase in noise and would not harm the amenity of the
neighbouring properties. Therefore, the proposed development would be in accordance with
Policies EN1/2 and S1/3 of the Bury Unitary Development Plan.

Ecology - A bat survey has been submitted with the planning application. No bats were
observed emerging from the building during the dusk emergence survey and as there is an
absence of likely roosting features, the report concludes that it is unlikley that bats would
utilise the building. However, the applicant should undertake reasonable avoidance
measures during the demolition works. GM Ecology Unit has no objections,. subject to the
inclusion of a condition relating to bats and an informative relating to nesting birds.
Therefore, the proposed development would not cause harm to a protected species and



would be in accordance with Policy EN6 of the Bury Unitary Development Plan and the
NPPF.

Highways issues - The proposed development would provide 8 spaces as an extension to
the existing car park and would provide an additional 6 spaces overall.

The proposed plan indicates that the 2 spaces at the end of the access have crosses in
them. It is envisaged that these spaces would be utilised by staff and as such, any
manoeuvres to and from these spaces would take place outside of opening hours, when the
other spaces would be vacant. The provision of additional parking spaces is welcomed and
the proposed layout would maximise the number of spaces provided within the land
currently available. The Traffic Section has no objections, subject to the inclusion of
conditions relating to a construction traffic management plan, turning facilities and car
parking. Therefore, the proposed development would be in accordance with Policy HT2/4 of
the Bury Unitary Development Plan and SPD11.

Response to objectors

e The development approved in 2015 has been completed.

* The issues relating to noise from lorries, air conditioning units and the location of the
current store are not material to this application, which is for the creation of a car park.

« The issues relating to traffic and parking have been addressed in the report above.

« The proposed development is for ane xtension to the car park and would not result in a
significant increase in noise.

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

The proposal complies with the development plan and would improve the economic, social
and environmental conditions of the area. It therefore comprises sustainable development
and the Local Planning Authority worked proactively and positively to issue the decision
without delay. The Local Planning Authority has therefore implemented the requirement in
Paragraphs 186-187 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 numbered 1761BOL-198 A, 1761BOL-199 A,
1761BOL-200 B 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 listed.

3. The development shall only be carried out in accordance with the details contained
in the Bat Survey Report, Bowland Ecology reference BOW17.830 Sections 5.2 &
5.5, which was submitted as part of the planning application.
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.

4, No development shall commence unless and until a 'Construction Traffic
Management Plan' (CTMP), has been submitted to and approved in writing by the



Local Planning Authority and shall confirm/provide the following:

* Hours of operation and number of vehicle movements;

« Arrangements for the turning and manoeuvring of vehicles within the curtilage
of the site;

» Parking on site of operatives' and demolition/construction vehicles together
with storage on site of demolition/construction materials;

* Measures to ensure that all mud and other loose materials are not 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 demolition/construction
period and the measures shall be retained and facilities used for the intended
purpose for the duration of the demolition and construction periods. The areas
identified shall not be used for any other purposes other than the turning/parking of
vehicles and storage of demolition/construction materials.

Reason. Information not submitted at application stage. To mitigate the impact of
the construction traffic generated by the proposed development on the adjacent
residential streets, and 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, in the interests of highway safety pursuant to Bury Unitary
Development Plan Policies EN1/2 - Townscape and Built Design and HT6/2 -
Pedestrian/VVehicular Conflict.

5. The turning facilities indicated on approved plan reference 1761BOL-200 Revision
B shall be provided before the development hereby approved is first 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 Policy EN1/2 - Townscape and
Built Design of the Bury Unitary Development Plan.

6. The car parking indicated on approved plan reference 1761BOL-200 Revision B
shall be surfaced and made available for use prior to the development hereby
approved being first brought into use 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.

For further information on the application please contact Helen Longworth on 0161 253
5322
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