Ward: Ramsbottom + Tottington - Tottington ltem 03

Applicant: Mrs & Mr Enaboifo
Location: Land at side of 201 Bury Road, Tottington, Bury, BL8 3EU

Proposal: Erection of 1 no. dormer bungalow with associated car parking, hardstanding and
landscaping

Application Ref: 66968/Full Target Date: 25/06/2021
Recommendation: Approve with Conditions

Description

The application relates land to the side of No. 201 Bury Road. The site is currently utilised
as garden for No. 201. The site is bounded by residential properties to all sides. Public Right
of Way footpath 52TOT runs along the eastern boundary of the site.

Planning permission is sought for the construction of a single detached dwelling to the side
of No. 201 Bury Road. The proposed dwelling would be a 3 no. bed dormer style bungalow
with associated car parking to the front.

Relevant Planning History
02025/E - Erection of 1 no. 4 bed 2 storey dwelling at side of existing property - Enquiry
completed 22/09/2017

43824 - Retention of stone wall at front - Approve with Conditions 21/04/2005

66157 - Erection of 1 no. dormer bungalow with associated car parking, hardstanding and
landscaping - Withdrawn by Applicant 28/01/2021

Publicity

Letters sent to 26 neighbouring properties.

Site Notice - 28/05/2021. Replaced 14/06/2021.
Press Notice - 27/05/2021

3 objections received from No. 203 Bury Road, No. 9 Knowl View and No. 3 Sunnywood

Lane in relation to:

* Loss of light to kitchen and garden of No. 203

* Loss of privacy

» This site is a bottle neck for traffic due to the number of parked vehicles and bus stop
opposite making access to behind my house tricky at the best of times, during the build
process it will make access to the side lane where need to drive to park my vehicle
behind my house impossible.

» During the extension of the dormer a few years ago it made access and parking
impossible.

» This is an area where schools children walk to high school and cross busy road. The
build process will impair on this access and safety to cross.

» The build will also cause surface water issues as previous.

» Another property will over populate and infringe on the look.

* In 2015 substantial building work at 3 Sunnywood Lane was undertaken. This resulted
in damage to our fencing by diggers installing a steep drive then surplus tarmac was
deposited on Sunnywood lane at the side of our property preventing drainage and rain
water to flow away naturally. We had to install drains to our side path as it was



regularly under water when it rained heavily.

» The previous owner to 3 Sunnywood lane deposited hardcore to the lane near our
garden raising the height of the lane considerably to what it was when we moved in 20
years ago.

» Our experience of contacting the council to help us in these matters was met with"it is
nothing to do with us as the lane is unadopted".We are worried this scenario could be
repeated if this new build is allowed.

* Due to my son's disability, we require twenty four hour access and egress on
Sunnywood Lane.

» There are bollards at the front of the existing property preventing vehicles parking. Also
the construction workers themselves will need somewhere to park and parking is at a
premium on Bury Rd.

Statutory/Non-Statutory Consultations

Traffic Section/Public Rights of Way - recommendation for conditions that include a
Construction Traffic Management Plan and implementation of parking, access and bin
storage arrangements.

Drainage Section - no response

Environmental Health - Contaminated Land - recommendation for conditions relating to
contaminated land

Waste Management - no response
United Utilities (Water and waste) - recommendation for SUDs condition to be included

Greater Manchester Ecology Unit - recommendation for landscaping condition

Pre-start Conditions - Agreed by Agent

Unitary Development Plan and Policies

H1/2 Further Housing Development

H2/1 The Form of New Residential Development
H2/2 The Layout of New Residential Development
H2/6 Garden and Backland Development

EN1/2 Townscape and Built Design
EN8/2 Woodland and Tree Planting
HT6/2 Pedestrian/Vehicular Conflict
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

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 (Residential)
The National Planning Policy Framework should be treated as a significant material
planning consideration and it emphasises the need for local planning authorities to boost the



supply of housing to meet local housing targets in both the short and long term. The
Framework maintains the emphasis on identifying a rolling five year supply of deliverable
housing land.

Bury's Strategic Housing Land Availability Assessment sets out the latest housing supply
position, which is made up of sites that have an extant planning permission and sites that
have potential to obtain planning permission in the future. This shows that there are a
number of sites within the Borough with the potential to deliver a significant amount of
housing. However, not all of these sites will contribute to the five year supply calculations as
many sites will take longer than five years to come forward and be fully developed (e.g.
some large sites could take up to ten years to be completed). As such, latest monitoring
indicates that the Council is unable to demonstrate a five year supply of deliverable housing
land and this needs to be treated as a material factor when determining applications for
residential developments.

The National Planning Policy Framework also sets out the Housing Delivery Test, which is
an assessment of net additional dwellings provided over the previous three years against
the homes required. Where the test indicates that the delivery of housing was substantially
below (less than 75%) of the housing requirement over the previous years, this needs to be
taken into account in the decision-taking process. The latest results published by the
Government show that Bury has a housing delivery test result of less than 75%, and
therefore this needs to be treated as a material factor when determining applications for
residential development.

The proposed development is located within the urban area and there are residential
dwellings surrounding the site. As such, the proposed development would not conflict with
the surrounding land uses. Appropriate infrastructure would be available and an area of
residential amenity space would be retained for the existing dwelling and as such, the
proposed development would be acceptable in principle. Therefore, the proposed
development would be in accordance with Policy H1/2 and H2/6 of the Bury Unitary
Development Plan and the NPPF.

Design and Layout

Policy H2/1- The Form of New Residential Development requires all new residential
development to make a positive contribution to the form and quality of the surrounding area.
Policy H2/2 - The Layout of New Residential Development seeks to ensure that new
residential development will be acceptable in terms of layout in order to provide a good
quality residential environment. Policy H2/6 - Garden and Backland Development states that
the Council will not permit the loss of private gardens for infill development unless such
proposals can be shown not to adversely affect the character and amenity of the area. In
addition to this, Policy EN1/2 - Townscape and Built Design seeks to ensure that any
proposals would not have an adverse impact on the particular character and townscape of
an area.

The NPPF makes it clear that creating high quality buildings and places is fundamental.
This is further supported by the National Design Guide. The National Design Guide,
published by the Ministry of Housing, Communities and Local Government in 2019 states
that well designed new development is influenced by " an appreciation and understanding of
vernacular.....including existing built form, landscape and local architectural precedents."

The immediate street scene is depicted by a mixture of semi detached, detached and
terraced dwellings of various ages, styles and scales. The proposed dwelling would
maintain the ridge height of the existing bungalows within the row and would replicate the
dormer features that are already present within the street scene and No. 199 Bury Road
and No. 1 Sunnywood Lane. The proposed dormers are considered to be of an appropriate
scale and would not dominate the roofslopes to the front and rear of the propose dwelling.

The proposed dwelling would replicate the density and form of properties within this row
replicating the areas of parking to the front and residential gardens to the rear. Residential



amenity space, and parking would be retained for both the existing and proposed dwelling
and the existing accesses to the site would be utilised and as such the proposal is not
considered to be over development of the site.

Overall, it is considered that the proposal would not have a detrimental impact on the quality
of the residential environment and as such would comply with UDP Policy H2/1, H2/2 and
the NPPF.

Residential Amenity

There are no adopted aspect standards for new build residential properties however,
Supplementary Planning Document 6 provides guidance on aspect standards between
residential properties in relation to householder extensions and as such, would be a
reasonable guide in this case.

The proposed dwelling would be single storey in nature, with additional living
accommodation provided within the roof space via dormers which are set back off the
principal, and side elevations.

The proposed dwelling would be located to the north west of the dwelling at No. 2083. This
dwelling has existing single storey, and two storey extensions to the rear as well as an area
of residential amenity space. It is unclear when the extensions would have been constructed
however it is likely that they would have been in situ when the premises was granted a
change of use from off licence/general store to single residential dwelling and as such the
existing rear windows within the extended elements are considered to be "original" windows
in terms of SPD 6.

The proposed dwelling would project more than 3 metres beyond the rear of No. 203
however it would not impact on a 45 degree line as taken from the nearest rear ground floor
window (within the single storey extension) and as such would comply with SPD 6. The
proposal would be located to the north west of the residential amenity space of this property
and would be separated from this property by a footpath. Considering the path of the sun
and the separation between the site and No. 203 it is considered that unlikely that the
location of a dwelling in this position would be so unduly overbearing in to warrant refusal of
the scheme.

SPD 6 requires a minimum distance of 7 metres between first floor habitable room windows
and directly facing boundaries. The windows for bedroom 3 and 2 are shown on the
proposed site plan as being located 7 metres from the rear boundary complying with aspect
standards. In addition these windows would have an onward view of the parking, and open
front garden of No. 1 Sunnywood Lane. The proposed rear windows would be screened by
the existing rear boundary face which is shown to be retained on the proposed site plan.
The proposal would therefore comply with aspects standards set out within SPD 6.

The proposed side first floor windows, and ground floor windows would relate to
non-habitable rooms (WC, hall, stairs) or would be secondary windows to habitable rooms
(dining) and as such aspects not applied.

The proposed first floor front, and ground floor front windows would be separated from the
directly facing properties by the parking area and a highway and as such no undue loss of
privacy to these properties is foreseen.

Permitted Development

Due to the nature of the site, with limited residential amenity space to the rear close
proximity to the neighbouring dwelling and the need to protect the amenity of the existing
neighbouring properties permitted development rights should be removed to ensure that
future inappropriate alterations or extensions do not occur pursuant to policies of the Unitary
Development Plan listed.

Ecology and Landscaping



GMEU have been consulted as part of the application process and concluded that there are
unlikely to be any significant ecological issues associated with this development. Issues
relating to nesting birds and biodiversity enhancements can be dealt with via condition and
or informative.

Section 170 of the NPPF 2019 states that the planning policies and decisions should
contribute to and enhance the natural and local environment. The development will result
in the loss of a small area of garden a low value habitat. A landscaping scheme has
therefore been conditioned to include native planting and the provision of bat bricks/tubes
within the new development and bat and bird boxes.

Highways and Parking

The Traffic Section have been consulted as part of the application process. The process
seeks to use the existing accesses to the site with parking provision for both units provided
to the front of the application site. Tracking has also been provided to show that vehicles
and enter, turn and exist the site in forward gear. No objections have been raised to this
arrangement by the Traffic Section subject to conditions relating to implementation of the
details provided.

SPD 11 requires a maximum of 2 parking spaces for 3 bed properties in high access areas.
2 parking spaces can be provided for each of the units complying with SPD 11.

Response to Neighbours
The impact of the proposal in terms of residential amenity, visual amenity and traffic have
been addressed within the main body of the report.

As the proposal is more substantial than a householder extension, a construction traffic
management plan has also been secured via condition and is required to be submitted prior
to the commencement of development.

A SUDs condition has been attached to ensure a suitable drainage scheme is submitted for
the development prior to commencement.

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

The Local Planning Authority worked positively and proactively with the applicant to identify
various solutions during the application process to ensure that the proposal comprised
sustainable development and would improve the economic, social and environmental
conditions of the area and would accord with the development plan. These were
incorporated into the scheme and/or have been secured by planning condition. The Local
Planning Authority has therefore implemented the requirement in Paragraph 38 of the
National Planning Policy Framework.

Recommendation: Approve with Conditions
Conditions/ Reasons

1. The development must be begun not later than three years beginning with the date
of this permission.
Reason. Required to be imposed by Section 91 Town & Country Planning Act
1990.

2. This decision relates to drawings numbered 21.03 01, 21.03 02, 21.03 03, 21.03
04, 21.03 15 Rev A, 21.03 06 Rev A, sss-9548 Revision A - Topographical Survey,
$s5-9548 Revision A - Existing Elevations and 1744/SP/02 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.

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.

No development shall commence unless and until a 'Construction Traffic
Management Plan' (CTMP), has been submitted to and approved by the Local
Planning Authority and shall confirm/provide the following:

» Photographic dilapidation survey of the footways and carriageways abutting
the site in the event that subsequent remedial works are required following
construction of the development and as a result of any statutory undertakers
connections to the new dwelling;

» Access point(s) for construction traffic from the adopted highway;

» Proposed site hoardings (if proposed);

» Measures to protect users of Public Footpath No. 52, Tottington (Sunnywood
Lane) during construction of the proposed timber fence and retaining structure;

» Hours of operation and number of vehicle movements;

» Arrangements for the turning and manoeuvring of vehicles within the curtilage
of the site, including any requisite phasing of the development to
accommodate this;

» Parking on site (or on land under the applicant's control) of operatives' and
construction vehicles together with storage on site of construction materials,
including any requisite phasing of the development to accommodate this;

» Measures to ensure that all mud and other loose materials are not spread onto
the adjacent adopted highways as a result of the groundworks operations or
carried on the wheels and chassis of any vehicles leaving the site and
measures to minimise dust nuisance caused by the operations.

The approved plan shall be adhered to throughout the demolition/construction
period and the measures shall be retained and facilities used for the intended
purpose for the duration of the demolition and construction periods. The areas
identified shall not be used for any other purposes other than the turning/parking of
vehicles and storage of demolition/construction materials.

Reason. Information not submitted at application stage. To maintain the integrity
of the adopted highway, mitigate the impact of the construction traffic generated by
the proposed development on the adjacent adopted highways and Public Right of
Way, ensure adequate off street car parking provision and materials storage
arrangements for the duration of the construction period and ensure that the
adopted highways are kept free of deposited material from the ground works
operations, in the interests of highway safety pursuant to Bury Unitary
Development Plan Policies EN1/2 - Townscape and Built Design and HT6/2 -
Pedestrian/Vehicular Conflict.

The development hereby approved shall not be first occupied unless and until the
shared access and bin storage arrangements indicated on approved plan
reference 21.03 Revision A, incorporating the retention of the existing access
points and dropped crossings that serve the site and new driveway surface
material compatible with SUDS drainage to prevent the discharge of surface water
onto the adopted highway, have been implemented in full.

Reason. To ensure good highway design and maintain the integrity of the adopted



10.

highway in the interests of highway safety pursuant to Bury Unitary Development
Plan Policies EN1/2 - Townscape and Built Design and HT6/2 -
Pedestrian/Vehicular Conflict.

The turning facilities indicated on approved plan references 21.03 Revision A &
1744/SP/02 Revision A shall be provided before the development hereby
approved is first occupied and shall subsequently be maintained free of
obstruction at all times.

Reason. To minimise the standing and turning movements of vehicles on the
highway in the interests of road safety pursuant to Bury Unitary Development Plan
Policies EN1/2 - Townscape and Built Design and HT6/2 - Pedestrian/Vehicular
Conflict.

The car parking for the new and existing dwellings indicated on approved plan
references 21.03 Revision A & 1744/SP/02 Revision A shall be made available for
use prior to the dwelling hereby approved being first occupied and thereafter
maintained available for use at all times.

Reason. To ensure adequate off street car parking provision in the interests of
road safety pursuant to policy HT2/4 - Car Parking and New Development of the
Bury Unitary Development Plan.

No development shall commence unless and until surface water drainage
proposals 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
ENS5/1- 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.

No development shall commence unless and until:-

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

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

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

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

and subsequent remediation, which is required to secure the satisfactory

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

Section 15 - Conserving and enhancing the natural environment.

Following the provisions of Condition 9 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.

11.  Alandscaping scheme shall be submitted to, and approved by the Local Planning
Authority prior to the commencement of the development. The contents of the
plan should include native tree and shrub planting and the provision of bat
bricks/tubes within the new development and bat and bird boxes. The approved
scheme shall thereafter be implemented not later than 12 months from the date
the building(s) is first occupied or within the first available tree planting season,;
and any trees or shrubs removed, dying or becoming severely damaged or
becoming severely diseased within five years of planting shall be replaced by trees
or shrubs of a similar size or species to those originally required to be planted.
Reason. To secure the satisfactory development of the site and in the interests of
visual amenity pursuant to Policies H2/2 - The Layout of New Residential
Development, EN1/2 - Townscape and Built Design and EN8/2 - Woodland and
Tree Planting of the Bury Unitary Development Plan and chapter 15 - Conserving
and enhancing the natural environment of the NPPF.

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

12.  Prior to occupation the applicant shall provide electric vehicle (EV) charging points
for each residential unit. EV chargepoints shall be chosen for the Electric Vehicle
Homecharge Scheme approved chargepoint model list.

Reason. 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 pursuant Chapter 9 - Promoting sustainable transport of the National
Planning Policy Framework.

For further information on the application please contact Helen Pressley on 0161 253 5277
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This drawing is ©TECH:D Ltd and is not to be copied,
reproduced or re-distributed either in whole or in
part without the prior permission of the originator.
The originator shall have no responsibility for any
liability, loss, cost, damage or expense arising from
or relating to any use of this document other than
for its intended purpose on this project.

This drawing shall be read in conjunction with all
other relevant drawings, specifications and
associated documentation.

Any discrepancies, errors or omissions are to be
reported to the originator before proceeding

with work.

This drawing is for Local Authority submission only.
All materials shall be suitable for their purpose

and installed in strict accordance with the
manufacturers instructions.

All workmanship and materials to comply with
Building regulations, British standards, Codes of
practice and NHBC requirements where relevant.
The contractor is to comply with the CDM 2015 regs.
All dimensions are to be checked on site by the
contractor prior to proceeding with any work.
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(f) Proposed Dwelling: Exit from Parking Space 1
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(g) Proposed Dwelling: Entry to Parking Space 2
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(h) Proposed Dwelling: Exit from Parking Space 2
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