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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



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.



01  Township Forum - Ward:  Radcliffe - East App No.  63559

 Location: Land to South of Morris Street and land within Close Park, Radcliffe
 Proposal: A series of sheet piled walls and embankments, on land within Close Park

and land to the south of Morris Street, which form part of a wider scheme
to improve flood protection along the River Irwell.

 Recommendation:  Approve with Conditions  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
02  Township Forum - Ward:  Whitefield + Unsworth - Pilkington

Park
App No.  63597

 Location: McDonald's Restaurant, 103 Bury New Road, Whitefield, Manchester,
M45 7EG

 Proposal: Alterations to elevations to include the construction of extensions totalling
52.9m2 and new cladding to roof and an additional drive thru booth. New
shop front glazing, relocated entrance and new boundary fencing. The
reconfiguration of the drive thru lane to provide side by side ordering and
associated works to the site with new and relocated signage including
fascia signage.

 Recommendation:  Approve with Conditions  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
03  Township Forum - Ward:  Whitefield + Unsworth - Pilkington

Park
App No.  63636

 Location: Aldi Foodstore Ltd, Higher Lane, Whitefield, Manchester, M45 7EA
 Proposal: Demolition of food store and retail terrace. Erection of replacement Class

A1 foodstore with associated access, car parking, servicing and hard and
soft landscaping

 Recommendation:  Approve with Conditions  Site Visit: N

        ------------------------------------------------------------------------------------------------------------------------
04  Township Forum - Ward:  Whitefield + Unsworth - Unsworth App No.  63686

 Location: Land at Roach Bank Road, Bury, BL9 8RY
 Proposal: Retention of external lighting scheme and baffling approved by 62835
 Recommendation:  Approve with Conditions  Site Visit: N

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

Applicant: Environment Agency

Location: Land to South of Morris Street and land within Close Park, Radcliffe

Proposal: A series of sheet piled walls and embankments, on land within Close Park and land
to the south of Morris Street, which form part of a wider scheme to improve flood
protection along the River Irwell.

Application Ref:  63559/Full Target Date: 07/03/2019

Recommendation:  Approve with Conditions

Description
The application site relates to two areas of land - Close Park and land near Morris Street
and Dumers Lane.

Close Park is a public park and is around 11 hectares in size. The park is level throughout
and with footways and there are a number of pitches, which are used by a local football
club. There is a sports pavilion, tennis courts, bowling green and a childrens play area
within the park. Vehicular access is taken from Church Green.

There are residential properties to the north, the River Irwell to the east, Bealeys Goit and
Grade I listed buildings to the west and open land to the south.

The site at Dumers Lane is 0.5 miles to the north of Close Park. The site consists of open
land to the south of Morris Street and runs along the River Irwell to the rear of industrial and
residential properties.

There are residential properties to the north, east and west of the site and the River Irwell is
located to the south.

Proposed development
The proposed development involves the provision of flood defence measures at the two
sites - Close Park and Morris Street, which are a combination of flood embankments and
vertical piled retaining walls.

Close Park - The proposed development involves 655 metres of flood embankments/bunds
(405 metres) and walls (250 metres) to form a barrier to flood water. The route of the flood
defences follows a line from the rear of properties at the north east corner of Close Park to
a tie in point with high ground to the south of Radcliffe Tower.

The proposed sheet pile wall (2 metres in height) would be constructed along the rear of
Nos 10 - 30 Parkside Close and would be adjacent to the bund. The proposed bund would
be 3 metres in height and would run east to west from the rear of No. 18 Parkside Close to
Bealeys Goit, and north to south adjacent to the existing pavilion around the tennis courts to
the edge of the existing car park. A pile sheet wall would be constructed from the bund to
the edge of the Radcliffe tower site.

The retaining wall near the dwellings on Parkside Close will be offset to enable
maintenance and a small walkway would be provided between the property boundaries and
the retaining wall.

The existing football pavilion will remain on the dry side of the proposed bund and the
existing pitches will be upgraded to ensure that all of the area is playable to maintain the
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number of pitches at the site.

An informal walkway will be created for use by the public leading from Dumers Lane,
entering Close Park at the north west corner and continuing around the south east
perimeter of the park.

Access would be taken from Close Park.

Morris Street - The proposed development involves 340 metres of flood defence measures,
which are a combination of flood embankments/bunds (80 metres) and walls (260 metres)
to form a barrier to flood water. The route of the flood defences follows a line from the high
ground at the end of Morris Street to the rear of No. 74 Dumers Lane.

A T-shaped bund would be constructed at the bottom end of Morris Street. The
proposed bund would be 3 metres in height with a path where it connects Morris Street to
the existing riverside walkway and 2 metres in height where it runs parallel with the River
Irwell.

A sheet pile wall, of varying heights between 1 - 3 metres would be constructed between
the proposed bund at Morris Street and the rear of 74 Dumers Lane.

The sheet pile wall would have a concrete coping and would be constructed with bricks on
the dry side of the wall, which would face the residential properties on Dumers Lane. Near
No. 74 Dumers Lane, a stepped access would be provided to ensure access to the public
footpath.

Relevant Planning History
None relevant.

Publicity
The neighbouring properties were notified by means of a letter on 7 December 2018 and a
press notice was published in the Bury Times on 13 December 2018.

3 letters have been received from the occupiers of 8, 10 Parkside Close and 55 Riverside
Road, which has raised the following issues:

The proposed works would be very near our house and will cause adverse effects.
The flood defence walls would be 4 - 6 metres from our garden fence and it is 5 metres
in height, which is almost as tall as our house.
The wall can be used to climb over into our house and garden
If people walk on the bank, our privacy will be lost.
We will lose our view of the park.
Our house will be worth less and rubbish will accumulate in the gap between the wall
and our fence.
Object to the way you proposed to construct the flood defences.
Obviously the defences need to be in place, but there is alternative solutions.
We do not want the piles walls near our property.
I hope serious consideration will be given to an alternative plan and the EA will not
dismiss it out of hand.

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

Statutory/Non-Statutory Consultations
Traffic Section - No objections in principle. Further comments to 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 and waste management.
Environmental Health - Air Quality No comments.
Public Rights of Way Officer - No objections.
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Conservation Officer - No objections.
Sport England - No objections in principle. Further comments to be reported in the
Supplementary Report.
Environment Agency - No objections, subject to the inclusion of conditions relating to
contaminated land, piling and foundation designs and verification report.
United Utilities - No objections.
inclusion of a condition relating to a method statement to protect assets.
GM Ecology Unit - No objections, subject to the inclusion of conditions relating to bats,
otters, nesting birds, invasive species, a construction and environmental management plan
and landscaping and ecological plans.
GM Archaeological Advisory Service - No objections, subject to the inclusion of a
condition relating to archaeological works.
Historic England - No objections on heritage grounds. Recommend views of GM
Archaeological Service are sought on the proposal.

Pre-start Conditions - Agent has not yet agreed with pre-start conditions. Further
information will be reported in the Supplementary Report

Unitary Development Plan and Policies
EN1/1 Visual Amenity
EN1 Built Environment
EN1/3 Landscaping Provision
EN2/3 Listed Buildings
EN3/1 Impact of Development on Archaelogical Sites
EN3/2 Development Affecting Archaeological Sites
EN3/3 Ancient Monuments
EN5/1 New Development and Flood Risk
EN6 Conservation of the Natural Environment
EN6/3 Features of Ecological Value
EN7 Pollution Control
EN7/2 Noise Pollution
EN7/3 Water Pollution
EN8/2 Woodland and Tree Planting
OL1/5 Mineral Extraction and Other Development in the Green Belt
OL5/2 Development in River Valleys
RT1/1 Protection of Recreation Provision in the Urban Area
RT3/4 Recreational Routes
HT2/4 Car Parking and New Development
HT6/2 Pedestrian/Vehicular Conflict
SPD6 Supplementary Planning Document 6: Alterations & Extensions
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 (Green Belt) - The application site at Close Park is located within the Green Belt
and River Valley.

Inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances.
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Paragraph 144 of the NPPF states that when considering an application, local planning
authorities should ensure that substantial weight is given to any harm to the Green Belt.
'Very special circumstances' will not exist unless the potential harm to the Green Belt by
reason of inappropriateness, and any other harm resulting from the proposal, is clearly
outweighed by other considerations.

Paragraph 146 of the NPPF states that certain forms of development are also not
inappropriate in the Green Belt provided they preserve its openness and do not conflict with
the purposes of including land within it. These are:
a. mineral extraction;
b. engineering operations;
c. local transport infrastructure which can demonstrate a requirement for a Green Belt

location;
d. the re-use of buildings provided that the buildings are of permanent and substantial

construction;
e. material changes in the use of land (such as changes of use for outdoor sport or

recreation, or for cemeteries and burial grounds; and
f. development brought forward under a Community Right to Build Order or

Neighbourhood Development Order.

Policy OL1/5 states that within the Green Belt other development, not including buildings,
will be inappropriate unless it maintains openness and does not conflict with the purposes
of including land in the Green Belt.

Policy OL5/2 states that within the river valleys, new buildings or the change of use of
existing buildings or the change of use of land will not be permitted. The only exceptions
considered acceptable will be those where the development would not lead to the division
of the open parts of the valleys into sections and it falls within the terms below:

where the area is designated as Green Belt the established Green Belt policies will
apply:

or
where the area does not form part of the Green Belt, at least one of the following
circumstances is met:

that the development represents limited infilling to an established valley settlement
or industrial area;
that it is an extension to, or renewal of an existing industry, where the economic and
employment factors are of overriding importance;
that the development is required in association with an outdoor recreation or
appropriate tourist facility;
that the development is limited and will form part of, and be essential to, the
maintenance of the provision and improvement of public services and utilities;
any other development that would be appropriate in a Green Belt.

As the site is located in the Green Belt and River Valley, if the proposal would be
appropriate in the Green Belt, it would comply with the Policy regarding the river valley. The
proposed development would involve the creation of bunds in Close Park to act as a flood
defence. As such, the proposed development would be an engineering operation and would
be appropriate development within the Green Belt. The proposed bunds would be
landscaped and a maximum of 3 metres in height and would be viewed within the setting of
dwellings, the pavilion and the park. As such, the proposed development would not have a
significant impact upon the openness and character of the Green Belt in terms of height
and appearance. Therefore, the proposed development would be in accordance with
Policies OL1/5 and OL5/2 of the Bury Unitary Development Plan and the NPPF.

Principle (Recreation) - The application site at Close Park is allocated as protected
recreation provision in the Bury UDP.

Paragraph 97 of the NPPF states that existing open space, sports and recreational
buildings and land, including playing fields, should not be built on unless:
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a) an assessment has been undertaken which has clearly shown the open space, buildings
or land to be surplus to requirements; or
b) the loss resulting from the proposed development would be replaced by equivalent or
better provision in terms of quantity and quality in a suitable location; or
c) the development is for alternative sports and recreational provision, the benefits of which
clearly outweigh the loss of the current or former use.

Policy RT1/1 states that development will not be allowed where it would result in the loss of:
existing and proposed outdoor public or private recreation facilities, including playing
fields, sports grounds, parks and gardens, childrens play areas, allotments and golf
courses;
recreation space within settlements located in the Green Belt;
indoor facilities for which there is a recreational need;
any other unidentified recreation provision such as playing fields, sports grounds, parks
and gardens, children's play areas, allotments and golf courses, including sites created
during the period of the plan.

Exceptions to this policy may be permitted where:
sports and recreation facilities can best be retained and enhanced through the
redevelopment of a small part of the site;
alternative provision of equivalent community benefit is made available; or
it can be demonstrated that there is an excess of sports pitch provision and public open
space in the area, taking account of the recreation and amenity value of such provision.

The area adjacent to the flood defences in Close Park is currently used by a local football
club and contains a number of football pitches of varying sizes. The proposed development
would result in the loss of 2,598 square metres of the playable area. There is an area of
land to the north of the site, which is currently unplayable due to uneven ground and
drainage issues. The proposed development would improve this area and as such, would
add 2,828 square metres of playable area into use, which would represent an increase of
230 square metres. As such, the proposed development would provide better facilities in
terms of playable area than are currently available through the redevelopment of part of the
site.

The works to construct the flood defences are scheduled to take place during the football
seasons and as such, the applicant is willing to provide alternative facilities in the form of an
adult sized pitch during the period of construction.

The proposed bund would wrap around the existing pavilion, which contains changing
facilities and toilets for the club. The Football Association, Sport England and the club had
raised concerns that the proposed bund would significantly reduce the natural supervision
of children accessing the toilets during a match. As such, the applicant is going to make a
contribution to the club to enable them to provide toilets at first floor level, which would be
visible and would resolve this issue.

Sport England has no objections in principle to the proposed development and further
comments will be reported in the Supplementary Report.

Therefore, the proposed development would result in better provision being made available
at this site and would be in accordance with Policy RT1/1 of the Bury Unitary Development
Plan and the NPPF.

Design and layout - The proposed development would be a mixture of fencing, bunds and
walls, which would act as a barrier and prevent floodwater from causing damage to the
residential properties.

Close Park - The proposed wall at the rear of Nos 10 - 30 Parkside Close would be
constructed from sheet piles with a concrete coping on the top. The area between the
proposed wall and the existing garden fences would be seeded with a wildflower meadow
mix. As all of the existing garden fences are 2 metres in height, the majority of the
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proposed wall would not be visible and would be screened by the existing fencing. The
ground levels on the park side would be raised and planted accordingly and clad with
timber. As such, the proposed wall would not be a prominent feature in the locality.

The wall located at the southern boundary of the site would be constructed in masonry
facing the graveyard to the church and would be exposed sheet piles on the elevation
facing the open land. The proposed development would be acceptable and would not be a
prominent feature in the locality.

The remainder of the flood defence would be a grassed bund, which would include a path
on the crest. The area of the bund adjacent to the pavilion building would provide a grass
terrace to act as informal seating. The provision of a grassed bund would not be a
prominent feature in the locality.

Morris Street - The flood defences would consist of a bund from the bottom of Morris Street
and Hassall Street and a wall for the remainder of the defence. The proposed bund would
be grassed with a path connecting Morris Street to the existing river walkway. The
proposed wall would vary between 2 - 3 metres in height and would be exposed on the side
facing the river. The stretch of wall at the rear of the commercial buildings would be
exposed sheet piles and the remainder would be faced with brick, which would match the
existing dwellings. As such, the proposed development would not be a prominent feature in
the locality.

Therefore, the proposed development would be in accordance with Policies EN1/2 and
EN1/3 of the Bury Unitary Development Plan.

Heritage/archaeology - Sections 66 and 72 of the Town & Country Planning (Listed
Buildings & Conservation Areas Act) 1990 imposes a statutory duty upon the Local
Planning Authority (LPA) to recognise, positively manage and ensure the preservation or
enhancement of Listed Buildings and Conservation Areas.

Chapter 12 of the National Planning Policy Framework (NPPF) sets out the Government’s
planning policy position in relation to development involving heritage matters. Paras 128 to
141 set out how the significance of listed buildings and Conservation Areas must be
considered in relation to development proposals including, but limited to, the judgement of
harm, significance, loss to heritage assets (Designated ones and non-designated ones).

There are no heritage assets located near the Morris Street site, but there is a scheduled
ancient monument (Radcliffe Tower), and 2 Grade I listed buildings (Radcliffe Tower and St
Mary & St Bartholomew church adjacent to the Close Park site.

Archaeological potential - Close park is an area of parkland & recreation and remains
largely undeveloped. There is a high potential for surviving archaeological remains of any
age. During a programme of archaeological excavations over a twenty year period found
in-situ structures, organic remains and associated flint relating to a lake settlement and flint
working site. There is also a bronze age barrow that shows ritual use. As such, there is
moderate potential for prehistoric finds and monuments.

GM Archaeological Advisory Unit has no objections to the proposed development, subject
to a condition relating to archaeological works.

Listed buildings & scheduled monument - Close park is located in close proximity to the
Grade I listed buildings of the Church of St Mary and St Bartholomew and Radcliffe Tower.

The tower has historic value and is a rare example of this type of medieval tower house.
Tower houses are a type of defensible house that developed in the medieval period from 13
to 16 centuries. The example at Radcliffe is significant as it is one of the furthest south. The
building has historical value due to association with the Lord of Radcliffe and the medieval
manor reflects the wealth and importance of the family who ranked amongst the most
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important in Lancashire. The setting forms an important part of the value of the tower, but is
limited in its historic integrity to the immediate surrounding of the scheduled ancient
monument and elements associated with the adjacent graveyard and church, which
constitute the remains of the manor holdings.

The Church of St Mary and St Bartholomew is a high value asset and has both historical
and evidential value. It has association with the de Radcliffe family who owned both the
manor and the adjacent tower. Its communal value lies in its continued use as the principal
parish church from the medieval period to current day. It has a distinctive square plan and
despite a number of periods of later construction and alteration, it has maintained its
medieval character and historical importance. Its setting plays an important part to its high
value status which continues to be semi-rural. The historical association with Radcliffe
tower has been maintained by a tree lined grove created clear inter-visibility between the
two assets.

The proposed development would impact upon the setting of the Grade I listed church and
tower by the construction of the proposed walls and bunds in Close Park. There would be
an impact during construction which relate to noise and visual impacts, but the duration of
the work would be short term. There would be an impact from the loss of trees, but this
would be mitigated by replacement trees. Overall, the impacts would be neutral.

There would be a permanent impact to the setting of the two Grade I listed buildings from
the proposed raised linear defences, which would be located in close proximity to the
graveyard. The bunds would be mainly screened by the existing sports pitches and the key
aspects of the setting of the church and tower are the connection between each other,
which formed the medieval precinct and this would be unaffected by the proposals.
In addition, the proposed flood defences would provide flood protection for the Grade I
listed church, which was flooded during the floods in 2015.

Historic England and the Conservation Officer have both confirmed that they have no
objections to the proposed development. Therefore, subject to conditional control, the
proposed development would preserve the setting of the Grade I listed buildings and would
be in accordance with Policies EN2, EN2/3, EN3/1, EN3/2 and EN3/3 of the Bury Unitary
Development Plan and the NPPF.

Impact upon residential amenity - SPD6 provides guidance on aspect standards between
residential properties and as such, would be relevant in this case. The aspect standards
states that there should be a minimum of 20 metres between directly facing habitable
windows, 13 metres between a habitable room window and a two storey blank wall and 6.5
metres between a habitable room window and a single storey blank wall.

The proposed development would provide a 3 metre high bund and a 2 metre high fence,
which would equate to a maximum height of 5 metres. This would be equivalent to a two
storey dwelling without the roof and as such, a minimum of 10 metres should be provided
between the proposed defences and a habitable room in the residential dwellings.

No. 10 and No. 30 Parkside Close would not have any habitable room windows in the
elevation facing the proposed defences. There would be a minimum of 11 metres between
the original rear wall of Nos 12 - 28 Parkside Close and the proposed defences, which
would be in excess of the 10 metre aspect standard.

Therefore, the proposed development would not have a significant adverse impact upon the
amenity of the occupiers of the residential properties.

Noise -
Morris Street - The access to the Morris Street site would be taken from Morris Street and a
new access opposite Borough Avenue. It is acknowledge that there would be some adverse
impact upon the amenity of the neighbouring residents through noise and disturbance of
the 900 lorry movements passing along Morris Street. However, the potential for noise and
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disturbance would be mitigated by the restriction of the hours of delivery from 09.00 to
15.00 and the hours of operation from 08.00 to 18.00 Monday to Friday. In addition, the
vehicle movements would be complete within a month. As such, it is considered that the
wider benefits of the flood defence scheme would outweigh the temporary disturbance to
the amenity of the neighbouring properties during construction.

Close Park - The access to Close Park would be taken from Church Green and Close Park
access. It is acknowledged that there would be some adverse impact upon the amenity of
the neighbouring residents and users of the park through noise and disturbance of the 3700
lorry movements. However, the potential for noise and disturbance would be mitigated by
the restriction of the hours of delivery from 09.00 to 15.00 and the hours of operation from
08.00 to 18.00 Monday to Friday. In addition, the works would be complete within 3 months.
As such, it is considered that the wider benefits of the flood defence scheme would
outweigh the temporary disturbance to the amenity of the neighbouring properties and
users of the park during construction.

Flood risk - A flood risk assessment has been submitted as part of the application. The
works at Close Park and Morris Street would not impact upon any of the flood defence
schemes up stream. The Environment Agency has no objections, subject to the inclusion of
conditions relating to contaminated land, piling and foundation designs and verification
report. Therefore, the proposed development would not increase flood risk and would be in
accordance with Policies EN5 and EN5/1 of the Bury Unitary Development Plan and the
NPPF.

Ecology - Bats - A bat assessment was carried out and emergence surveys on 2 trees
located at Close Park. No evidence of bats was found and the report recommends
precautionary measures for any trees assessed as having low of moderate bat roosting
potential. No trees at the Morris Street site were assessed as being at risk. GM Ecology
Unit (GMEU) has no objections, subject to the inclusion of a condition relating to bats.

Otters - An otter survey was carried out on the River Irwell, but did not include the Close
Park section of the river. However, as no works are proposed along or near to the riverbank
for this element of the project, this is acceptable. Evidence of otters was found downstream
of Hardy Gate Bridge, but no holts were found and no field signs were found. The report
concludes that otters had recently passed through this section of the river and therefore
precautionary measures were required. GMEU agree with the findings of the report and
recommend a condition.

Nesting birds - The development would result in the removal of bird nesting habitat. GMEU
has no objections, subject to the inclusion of a condition relating to nesting birds.

Invasive species - Japanese Knotweed, Himalayan Balsam and Giant Hogweed are present
within the development sites. GMEU has no objections subject to a condition relating to a
method statement for eradicating Japanese Knotweed, Himalayan Balsam and Giant
Hogweed.

Overall, the proposed development would not cause harm to the protected species and
GMEU has no objections, subject to the inclusion of conditions. Therefore, the proposed
development would be in accordance with Policies EN6 and EN6/3 of the Bury Unitary
Development Plan.

Trees - The proposed development would involve the removal of trees on both sites to
facilitate the proposed development. All of the trees on site were surveyed and there are
some good quality trees (15 individual and 1 group), but the majority are of poor quality (12
trees and 12 groups.

The proposed development would result in the removal of 12 individual trees and 1 group of
good quality trees and 12 individual trees and 12 groups of poor quality trees. It is
acknowledged that this a lot of trees to be removed, but the trees are located within the



Page No 9

flood defence measures. However, the applicant will plant 5 trees for every 1 removed and
where possible existing trees will be transplanted. A condition securing this would be
included on any grant of planning permission. Therefore, the proposed development would
not impact upon the character of the area significantly and would be in accordance with
Policy EN8/2 of the Bury Unitary Development Plan.

Highways issues - Morris Street site - The main access to this site will be from Morris
Street and would be used for the earthworks materials and general construction traffic. A
secondary access for the sheet piling works will be via Dumers lane through the Irwell Bank
Business Park access and a temporary access will be created opposite Borough Avenue. It
is envisaged that there would be 900 movements over a single month. The vehicle
movements would take place outside of the peak hours between 09.00 and 15.00 and
would equate to 4 - 6 movements per hour.  There would be adequate visibility at these
junctions. The Traffic Section has no objections, subject to the inclusion of conditions
relating to

Close park - The access to Close Park would be via the car park from Church Green and
would be used for the earthworks materials and general construction traffic. It is envisaged
that there would be 3700 vehicle movements over a 3 month period. The vehicle
movements would take place outside of the peak hours between 09.00 and 15.00 and
would equate to 4 - 6 movements per hour. A separate pedestrian access would be created
and the details would be secured by a condition. There would be acceptable levels of
visibility at the junction with Church Green, Dumers Lane and Bury Street.

The Traffic Section has no objections in principle to the proposed development and further
comments will be reported in the Supplementary Report.

Response to objectors
The issues relating to noise during construction, privacy and loss of light have been
assessed in the report above.
The impact upon property prices and a loss of view are not material planning
considerations and cannot be taken into consideration.
The alternative solution proposed would reduce the amount of playing area available
and as such, would not be supported by Sport England and has been discounted.

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 pre-application discussions 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 numbered
ENV0000389C-MMD-DZ-00-DR-T-0213180,
ENV0000389C-MMD-DZ-CP-DR-T-0213183,
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ENV000389C-MMD-DZ-CP-DR-S-0213220 P01,
ENV000389C-MMD-DZ-DL-DR-T-0213209 P01.1,
ENV0000389C-MMD-DZ-CP-DR-T-02132,
ENV0000389C-MMD-DZ-CP-DR-S-0213222 P01,
ENV0000389C-MMD-DZ-CP-DR-L-0213195 P01,
ENV0000389C-MMD-DZ-CP-DR-S-0213223 P01,
ENV0000389C-MMD-DZ-DL-DR-T-0213206, P01.1,
ENV0000389C-MMD-DZ-DL-DR-T-0213207 P01.1,
ENV0000389C-MMD-DZ-DL-DR-T-0213208 P01.1,
ENV0000389C-MMD-DZ-CP-DR-S-0213221, P01,
ENV0000389C-MMD-DZ-CP-DR-C-0213204 P02,
ENV0000389C-MMD-DZ-DL-DR-T-0213182 P01,
ENV0000389C-MMD-DZ-00-DR-L-0307008 P03,
ENV0000389C-MMD-DZ-00-DR-L-0307009 P03,
ENV0000689C-MMD-DZ-CP-DR-L-0213262 P03, Temporary access and
compound locations 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. Where during any works on site, unforeseen contamination is suspected or found,
or contamination is caused, works on the site shall cease and the Local Planning
Authority shall be notified immediately. The developer shall then produce a risk
assessment and submit remediation proposals, if required, for approval to the
Local Planning Authority. On approval of the remediation strategy, the
development shall then be carried out in accordance with the approved details and
process including any required timescales.
Reason. To secure the satisfactory development of the site in terms of human
health and the wider environment and pursuant to National Planning Policy
Framework Section 15 - Conserving and enhancing the natural environment.

4. The removal of any trees at Close Park, assessed as having low or moderate bat
roosting potential as detailed in the Technical Note - Scheme for Bat Tree
Potential Roost Assessment (PRA), Mott Macdonald dated 4th December 2018 as
already submitted with the planning application and agreed in principle with the
LPA prior to determination, shall be soft felled as detailed in the second bullet of
section 4 of this report.
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.

5. The development off Morris Street shall be carried out in accordance with the
recommendations of the Radcliffe and Redvales - Phase 2 Protected Species
Survey Technical Note - Otters Mott MacDonald dated 4th December 2018
Section 4, relevant to this section of the River as already submitted with the
planning application and agreed in principle with the Local Planning Authority prior
to determination.
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.

6. No works to trees or shrubs shall occur 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.
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
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Planning Policy Framework Section 15 - Conserving and enhancing the natural
environment.

7. Prior to any earthworks a method statement detailing eradication and/or control
and/or avoidance measures for himalayan balsam, japanese knotweed and giant
hogweed should be submitted to and approved in writing by the Local Planning
Authority. 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
Japanese Knotweed and Himalayan Balsam in the interest of UDP Policy EN9 -
Landscape and pursuant to National Planning Policy Framework Section 11 -
Conserving and enhancing the natural environment.

9. The landscaping schemes for Close Park and Morris Street hereby approved shall
be implemented not later than 12 months from the date the building(s) is first
occupied.  Any trees or shrubs removed, dying or becoming severely damaged or
becoming seriously diseased within 5 years of planting shall be replaced by trees
or shrubs of a similar size and 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 EN8/2 – Woodland and Tree Planting of the
Bury Unitary Development Plan.

10. A phased programme of archaeological fieldworkshall be carried out and shall
include:

archaeological evaluation trenching at Close Park
dependent on the above, targeted further excavation
Should Tower Street be selected as the approved access route for the
development, an approved scheme that minimises impact upon the
Scheduled Monument should be agreed in consultation with GMAAS and
Historic England

A programme for post investigation assessment to include:
analysis of the site investigation records and finds
production of a final report

Provision for dissemination of the results of the investigations commensurate
with their significance.
A scheme for community engagement
Provision for archive deposition of the report, finds and records of the site
investigation.
Nomination of a competent person or persons/organisation to undertake the
programme set-out within the approved WSIs.

Reason. To make a record of buildings and features of archaeological interest
pursuant to policies EN3/1 – Impact of Development on Archaeological Sites,
EN3/2 – Development Affecting Archaeological Sites and EN3/3 – Ancient
Monuments of the Bury Unitary Development Plan.

11. 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 development does not contribute to, or is not put at
unacceptable risk from/adversely affected by, unacceptable levels of water
pollution in line with paragraph 170 of the National Planning Policy Framework.

12. The development shall not be considered complete until a verification report
demonstrating completion of works set out in the approved remediation strategy
and the effectiveness of the remediation shall be submitted to and approved in
writing, by the local planning authority. The report shall include results of sampling
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and monitoring carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met. It shall also include
any plan (a “long-term monitoring and maintenance plan”) for longer-term
monitoring of pollutant linkages, maintenance and arrangements for contingency
action, as identified in the verification
plan. The long-term monitoring and maintenance plan shall be implemented as
approved.
Reason. To ensure that the development does not contribute to, or is not put at
unacceptable risk from/adversely affected by, unacceptable levels of water
pollution in line with paragraph 170 of the National Planning Policy Framework.

13. Within 1 month of the date of decision, a scheme for the provision of facilities to
deal with the safeguarding issue shall be submitted to and approved in writing by
the Local Planning Authority.
The approved details shall be implemented in accordance with a timetable to be
agreed in writing with the Local Planning Authority.
Reason.  To ensure that the sports facilities are fit for purpose and to accord with
Policy RT1/1 - Protection of Recreation Provision in the Urban Area of the Bury
Unitary Development Plan and paragraph 97 of the NPPF.

14. No development shall commence until the following document has been submitted
to and approved in writing by the Local Planning Authority after consultation with
Sport England:

A detailed Scheme for the replacement playing field shown shaded green on
drawing ENV0000389C-MMD-DZ-CP-DR-L-0213262 and based on the
recommendations of the Agronomy Report prepared by PSD Agronomy dated
21st December 2018. The Scheme shall include a written specification and
plans of the proposed soils structure, proposed drainage, reinstatement of the
areas shown on plan 'Temporary Access and Compound Locations',
cultivation and other operations associated with grass and sports turf
establishment and a programme of implementation and maintenance.
Within 3 months of the establishment of the replacement playing field or start
of the first football season after establishment, whichever is sooner, the
football pitches shall be reinstated in accordance with the Football Association
recommended dimensions and run off areas, and after consultation with Sport
England.
The approved Scheme shall be carried out in full and in accordance with the
approved programme of implementation. The land shall thereafter be
maintained in accordance with the Scheme and made available for playing
field use in accordance with the Scheme.

Reason: To ensure that the playing field is prepared to an adequate standard and
is fit for purpose and to accord with Policy RT1/1 - Protection of Recreation
Provision in the Urban Area of the Bury Unitary Development Plan and paragraph
97 of the NPPF.

15. No development shall commence until a scheme to ensure either:
the continuity of the existing sports use of the playing fields and pavilion shown
on Drawing No. ENV0000389C-MMD-00-DR-L 0307008; or
the provision of replacement facilities during construction works has been
submitted to and approved in writing by the Local Planning Authority after
consultation with Sport England. The scheme must set out details of the size,
location, type and make-up of the facilities or replacement facilities (as
appropriate) together with arrangements for access.  The scheme must
include a timetable for the provision of the facilities or replacement facilities (as
appropriate). The approved scheme shall be implemented and complied with
in full throughout the carrying out of the development.

Reason. To protect playing fields/sports facilities from damage, loss or availability
of use during the construction of the development and to accord with Policy RT1/1
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- Protection of Recreation Provision in the Urban Area of the Bury Unitary
Development Plan and paragraph 97 of the NPPF.

16. No development shall commence until details of the design and layout of the
equipment container have been submitted to and approved in writing by the Local
Planning Authority after consultation with Sport England. The equipment container
shall not be constructed other than in accordance with the approved details.
Reason: To ensure the development is fit for purpose and sustainable andto
accord with Policy RT1/1 - Protection of Recreation Provision in the Urban Area of
the Bury Unitary Development Plan and paragraph 97 of the NPPF.

For further information on the application please contact Helen Longworth on 0161 253
5322
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Ward: Whitefield + Unsworth - Pilkington Park Item  02

Applicant: McDonald's Restaurants Ltd

Location: McDonald's Restaurant, 103 Bury New Road, Whitefield, Manchester, M45 7EG

Proposal: Alterations to elevations to include the construction of extensions totalling 52.9m2
and new cladding to roof and an additional drive thru booth. New shop front glazing,
relocated entrance and new boundary fencing. The reconfiguration of the drive thru
lane to provide side by side ordering and associated works to the site with new and
relocated signage including fascia signage.

Application Ref:  63597/Full Target Date: 11/02/2019

Recommendation:  Approve with Conditions

Description
The application site forms part of the Whitefield District Shopping Centre. There are three
buildings on site - the McDonalds restaurant, the Aldi foodstore and a terrace of commercial
properties with residential accommodation above. The McDonalds restaurant is single
storey with a mansard roof and is constructed from red/brown brick. The site is accessed
from Higher Lane, via Fountains Place and there are a series of car parks, with 132 spaces
in total serving the centre.

There are commercial properties and a restaurant to the north and Bury New Road forms
the boundary to the east with residential and commercial properties beyond. There are
residential dwellings and a nursery to the south and residential properties to the west.

The proposed development consists of the following elements;
extensions to the main restaurant on northern, eastern and western elevations.
new cladding to the roof
an additional 'drive thru' booth
new shop front glazing
relocated entrance
new boundary fencing
reconfiguration of the 'drive thru' lanes to provide side by side ordering.

Relevant Planning History
51778 - Refurbishment of restaurant and patio area at McDonalds Restaurant, 103 Bury
New Road, Whitefield. Approved with conditions - 6 November 2009.

53964 - Installation of walk up window on drive thru elevation at McDonalds Restaurant,
103 Bury New Road, Whitefield. Approved with conditions - 7 June 2011.

63598 - Reconfiguration of drive thru lane to provide side by side ordering incorporating
new island for signage and associated works to the site; Installation of 2 no. new customer
order displays and the relocation of the existing goal post style height restrictor with new
and relocated fascia signage; Installation of 4 no. new fascia signs and relocation of 3 no.
existing fascia signs at McDonalds Restaurant, 103 Bury New Road, Whitefield. Received -
17 December 2018 - Undecided

63599 - Installation of 10 no. signs to accommodate the new drive thru layout; suite to
comprise: 7 no. freestanding signs, 2 no. banner signs and 1 no. side by side directional
sign (7 no. internally illuminated signs and 3 no. non-illuminated signs) at McDonalds
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Restaurant, 103 Bury New Road, Whitefield. Received - 17 December 2018 - Undecided.

63600 - Installation of 1 no. new internally illuminated box display unit and relocation of 1
no. existing internally illuminated box display unit on existing pole sign at McDonalds
Restaurant, 103 Bury New Road, Whitefield. Received - 17 December 2018 - Undecided. 

ADJACENT SITE
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

62751 - Demolition of 34-36 Fountain Place and the extension of existing car park at 34 -
36 Fountain Place & Aldi Foodstore, Higher Lane, Whitefield. Approved with conditions - 19
June 2018

63212 - Partial demolition of existing structures and erection of replacement Class A1
foodstore with associated access, car parking, servicing and hard and soft landscaping at
Aldi Foodstore, Higher Lane, Whitefield. Received - 31 August 2018.

63636 - Demolition of food store and retail terrace. Erection of replacement Class A1
foodstore with associated access, car parking, servicing and hard and soft landscaping at
Aldi Foodstore, Higher Lane, Whitefield. Received - 24 December 2018.

Publicity
The neighbouring properties were notified by means of a letter on 21 December 2018 and
site notices were posted on 3 January 2019.

5 letters have been received from the occupiers of 81, 89 and 93 Bury New Road, which
have raised the following issues:

This site creates a lot of litter and increased use will lead to more litter.
The site creates noise pollution through traffic, car horns and the communication
system.
Increased air pollution as cars idle while in the queue.
Increased noise during the day and night. The fact that the ordering points are being
moved will not reduce the noise.
Bins are emptied at anti-social hours in the morning.

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

Statutory/Non-Statutory Consultations
Traffic Section - No objections in principle and further comments will be reported in the
Supplementary Report.

Pre-start Conditions - Agent has not yet agreed with pre-start conditions. Further
information will be reported in the Supplementary Report.

Unitary Development Plan and Policies
EN1/2 Townscape and Built Design
EN1/3 Landscaping Provision
EN7 Pollution Control
EN7/2 Noise Pollution
S1/3 Shopping in District Centres
S2/6 Food and Drink
HT2/4 Car Parking and New Development
SPD6 Supplementary Planning Document 6: Alterations & Extensions
SPD11 Parking Standards in Bury
NPPF National Planning Policy Framework

Issues and Analysis



Page No 16

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 - The building is currently used as a hot food restaurant with a drive through
facility and this would not change. As such, the principle of the use is established.

Visual amenity - The proposed extensions would all sit below the existing roof and would
be constructed from matching materials. As such, the proposed extensions would be
viewed against the existing building and would not be prominent within the streetscape. The
existing yard area, which is fenced at the rear would be extended over the existing
hardstanding to measure 8.3 metres by 4.6 metres and would be enclosed in khaki
coloured timber fencing, which would match the materials for the proposed building.

The proposed development includes an alteration to the roofing material, which would be
khaki green aluminum composite panelling with a timber effect aluminium louver slats and
the existing collection booths would be clad in grey aluminium cladding. The proposed
materials would not impact upon the character of the building and would be appropriate.
Therefore, the proposed development would not be a prominent feature in the streetscene
and would be in accordance with Policy EN1/2 of the Bury Unitary Development Plan.

Residential amenity - Currently, the ordering points for the 'drive thru' are located on the
southern elevation. The proposed development would relocate the ordering points to the
eastern elevation and these would be some 22.7 metres from the nearest residential
property. The collection points would all be located on the western elevation and would be
27 metres from the nearest residential property.

Whilst the proposed development would increase the capacity at the site, the proposed
development, through the addition of a third collection booth, would ensure that the traffic
flow through the site would be more efficient. In addition, the proposed development would
remove the circulation lane, which is adjacent to the residential properties, which would
reduce noise levels. The increase in traffic would likely result in a small increase in noise
overall, however, given the background noise from traffic on the adjacent  A56 and the
separation distance to the residential properties is 22 metres to the ordering point and 14
metres to the access, the proposed development would not have a significant adverse
impact in terms of noise upon the occupiers of the neighbouring properties. The applicant
has provided details of a litter patrol plan and mitigation measures to deal with the noise,
which would mitigate any adverse impacts and would be secured by a condition. Therefore,
the proposed development would comply with Policy EN7/2 of the Bury Unitary
Development Plan.

Parking - SPD11 states that the maximum parking standards for A1 (food retail) is 1 space
per 16 square metres of floorspace and for a hot food takeaway is 1 space per 8.5 square
metres of floorspace. This would equate to 112 spaces for the proposed retail unit and 54
spaces for the hot food takeaway (166 in total).

The proposed development would provide 130 spaces, including 8 disabled bays and 10
'parent and child' spaces. The proposed development is located in close proximity to public
transport and as such, the level of parking provision would be acceptable. Therefore, the
proposed development would be in accordance with Policy HT2/4 of the Bury Unitary
Development Plan and SPD11.

Response to objectors
The issues raised by the objectors have been addressed in the report above.
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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
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 numbered 7086-AEW-0406-2001 C,
7086-AEW-0409-2002 D, 7086-AEW-0409-2004 D, 7086-AEW-0409-2010,
7086-AEW-0409-0005 E, 7086-AEW-0409-0150 G, McD/043/2013 A 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 external finishing materials for the proposal hereby approved shall match
those of the existing building.
Reason. In the interests of visual amenity and to ensure a satisfactory
development pursuant to Policy EN1/2 - Townscape and Built Design of Bury
Unitary Development Plan.

4. No external lighting shall be erected at the site unless or until a scheme for
baffling has been submitted to and approved in writing by the Local Planning
Authority. The approved scheme shall be implemented in full and maintained
thereafter.
Reason. In the interests of residential amenity pursuant to Policy EN7 - Pollution
Control of the Bury Unitary Development Plan.

5. The car parking indicated on the approved plans shall be surfaced, demarcated
and made available for use prior to the extensions hereby approved being first
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.

6. The development hereby approved shall be carried out in accordance with the
litter patrol plan and the noise mitigation measures, received on 15 March 2019.
Reason. In the interests of amenity pursuant to Policies S2/6 – Food and Drink
and EN7/2 - Noise Pollution of the Bury Unitary Development Plan.

For further information on the application please contact Helen Longworth on 0161 253
5322
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Ward: Whitefield + Unsworth - Pilkington Park Item  03

Applicant: Aldi Stores Limited

Location: Aldi Foodstore Ltd, Higher Lane, Whitefield, Manchester, M45 7EA

Proposal: Demolition of food store and retail terrace. Erection of replacement Class A1
foodstore with associated access, car parking, servicing and hard and soft
landscaping

Application Ref:  63636/Full Target Date: 25/03/2019

Recommendation:  Approve with Conditions

Description
The application site forms part of the Whitefield district centre. There are three buildings on
site - a terrace of retail units with residential accommodation above, the Aldi foodstore and
the McDonalds restaurant.

The terrace is in commercial/retail use at the ground floor with 2 floors of maisonettes
above. The building has a pitched roof and is constructed from red/brown brick. The Aldi
building is single storey with a pitched roof and has a standard retail unit appearance
constructed of red/brown brick, aluminium cladding and grey roof tiles. The McDonalds
building is single storey with a mansard roof and is constructed from red/brown brick.

The site is accessed from Higher Lane via Fountains Place and there are a series of car
parks, with 132 spaces in total. Servicing for Aldi and McDonalds takes place within the site
and the servicing for the terrace takes place at the rear and is accessed from Frankton
Road.

There are commercial properties and a restaurant to the north and Bury New Road forms
the boundary to the east with residential and commercial properties beyond. There are
residential dwellings and a nursery to the south and residential properties to the west.

The proposed development involves the demolition of the terrace (residential, commercial
and retail units) and the Aldi foodstore and erection of a single retail unit in the south
western corner of the site. The proposed building would be single storey with a monopitch
roof and would be constructed from light and dark grey metal cladding. The proposed
building would be 5.6 metres at its lowest point and 8.5 metres at its highest point.

The proposed development would be accessed from the existing access on Higher Lane
via Fountain Place and the car parking layout would be modified. All servicing would take
place within the application site.

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.
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62751 - Demolition of 34-36 Fountain Place and the extension of existing car park at 34 -
36 Fountain Place and Aldi Foodstore, Higher Lane, Whitefield. Approved with conditions -
20 June 2018.

Adjacent site (McDonalds)
51778 - Refurbishment of restaurant and patio area at McDonalds, 103 Bury New Road,
Whitefield. Approved with conditions - 6 November 2009.

63029 - Alterations to elevations to include the construction of extensions totalling 79.6m2
and new cladding to roof and an additional drive thru booth. New shop front glazing,
relocated entrance and new boundary fencing. The reconfiguration of the drive thru lane to
provide side by side ordering and associated works to the site with new and relocated
signage including fascia signage at McDonalds, 103 Bury New Road, Whitefield. Withdrawn
- 28 September 2018.

63597 - Alterations to elevations to include the construction of extensions totalling 52.9m2
and new cladding to roof and an additional drive thru booth. New shop front glazing,
relocated entrance and new boundary fencing. The reconfiguration of the drive thru lane to
provide side by side ordering and associated works to the site with new and relocated
signage including fascia signage at McDonalds Restaurant, 103 Bury New Road,
Whitefield. Received - 17 December 2018.

63212 - Partial demolition of existing structures and erection of replacement Class A1
foodstore with associated access, car parking, servicing and hard and soft landscaping at
Aldi Foodstore, Higher Lane, Whitefield. Received - 31 August 2018

02003/E - Demolition of existing Aldi store and shops and the erection of a replacement Aldi
store with associated parking and servicing areas - Enquiry completed 25/08/2017

Publicity
The neighbouring properties were notified by means of a letter on 4 January 2019 and a
press notice was posted in the Bury Times on 10 January 2019. Site notices were posted
on 9 January 2019.

4 letters have been received from the occupiers of 8, 22 Frankton Road, 13 Sefton Street,
89 Bury New Road, which have raised the following issues:

Concerned about the proximity of the delivery vehicles to houses on Bury New Road.
The lorries deliver and empty skips in the early hours. Lorries delivering frozen goods
are particularly loud as drivers do not turn the units off while unloading.
This will become worse as the Aldi lorries will be closer to our properties. Can anything
be done to ensure noise restriction and avoidance of traffic fumes?
I am not opposed to the proposal, but it does not take into account the use of the car
park by local businesses, such as the garage and bathroom showroom opposite.
I object most strongly to the enlargement of the Aldi store and the inevitable increase in
traffic.
I objected to a previous extension in 2015 and the previous application and the air/noise
pollution that this would bring.
An increase in shopping traffic and more frequent deliveries would worsen the high
levels of nitrogen dioxide in this area.
The Council will be failing to act on the dangerous levels of pollution and its fatal impact
upon the lives of residents.
We need more trees, not traffic.
My only concern is with extra noise especially early in the morning.
I would ask that a wall is built around the shopping centre to act as a noise barrier and
to protect the privacy of residents.

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

Statutory/Non-Statutory Consultations
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Traffic Section - No objections in principle. Further comments to 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 and asbestos.
Environmental Health - Air Quality - No objections, subject to the inclusion of a condition
relating to electric charging points.
Environmental Health - Pollution Control - No comments.
Waste Management - No response.
Designforsecurity - No objections.
United Utilities - No objections, subject to the inclusion of conditions relating to foul and
surface water drainage.
GM Ecology Unit - No objections, subject to the inclusion of informatives relating to bats
and nesting birds.

Pre-start Conditions - Applicant/Agent [Not relevant/has/has not] agreed with pre-start
conditions

Unitary Development Plan and Policies
EN1/2 Townscape and Built Design
EN1/3 Landscaping Provision
EN1/5 Crime Prevention
EN1/7 Throughroutes and Gateways
EN1/8 Shop Fronts
EN6 Conservation of the Natural Environment
EN6/3 Features of Ecological Value
EN7/2 Noise Pollution
EN7/5 Waste Water Management
S1/3 Shopping in District Centres
S2/1 All New Retail Proposals: Assessment Criteria
S2/3 Secondary Shopping Areas and Frontages
HT2/4 Car Parking and New Development
HT5/1 Access For Those with Special Needs
SPD6 Supplementary Planning Document 6: Alterations & Extensions
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.

Principle (Retail) - Policy S1/3 states that the Council will support proposals for new
shopping development within the Borough's district centres at Whitefield, provided that such
development is of a size, scale, function and character appropriate to serve the needs of
the local area.

The proposed development involves the demolition of the existing retail units on Fountain
Place (532 square metres) and the Aldi store (1,241 square metres), which equate to 1,773
square metres of retail floorspace. The proposed development would provide 1,802 square
metres of retail floorspace in a new foodstore. As such, the proposed development would
be slightly larger than the existing retail floorspace and would be of a size, scale and
character appropriate to meet the needs of the local area. Therefore, the proposed
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development would be acceptable in principle and would be in accordance with Policy S1/3
of the Bury Unitary Development Plan and the NPPF.

Design and layout - The proposed development would involve the demolition of the
existing building and retail units and the erection of a single retail unit in the south western
corner of the site. The proposed building would be single storey and would be constructed
from grey metal cladding, which would match the existing store and would be appropriate.
The northern elevation would be fully glazed and there would be high level glazing along
the eastern elevation with an canopy, which would add visual interest to the elevations.
Therefore, the proposed development would not be a prominent feature in the locality and
would be in accordance with Policy EN1/2 of the Bury Unitary Development Plan.

Impact upon surrounding area - The proposed plant equipment would be located in the
north western corner of the site, which would be within approx 15 - 20 metres of the
residential dwellings on Fountain Place. It is proposed to enclose the plant area with a close
boarded timber fence, which would reduce the noise levels.

Deliveries to the site would take place in the south western corner of the site, which would
be within 9.5 metres of the residential properties on Frankton Road. The servicing would
take place within an unloading dock and as such, the noise levels would be similar to
existing. The applicant has provided a servicing management plan, which confirms that
there would be 4 deliveries per day between the hours of 06.00 and 23.00 plus the
collection of refuse. The following measures would be undertaken for each delivery:

Deliveries would take a maximum of an hour and engines and refrigeration units would
be switched off.
The unloading dock contains a curtail dock shelter which provides a barrier between the
store and service area and reduces noise.
Drivers will be issued with instructions to be undertaken while delivering to the site -
refrigeration unit will be turned off before approaching the store.
Reversing bleepers cannot be switched off due to health and safety reasons
While vehicles are stationary the engines and radios will be switched off and after dark,
headlights will be switched off.
When maneoruving in the site, drivers will engage gears quietly, keep engine revs to a
minimum, apply brakes gently and close the drivers door quietly

The Pollution Control Section has no objections to the proposed development. As such,
providing the servicing management plan is adhered to, which will be secured by a
condition, the proposed development would not have a significantly adverse impact upon
the amenity of the neighbouring properties. Therefore, the proposed development would be
in accordance with Policy EN7/2 of the Bury Unitary Development Plan.

Impact upon residential amenity - SPD6 provides guidance on aspect standards between
residential properties. However it would be a useful guide to assessing the impact of the
height of he proposed development on the adjacent residential properties.

The aspect standards states that there should be a minimum of 20 metres between directly
facing habitable windows and 13 metres between a habitable room window and a two
storey blank wall.

The proposed building would be 5.4 metres in height rising to 8.3 metres in height on the
eastern elevation. An average dwelling would be between 5 and 6 metres in height to the
eaves and 8 metres in height overall. At 5.4 metres in height, the proposed building would
be lower than a 2 storey dwelling adjacent to the dwellings on Frankton Road.

There would be 13.3 metres between No. 13 Frankton Road and the proposed building and
18.4 metres between No. 20 Frankton Road and the proposed building, which would be in
excess of the 13 metre aspect standard. Therefore, the proposed development would not
have a significant adverse impact upon the amenity of the neighbouring properties.

Bats - A bat survey was submitted with the planning application and states that no bats
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emerged from the building during the dusk emergence survey. Two bats were seen
foraging along the western side of the building. There is low potential for bats to utilise the
building for roosting and works to demolish the building should be undertaken under
reasonable avoidance measures. GM Ecology Unit has no objections, subject to the
inclusion of informatives relating to bats and nesting birds.. Therefore, the proposed
development would not impact upon protected species and would be in accordance with
Policy EN6 and EN6/3 of the Bury Unitary Development Plan and the NPPF.

Highways issues - The site is currently accessed from Higher Lane via Fountain Place and
servicing takes place at the rear of the site via Frankton Road. The proposed development
would change the access arrangements and all traffic (customers and deliveries) would
utilise the access from Fountain Place. The proposed access would be widened and a
pedestrian refuge would be provided. The proposed development would result in a marginal
increase (74 square metres) of retail floorspace compared to the existing buildings on site,
but the deliveries would be consolidated into 1 store. The Traffic Section has no objections
in principle to the scheme and are currently assessing revised plans. Further comments will
be reported in the Supplementary Report. Therefore, the proposed development would not
be detrimental to highway safety and would be in accordance with Policies EN1/2 and S2/1
of the Bury Unitary Development Plan.

Parking - SPD11 states that the maximum parking standards for A1 (food retail) is 1 space
per 16 square metres of floorspace and for a hot food takeaway is 1 space per 8.5 square
metres of floorspace. This would equate to 112 spaces for the proposed retail unit and 54
spaces for the hot food takeaway (166 in total)

The proposed development would provide 130 spaces, including 8 disabled bays and 10
parent and child spaces. The proposed development is located in close proximity to public
transport and as such, the level of parking provision would be acceptable. Therefore, the
proposed development would be in accordance with Policy HT2/4 of the Bury Unitary
Development Plan and SPD11.

Response to objectors
The issues relating to noise and deliveries have been addressed in the report above.
The proposed development would result in an additional 74 square metres of
floorspace, which would not result in a significant increase in traffic visiting the site.

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
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 numbered 1761BOL-110 B, 1761BOL-111 C,
1761BOL-112 F, 1761BOL-113 A, 1761BOL-114 A, 1761BOL-115 D,
1761BOL-116 A, 1761BOL-118, 1761BOL CGI 01, V1761-L01 D and the
development shall not be carried out except in accordance with the drawings
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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. 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 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.

4. 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 land
owned by Aldi as defined on plan 1761BOL-118, 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 15 -
Conserving and enhancing the natural environment.

5. 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
Planning Policy Framework Section 15 - Conserving and enhancing the natural
environment.

6. Prior to demolition of the structures on site an asbestos survey is to be carried out
by an appropriately qualified contractor. Any asbestos identified should be
disposed of in an appropriate manner. 
Reason. This is to secure the satisfactory development of the site in terms of
human health, controlled waters and the wider environment and pursuant to the
National Planning Policy Framework.

7. Prior to occupation of the building hereby approved, the applicant shall provide a
scheme for electric vehicle charging points and should contain a charging point for
every 1000 m2 of floorspace.
Reason.  In accordance with paragraph 35 and 124 of the NPPF, to encourage
the uptake of ultra-low emission vehicles and ensure the development is
sustainable. To safeguard residential amenity, public health and quality of life.

8. Foul and surface water shall be drained on separate systems.
Reason. To secure proper drainage and to manage the risk of flooding and
pollution pursuant to Policy EN7/5 - Wastewater Management of the Bury Unitary
Development Plan.
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9. No development shall commence unless and until surface water drainage
proposals for the land owned by Aldi as definied in plan 1761BOL-118, have been
submitted to and approved in writing by the Local Planning 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 14 - Meeting the challenge of climate
change, flooding and coastal change of the NPPF.

10. If the demolition work hereby approved does not commence before 30th April
2019, the buildings must be reassessed for bat roosting potential and the findings
submitted to and approved in writing by the Local Planning Authority before any
works to demolish the building commence. Any mitigation measures requried shall
be fully implemented prior to the commencement of the demolition and shall
remain on site until the works have bene completed.
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.

11. No deliveries shall take place to the site outside the hours of 06.00 to 23.00. All
deliveries must take place in accordance with the Servicing Management Plan,
dated 14 February 2019.
Reason. In the interests of residential amenity pursuant to Policy S2/6 - Hot Food
and Drink.

For further information on the application please contact Helen Longworth on 0161 253
5322
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Ward: Whitefield + Unsworth - Unsworth Item  04

Applicant: Commercial Development Projects Limited (CDP Ltd) and Cranswick Country
Foods PL

Location: Land at Roach Bank Road, Bury, BL9 8RY

Proposal: Retention of external lighting scheme and baffling approved by 62835

Application Ref:  63686/Full Target Date: 15/03/2019

Recommendation:  Approve with Conditions

Description
The application relates to a site which forms part of the Pilsworth Employment Generating
Area and is allocated for Business, General Industrial and Warehousing Uses as defined in
the Bury Unitary Development Plan under policies EC1/1 and EC2/1. 

To the south is Roch Bank Road from which the site is accessed, with established industrial
and business units directly opposite and to the east.   To the north and west is land defined
as a Wildlife Link and Corridor (Policy EN6/4) and River Valley (Policy OL5/2).  The land to
the west falls steeply away from the site to the River Roch and the housing development
beyond on the Gigg Lane Estate, some 118m away.     

Background
Following the development of the site for an industrial unit, complaints were received by the
Local Planning Authority from local residents that lighting had been erected on the site
causing significant levels of light pollution across the valley to the residents on the Gigg
Lane Estate.  An Enforcement Investigation confirmed that lighting had been installed to the
car park, rear service yard and access road along the western boundary leading to the
servicing area, without the benefit of planning permission. 

There are 67 lights on the site, comprising the following:
15. no 100w LED Columns mounted at 8m;
25 no 100w LED Floodlighting columns mounted at 8m;
18 no. 20w LED bollards;
9 No. 165w LED Columns mounted at 8m

To regularise the development, a planning application (reference 62835) was submitted for
the retention of the lighting on the site.  In the application, the Applicant sought to address
the concerns of the residents by introducing mitigation measures to reduce light pollution
and light spillage. 

One such measure was the installation of baffling to some lighting columns on the site
which were causing the most light spill.  A baffle is a shield or screen which is fixed to the
light fitting and controls the direction and angle of the light. 

The baffles were installed on lights along the service yard access road which runs along the
western boundary of the site.  Within the service yard area at the rear, there are 5 sets of
floodlights mounted on 8m high columns, 4 of which have been fitted with a baffle, the other
light is screened by the building and not visible from the west.  Within the car park to the
front of the building, there are floodlights mounted on 8m high columns.  These have not
been baffled. 
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The Applicant also proposed that all external lighting would be switched off between the
hours of 23.00 and 0.700 apart from the safety and security lighting which would be
reduced in luminance between these hours.  

The application was determined and approved at the Planning Control Committee meeting
in July 2018 on the condition that the development be granted a temporary permission for 6
months to enable the lighting to be monitored in the darker winter months when the lights
would be on for longer.  There were also conditions that the baffling be retained in situ, and
lights switched off between 23.00 and 0.700 apart from the security lighting. 

Since the approval of the previous application and up until the submission of this
application, there have been no complaints received by the LPA about the lighting, and this
has also been confirmed by the Environmental Health Pollution Control Section.

The 6 months has now expired and the applicant is seeking the permanent retention of the
lighting and which is the subject of this planning application. 

Relevant Planning History
62835 - External lighting scheme and baffling - Approve with Conditions 01/08/2018.
Temporary consent for 6 months.
61598 - Variation of condition 2 (approved plans) of planning permission 60556 for an
industrial unit for a food production facility. Amendments to the approved scheme comprise:
revisions to site layout,  floor layout and elevation plans; revised landscaping scheme and
boundary treatment; increase in height of building from 15.7m to 16.4m; revised parking
provision from 272 spaces to 260 spaces - Approved 23/8/2017.
60776 - Non-material amendment following grant of planning permission 60556 ( industrial
unit for a food production facility with ancillary offices, associated parking, service yards and
landscaping): Goods lift - lay by added along HGV access/egress; Plant room width
increased from 24m to 54.5m on eastern elevation; External staircase at staff entrance on
west elevation now included inside building - Approve 01/12/2016
60556 - Full planning application for an industrial unit for a food production facility with
ancillary offices, associated parking, service yards and landscaping. - Approved
25/10/2016.

Publicity
Letters sent to 107 properties on 24/1/2019 to addresses on Harrington Close, Grasmere
Drive, Newby Close, Roach Bank Road, Pilsworth Road, Pilsworth Way, Redmere Drive,
Park 66, Gigg Lane, Arncliffe Close, Tunstall Close. 

Site notices posted 1/2/2019

10 letters of objection received from Nos 19 Harrington Close, 12, 19, 21 (x2) Grasmere
Drive, Water Farm House, 84 Nelson Street, Waterfarm Fishery (x2), 5 Glastonbury
Gardens

I continue to object to the development, in particular the lighting, which seems to be
permanently on, causing severe light pollution in the area. The bright lights illuminate
our bedrooms, and are effecting sleeping patterns.
None of the planting promised in the original planning seems to have been planted, so
the building is an unsightly monstrosity.
I don't hold much hope that any action will be taking, as this company seems to be able
to do what ever they like, but I find it totally unacceptable.
The lights have been up on a partial planning consent for six months. The owners/
councillors/ council promised that the impact of lights on the site would be minimal. The
site is frequently left completely lit up 24/7 for absolutely no reason. This has a
detrimental effect on the residential area directly below it. It also has had a negative
impact on the local wildlife - birds are heard singing throughout the night even in
January, as presumably with the sheer amount of light emitted by this structure they
believe it is morning.
If anyone who is involved in this planning process has any consideration at all for the
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residents and wildlife who have to put up with this building, can you please insist that
the proprietors have to switch off all unnecessary lighting in the office areas and other
areas when it is not needed. If we are all to share a space, we can at least be
considerate.
Object to more lighting.
If they have money to spend suggest fixing blinds to the many large windows and giving
us some respite from the illuminated eyesore;
The lighting is on 24/7 and I've had to purchase black out curtains for both my boys
rooms;
During the summer there is a constant humming noise making sleeping through the
night quite impossible.
The warehouse building really is encroaching on our personal home life and wellbeing,
as it is a 'new' build I would like to know if there could possibly be a way to see our point
of view in this situation.
Notice the light pollution issue more during the winter months as during the evening if
my curtains are not closed the light on the corner of the warehouse beams straight into
the house through all the windows on the front making me feel quite uneasy.
Our fishing ponds have gone from being a nice peaceful, relaxing fishing time to an
annoying deafening hum.
We were unaware that when planning was given for the build we would be disrupted by
noise and light pollution. 
We were only ever aware that the plot was going to be for office blocks, not an
extremely large food distribution centre. 
Used to farm at this fishery and stopped partly as the lights shine straight over which
reflects off the water and it must be affecting the fish as catch reports have gone down.
Other members have left as fishing is supposed to be relaxing and should not have
lights in face and alarms going off.  A shame for the owner.
This is the second time of objecting.  At the Council meeting last year it was promised a
site visit would take place in January 2019 and this has not happened - still waiting for
the Council to reply to this. 
Have asked the Council to sort out the noise from the fans but was told they cannot do
anything as i do not live there. 
Bury Council blocking of my access to the fishery is putting me out of business and I
cannot afford to keep feeding the 8000 fish every month and Bury Council don't seem to
want to help.
Why was the fishery not originally consulted and the lights could have been a planning
condition.
No longer go to the fisheries due to the spotlights shining all night and making it
impossible to get rest or sleep;

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

Statutory/Non-Statutory Consultations
Environmental Health - Pollution Control - No objection
Greater Manchester Ecology Unit - No response received. 

Pre-start Conditions - Not relevant

Unitary Development Plan and Policies
EC1 Employment Land Provision
EC1/1 Land for Business (B1) (B2) (B8)
EC2/2 Employment Land and Premises
EC5 Offices
EC5/2 Other Centres and Preferred Office Locations
EC6 New Business, Industrial and Commercial Development
EC6/1 New Business, Industrial and Commercial
EN1 Built Environment
EN1/2 Townscape and Built Design
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EN1/5 Crime Prevention
EN5 Flood Protection and Defence
EN5/1 New Development and Flood Risk
EN6/4 Wildlife Links and Corridors
EN7 Pollution Control
OL5/2 Development in River Valleys
EN1/1 Visual Amenity
SPD11 Parking Standards in Bury
NPPF National Planning Policy Framework
HT2/10 Development Affecting Trunk Roads
EN6 Conservation of the Natural Environment
EN6/3 Features of Ecological Value
EC3/1 Measures to Improve Industrial Areas
HT6/2 Pedestrian/Vehicular Conflict
HT2 Highway Network
HT4 New Development

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.

Siting and location - The lights are located in the car park, service yard and along the
service yard access road.  The lights are a modern and contemporary type and commonly
found within industrial and commercial settings.  The site is part of a wider industrial estate
where there is a mix of lighting in the area and on and around buildings.  The lighting which
has been erected in the site is therefore considered not to be inappropriate within the
setting of the development or the surrounding area. 

The site section plan shows that the 8m high columns are located against the backdrop of
the building which is 16.4m in height when viewed from the west.  There is existing
landscaping and new planting (granted under references  60556 and 61598) which
comprises of heavy standard oak, birch and evergreen trees, which when fully grown will
aide in partly screening the lights from view. 

Lighting is a fundamental part of an industrial development providing a safe and secure site
for employees and visitors as well as meeting the operational needs of a 24/7 business,
and is similar to other units in the vicinity. 

It is therefore considered that the lighting is of a high standard of design and specification,
appropriate to the setting and functional to meet the occupier's requirements, and therefore
in compliance with UDP Policy EC6/1 - Assessing New Business, Industrial and
Commercial Development and EN1/2 - Townscape and Built Design.  

Impact on residential development
External lighting scheme
The residential properties which are most affected by the development are those houses
across the valley to the west on the Gigg Lane Estate and particularly properties on
Grasmere Drive and the cul de sacs which extend off this road. The nearest houses are on
Harrington Drive, 118m from the industrial site, although the site can be seen from a
number of view points from the Estate. 

The lighting which is most visible to these houses is located in the western part of the car
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park at the front of the industrial unit, the area along the westerly boundary of the site and
part of the service yard at the rear of the building.

When the lights were first installed, the residents on the estate complained it caused
significant light pollution to their properties and submitted photographs as evidence. 
Made aware of the resident's concerns and as part of the original application submission,
the Applicant looked into providing a number of mitigation measures to reduce the light
spillage and light pollution from the site. 

The mitigation measures comprised:
baffles to lights in the service yard area
external lighting (apart from security lighting) to be switched off between the hours of
23.00 and 07.00
reduction of the luminance of the security lights during the hours of 23.00 and 07.00

Baffles are a shield or screen, fixed to the light fitting which direct light in a certain angle. 
The baffles direct the light downwards diffusing light spillage from these lights and thereby
reducing the amount of brightness and luminosity reflected from the site.  The baffles have
been installed on the lighting which is located along the western boundary and on 4 of the 5
lights in the rear service yard area which are the most visible to the houses on the estate to
the west.  The lights which are along the eastern access road face the adjacent commercial
unit and baffling was considered not to be necessary in this part of the site as it is obscured
by the building from the residential properties. 

The security lighting is located in the car park, along the eastern access road and to the
rear service yard area.  During the hours of 11pm to 7am, the luminance of the security
lighting has been lowered to comply with the lower levels of lighting recommended during
these hours in the ILP's (Institute of Lighting Professionals) Guidance Notes.

The Applicant has confirmed that all the other external lighting, apart from the safety and
security lighting, will automatically be switched off between 23.00 and 07.00. 

The properties on the estate are located at a significantly lower level than the site and do
have view of some of the lights on the site which are on during the hours of darkness.
However, there are a number of street lights which are located on the estate and outside
some of the residents properties which in themselves create a certain amount of light
pollution within this residential area and are more visible and intrusive to residents from
inside their houses than the lights from the site itself. 

Planning is about striking a balance and weighing up proposals for new development and
any benefits it may bring, against any negative impacts a new development may generate.
In this case, the development relates to an employment use within an established industrial
and commercial setting which has brought jobs to the area and contributes to the local
economy.  It would not be uncommon for there to be some consequences arising from a
development of this scale, particularly as a  24/7 operation.  

The Applicant has sought to address as far as can be reasonably possible, the concerns
and objections of the local residents, by introducing mitigation measures to limit impact of
the lights from the site, which can be controlled by reasonable and enforceable conditions. 

The Applicant has also confirmed that the planning conditions attached to the temporary
consent are being adhered to and no complaints have been received by residents.

It is therefore considered that the lighting which is in situ does not cause a significantly
adverse impacts on the amenity of the residents and its retention would not result in such
unacceptable levels of harm which would warrant the refusal of the application.  As such,
the proposed development is considered to be acceptable and comply with UDP Policies
EN1/2 - Townscape and Built Design, EN7 - Pollution and EC6/1 - Assessing New
Business, Industrial and Commercial Development and the principles of the NPPF.
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Internal lighting
The internal lighting of the building does not in itself require planning permission.  As a
commercial business operating at 24/7,  it would be expected that there would be a certain
amount of lighting required for the business to be able to function during the night and
when it is dark. 

However, some of the objections relate to the lights which are on inside the building and
which the objectors state are particularly bright when it is dark.  It would not be reasonable
or practical for planning to regulate or control internal lighting, as some days may be darker
than others depending on weather conditions and time of the year.  In any event, it would
be almost impossible to monitor or enforce a condition which either limit or restrict the use
of internal lighting. 

The Applicant has taken on board the objector's concerns and in the spirit of
neighbourliness, is agreeable to adjusting the light settings within the stairwell on the west
elevation facing the estate to address resident's concerns, which would reduce the intensity
of the luminance from the building. 

Ecology - Whilst no response has been received from GMEU, there were no identified
ecological issues raised on the previous application and GMEU had no comments to make.
It is therefore reasonable to conclude likewise for the current application.  

Response to objectors
The applicant has confirmed that the approved landscaping scheme has been
implemented.
The objections relating to the noise output from the plant equipment is not relevant to
this application and subject to a separate legislation under the Environmental Protection
Act.
Restricted access to the fishery is not a relevant objection to the application.
In terms of notification and publicity, site notices were placed on and  near the site and
at various locations on the Gigg Lane estate and therefore the statutory publicity
requirements were lawfully complied with.  There are no proposals to install any
additional lighting to what is currently in situ.
All other objections have been addressed in the above report.
The site has been a long standing allocation for employment purposes since the
adoption of the Bury UDP in 1997. 
Whilst the fishing club have enjoyed the benefit of no development of the land for a
considerable period of time, in accordance with objectives of the development plan,
both environmental and economic objectives must be considered.
The delivery of this employment site is a key element of Pilsworth and employment
opportunities as well as securing economic regeneration  of this site.  In consideration
of environmental concerns and in particular, impacts upon night fishing, a balance must
be struck to allow both users to operate.  It is for this reason that the applicant installed
baffles to reduce long range glare and in relation to the fishery users, the baffles remain
effective and controlled through their hours of use.
As such, it is recommended that a balance has been demonstrated, which would allow
both parties to operate reasonably.

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
Paragraph 38 of the National Planning Policy Framework.
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Recommendation:  Approve with Conditions

Conditions/ Reasons

1. This decision relates to drawings - Location plan M2172-105 Rev E; External
lighting E1702/410; External lighting E1702/401 Rev A; Site sections M2172-09
Rev A 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.

2. All external lighting (excluding the safety and security lighting) shall be switched
off between the hours of 23.00 and 7.00 daily.
Reason.  In the interests and protection of of residential amenity of nearby
occupiers pursuant to Bury Unitary Development Plan Policies EN1/2 -
Townscape and Built Design, EN7 - Pollution Control and EC6/1 - New Business,
Industrial and Commercial Development.

3. The security lighting indicated on approved plan E1702/410 shall comply with the
lower levels of lighting recommended in Table 2 of the Institute of Lighting
Professionals, 2011,  between the hours of 23.00 and 07.00 hours.
Reason.  In the interests of residential amenity pursuant to Bury Unitary
Development Plan Policies EN1/2 - Townscape and Built Design, EN7 - Pollution
and EC6/1 - New Business, Industrial and Commercial Development.

4. The baffles which have been installed on the lights indicated on approved plan
E1702/401 Rev A shall thereafter be maintained in the approved positions. 
Reason.   In the interests of residential amenity pursuant to Bury Unitary
Development Plan Policies EN1/2 - Townscape and Built Design, EN7 - Pollution
and EC6/1 - New Business, Industrial and Commercial Development.

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



PLANNING APPLICATION LOCATION PLAN 

Planning, Environmental and Regulatory Services

 No Window 

 No Window 

ADDRESS:

APP. NO 63686

Land at Roach Bank Road
Bury

1:1250



(C) Crown Copyright and database right (2015). Ordnance Survey 100023063.

Outfall

Weir

Outfall

Sluice

Sluice

Outfall

Tank

Warehouse

Unit 1

Unit 2

Tanks

ESSs

2

3
2 to

 42

1
1

5

7

2
0 to

 30

1

189

1

8 to 1
8

2

15

2

2

6

6

5

1

232
224

9

7

1
1

11

21

15

2 to
 10

23

19

33

1
9

2

12

3

9

10

8

12
 to 24

6
8

2

1

1
1

1
5

7

17

20

9
22

90

141

22

10

1

183

11

5

15

1
04

15
1

181

220

16

G
ra

sm
er

e  
C

ou
rt

28

30

45
43

2 to 14

98

32

53

GIGG

River Roch

Issues

Reservoir

Spreads

Ponds

SM

Weir

S
loping m

asonry

Weir

Weir

El Sub Sta

ROACH BANK ROAD

C
O

R
N

W
A

L
L
 D

R
IV

E

R
E

D
M

E
R

E
 D

R
I V

E

ARNCLIFFE CLOSE

ASTBURY CLOSE

SILVERDALE CLOSE

HARRINGTON CLOSE

G
R

A
S
M

E
R
E

 D
R
IV

E

PILSW
ORTH W

AY

N
E

W
B

Y
 C

L
O

S
E

P
ost

Posts

Track

72
.3

m

71.7m

Viewpoints

1

2

3

4
5

6



63686 

Photo 1

 

Photo 2

 

 



63686 

Photo 3

 

Photo 4

 

 



63686 

Photo 5

 

Photo 6

 












	Plan 1.pdf
	Sheets and Views
	1761MIDW-111


	Plan 3.pdf
	Sheets and Views
	1761BOL-113



