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Item:01 Twine Valley Farm. off Church Road, Shuttleworth, Ramsbottom, Bury, 
BL0 0EH  Application No.  72134 

 Application for the removal of a condition no. 2 (keeping of animals) on allowed 
appeal ref: APP/T4210/C/18/3195131 

 
Extension of Time - Yes 24th October 2025. 
 
Publicity 
2 further objections received in relation to: 

• I am absolutely in disbelief , having read the reports from the planning department 
and from the planning Inspectorate, both of which refused permission for the 
building in question to house cattle, with the main reason stated the impact of 
noise from the cattle on nearby residents, among other valid reasons. 

• Disappointed particularly in light of both Bury Council's and the Planning 
Inspectorate previous decisions.  

• I do not understand why all the previous processes to consider this matter are 
being completely ignored. 

• It is absolute nonsense that the noise will not impact on nearby residents. 

• Supported by a noise report that has been commissioned by the applicant.  

• The reason I am contacting you is that I don't understand how the applicants are 
allowed to ignore the planning laws time after time and how this is now considered 
allowable given all the previous evidence submitted by residents, Bury planning 
department and the planning Inspectorate. 

• Even though the applicant goes through the appropriate process to request 
permission for activities on their land, they appear to completely disregard the 
decisions made and this is very worrying for local residents particularly as the 
appeal with regard to the slurry pit is still with the planning Inspectorate. 

• Noise is not occasional it occurs through the day and night. We have complained 
to the Council and applicant on a number of occasions.  

• Our key concern is this: when a full planning and appeal process has been carried 
out and has resulted in a refusal-supported by clear reasoning-how is it possible 
for a committee of councillors to overturn that decision? This undermines public 
trust in the planning process and leaves local residents feeling unheard and 
unprotected. 

• We are increasingly concerned that the applicant appears to have a blatant 
disregard for the Councils planning process. 

• Urge the committee to review the full context and history before making any final 
decision. 

 
Response to representations 
Applications for retrospective permission are considered in the same way as standard 
applications. In this instance the applicant is seeking to vary a condition that restricted 
the use of the agricultural building, placed on the building by the Planning 
Inspectorate due to their concerns in relation to amenity and noise. At the time of the 
condition being placed on the building there was no noise report to suggest that noise 
would or would not be an issue at the site. 
 
The previously refused application at the site was assessed on the information 
submitted which also did not include a noise assessment. This application was 
refused for the following reason: 
 
The applicant has failed to demonstrate that the proposed development would not 
have a detrimental impact on the amenity of the neighbouring residential properties by 



reason of noise pollution contrary to Development Plan Policies: 
EN7/2 - Noise Pollution 
JP-P1 - Sustainable Places 
 
This current application to vary the restrictive condition is a resubmission, with a 
supporting noise assessment. As reported within the main Committee Report this has 
been assessed by Environmental Health and given their response it was concluded 
that the proposal would not have a detrimental impact on the amenity of the 
neighbouring properties by reason of noise pollution. As such has been 
recommended that the restrictive condition is removed. 

 

Item:02 Land at rear of Westminster Avenue, Radcliffe, Manchester, M26 3WD  
Application No.  71464 

 Erection of 14 garages - 2 identical blocks of 7 units each 
 

Extension of Time - Yes 24th October 2025 
 
Drainage 
Following publication of the Planning Control Committee Report the applicant has 
submitted a drainage route map.  
 
This has been forwarded to the Council's Drainage Team who have stated: 
 
Noting that the applicant has confirmed the basis and assumptions of the drainage 
system, and that its ultimate point of discharge has been properly identified as a 
connection to the existing network, we therefore have no further comments. 
 
As such it is considered that the drainage proposed would be acceptable.  
 
Condition 13 has been added to seek implementation of the drainage scheme: 
 
13. The drainage for the development hereby approved, shall be carried out in 
accordance with the Map showing 150VC surface drain connection received 15th 
October 2025, service report sheet Job 4425 received 15th September 2025, 
Drainage calculations ref 4425 received 15th September 2025 and method statement 
received 15th September 2025. Prior to occupation of the proposed development, the 
drainage schemes shall be completed in accordance with the approved details and 
retained thereafter for the lifetime of the development. 
Reason. To ensure a satisfactory form of development and to prevent an undue 
increase in surface water run-off and to reduce the risk of flooding pursuant to 
Development Plan Policies JP-S4 Flood Risk and Water Environment , 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. 
 

 

Item:03 Higher Ash Barn, 12 Hawkshaw Lane, Tottington, Bury, BL8 4LD  
Application No.  71009 

 Change of use of land to residential, engineering operations and erection of a 
garage/garden outbuilding. 

 
Extension of Time - Yes - 14/11/25  
 
Policies 
UDP Policy RT3/4 - Recreational Routes - added.  



 
Issues and analysis 
Green Belt Assessment - Change of use of land and engineering operation 
The proposal for a domestic garage would result in the change of use of the land as 
this part of the site was outside the original application for the conversion of the Barn. 
 
The garage would have a footprint of 35.2 sqm and the land surrounding the garage 
would include part of the access, the driveway and an area for cars to manoeuvre into 
the garage and turn round to exit the site in a forward gear. 
 
The site is already formed part of the original Barn complex and comprises a 
hardstanding surface.  The site is set well back from Hawkshaw Lane and given the 
distance from the road and difference in levels to the surrounding area, the use of 
land for domestic purposes would not be significantly perceptible and considered not 
to cause harm to the openness of the Green Belt. 
 
The engineering operations comprised excavation of the site to lower the level by 
approximately 1.6m.  This would result in the garage being set at a lower level to the 
main barn building and as such would aide in reducing the visual impacts of the 
garage when viewed from the surrounding landscape by being set at this lower level. 
 
Given that the erection of the garage is considered to be not inappropriate 
development in the Green Belt, the extension of the curtilage would correspond with 
the former barn curtilage from the previous development footprint, and the 
engineering works would reduce the visual impacts of the proposed development 
thereby not significantly harming the openness of the Green Belt.   
The change of use of the land and engineering operations are therefore considered to 
be appropriate development in accordance with Paragraph 154 c) and h) ii of the 
NPPF. 
 
As such, the proposed development is considered not to harm the openness of the 
Green Belt and therefore, considered to be appropriate development.  
 
Public Rights of Way (PRoW) 
There are two Public Rights of way which cross the site. 
 
Policy RT3/4 - Recreational Routes states that such routes should be safeguarded 
and any development should not prejudice their establishment or use will not be 
permitted. 
 
One PRoW runs west to east between the Barn and Higher Ash Farm and the other 
runs in a north/south direction along the western elevation of the Barn.   
The siting of the proposed garage would not impact the PRoW's or obstruct passage 
along these routes. 
 
The Highway Section have raised no objections. 
 
As such, the proposed development would be acceptable and comply with Policies 
H2/2 and RT3/4 of the Bury Unitary Development Plan and JP-C6 of the Places for 
Everyone Joint Development Plan. 

 

Item:04 52 Bury Old Road, Prestwich, Manchester, M25 0ER  Application No.  
71422 

 Demolition of the Existing Mosque and Community Facility and the 



Erection of a Replacement Mosque and Community Facility (F1 (f)). 
 

Extension of Time - Yes - 24/10/25 
 
Publicity 
One petition of objection with 1,122 signatures received based on planning and 
infrastructure considerations - specifically, parking provision, traffic impact and 
highway safety.  
 
43 objections received with the following comments -  

• Scale, Design & Heritage / Character Impact - significantly larger in footprint and 
massing compared to the existing building and includes a triple-storey element 
with pronounced architectural features.  

• Positioned too close to the road. 

• Parking and traffic pressures. 

• Grossly inadequate parking for the site. 

• Cars block private driveways.  

• Increased noise from greater number of visitors and late night evening events 

• Lack of green or buffer space around the building also raises environmental and 
aesthetic concerns. 

• Enforcement currently is a few congregants of the mosque in high viz directing 
people to more residential streets adding to the problem. 

• Infrastructure strain and cumulative impacts - pressure on local services - waste 
management, drainage, public transport, footpath maintenance 

• Community priorities and balanced development - Local residents have more 
pressing needs such as affordable housing, youth services, improvements to 
green spaces, health facilities, and enhancements to existing local infrastructure. 

•  A development of this scale demands that priority be given to balancing 
community benefit, not just capacity for the new mosque, but also mitigation of 
negative impacts on surrounding neighbourhoods. 

• Request for further public consultation and revision - request that Bury Council 
hold an additional public consultation period, ensuring all residents and 
stakeholders can comment on revised plans. 

• Pollution of the area and the damage to the natural habitat. 

• Hold a deep respect for the right to religious practice. However,this proposed 
development is fundamentally inappropriate for a residential setting, given the 
substantial adverse impact it is likely to have.  

• Overlooking to adjacent houses and gardens which will impact on privacy. 

• Increased numbers of people on the streets. 

• Will put pressure on local services. 

• Concerns raised about impact on community tensions 

• Respect the rights of the congregants to offer the prayers in the appropriate 
setting for them. But this scheme is too big and not practical for the area. 

• Could set a precedent for further overdevelopment inconsistent with Prestwich's 
urban balance. 

• Parking at the Maccabi will be taken away once the padel courts are built.  

• Have lived near the site before it was taken on by the mosque and there have 
been several breaches of planning controls which have not been enforced.  

 
Response to objections. 

• The proposed building would be set back from the highway and provide a relief 
and buffer to the streetscene. 

• Any future proposals for a similar character of development would be considered 



on their own planning merits.  

• The mosque has an informal agreement with the Maccabi for use of the car park 
at Friday prayer times. This is not secured by a formal or legal agreement and 
could be removed for use at any time.  This planning application has secured 
additional parking at Heaton Park which is required to be provided on first use of 
the building and if this becomes no longer available, other alternative parking 
arrangements be provided.  

• Previous breaches of planning have been remedied by retrospective applications 
(for single storey extensions - see planning history)  

• The other issues raised have been covered in the main officer report 
 

 

Item:05 23 Church Street, Ainsworth, Bolton, BL2 5RA  Application No.  72105 
 Single storey flat roof rear extension 
 

Extension of Time -  Yes - 23/10/25 
 
Publicity 
The neighbouring properties were notified by means of a letter on 29 July 2025 and a 
press notice was published in the Bury Times on 7 August 2025. Site notices were 
posted on 8 August 2025. 
 
Development Plan and Policies 
The following additional policies have been added: 
 
OL1/2 - New Buildings in the Green Belt 
H2/4 - Car Parking and New Development 
S1/4 - Local Shopping Centre 
S2/6 - Food and Drink 
EN7/2 - Noise Pollution 
EN7/5 - Waste Water Management 
JP-G9 - The Green Belt 
JP-P1 - Sustainable Places 
JP-P2 - Heritage 
JP-S2 - Carbon and Energy 
JP-C2 - Digital Connectivity 
SPD6 -  Alterations and Extensions to Residential Properties 
SPD11 -  Parking Standards in Bury 
 
Issues and Analysis 
 
Principle - Green Belt 
The application site is located within the adopted Green Belt, as defined by PfE Policy 
JP-G9: 'The Green Belt'.   
 
NPPF Chapter 13 - Protecting Green Belt Land and OL policies of the UDP set out 
the national and local considerations of development within the Green Belt. UDP 
Policies are largely consistent with the NPPF and therefore hold significant weight. 
The policies of the NPPF hold substantial weight in terms of the consideration of 
development within the Green Belt, not least as these policies are more up to date 
than the UDP. 
 
Paragraph 152 of the NPPF states that inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special 



circumstances. 
 
Paragraph 153 states that when considering any planning 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 154 of the NPPF makes it clear that development in the Green Belt is 
inappropriate unless one of eight exceptions apply.  Criteria c) allows for. the 
extension or alteration of a building provided that it does not result in disproportionate 
additions over and above the size of the original building.  
 
The proposed development is single storey and is located centrally on the rear 
elevation, projecting 3 metres. The volume of the building is 948 cubic metres and the 
proposed extension would add 39 cubic metres, which equates to 4% increase. On 
this basis, the proposal would not result in a disproportionate addition over and above 
the size of the original building. Therefore, the proposed development would be in 
accordance with Policy OL1/2 of the Bury Unitary Development Plan and the NPPF. 
 
Residential Amenity  
There are no adopted aspect standards for relationships between commercial 
properties and existing dwellings however, SPD 6 provides guidance on aspect 
standards between residential properties and as such, would be a reasonable guide 
in this case.  
 
There would be 16 metres between the proposed extension and the rear of No. 4 
Camden Close, which would exceed the aspect standard of 6.5 metres. There would 
be a window in the rear elevation, which would relate to the kitchen. As No. 4 
Camden Close is orientated away from the application site and there is a 
1.8-metre-high brick wall, the proposed development would not have a significant 
adverse impact upon the amenity of the neighbouring properties. Therefore, the 
proposed development would be in accordance with Policy EN1/2 of the Bury Unitary 
Development Plan.  
 
Carbon and Energy  
PfE Policy JP-S2: 'Carbon and Energy' sets out the steps required to achieve net zero 
carbon emissions. The submitted details state the proposals would align with the 
2022 Part  L Building Regulations. 
 
The submission also advises that there is no works to be done to the rest of the 
existing building and advise it is  not financially viable to introduce low carbon energy 
solutions to the rest of the application building due to the scale of the proposed 
development.  
 
Digital Connectivity  
PfE Policy JP-C2: 'Digital Connectivity' requires all new development to have full fibre 
to premises connections unless technically infeasible and / or unviable. The policy 
supports the provision of free, secure, high-speed public wi-fi connections, particularly 
in the most frequented areas.  
 
The submission advises the existing premises internet connections are to be retained 
and will remain unaffected by the development. 
 
Planning Conditions 



Condition 2 relating to approved plans has been amended. 
 
2.  This decision relates to the following drawings: 
 
Drawing no. 347-404: Location Plan; 
Drawing no. 247-405: Proposed Block Plan; 
Drawing no. 347-406: Proposed Site Plan; 
Drawing no. 347 - 401 Rev.A: Proposed Floor Plan; and, 
Drawing no. 347 - 403 Rev. A: Proposed Elevations. 
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 
development pursuant to the policies of the Bury Unitary Development Plan and 
Places for Everyone Joint Development Plan. 

 

Item:06 Lord Raglan, Mount Pleasant, Nangreaves, Bury, BL9 6SP  Application 
No.  70213 

 Conversion of existing public house to 5 no. apartments and changes to land levels at 
side and rear of the building to create parking area  

 
Extension of Time - Yes - 24/10/2025  
 
An updated landscaping plan has been added. 
 
Relevant planning history  
65428 - Conversion of existing public house to 4 no. apartments and erection of 4 no. 
terraces houses.  Refused 14/04/2022. 
The application was refused as the proposed development would be inappropriate 
within the Green Belt, impact upon the asset of community value, design and impact 
upon the conservation area and listed building, lack of car parking and insufficient 
information on vehicular and pedestrian access. 
 
Publicity 
Additional representations received from the Raglan Community Hub (RCH) who 
assert that since the decision of application 65428 in April 2022 that the application 
fails to address reason for refusal relating to the asset of community value. 
 
Response to objector 
For the reasons given within the recommendation report as the application site has 
been vacant for 8 years and whilst the Raglan Community Hub group assert they 
have the funds to re-open the pub and run it as a viable business, the applicant 
asserts the community group has a.) not offered him/ them enough money and also 
advises that the community group and b.) have had since the former landlord 
marketed the pub for sale and since the property was sold in which to purchase the 
land from the owner/ applicant.  As advised within the main report, the planning 
system cannot be used to force an owner of land and/ or a building to sell their asset. 
 
Issues and analysis 
 
Planning Balance and Conclusion 
The proposed development would consist of the conversion of an existing building 
and as such, would be appropriate development within the Green Belt. The proposed 
development would provide 5 apartments, which would contribute to housing supply, 



although the tilted balance would not apply in this instance as the site is located within 
the Green Belt. The main report confirms that there is no justification to resist the 
proposal based on the loss of the community pub that has been vacant for nearly 8 
years, which has been proved through the AVC process and following it. 
 
The proposed development would bring a vacant building into use and secure its long 
term future and would preserve the character of the listed building and the 
conservation area. The proposed development would provide sufficient car parking 
and would not have a severely detrimental impact upon highway safety.  
 
The proposed development has demonstrated that as amended the conversion of this 
building to 5 apartments can be accommodated within the building and overall site, 
while preserving the character and appearance of the listed building and conservation 
area and without causing harm to the amenity of neighbouring residents, to vehicular 
and pedestrian safety, to security objectives, or to flood risk or drainage capacity. The 
refurbishment of the Grade II listed building would bring it back into use is a benefit of 
the proposal and would ensure the provision of residential accommodation in a 
relatively accessible location. Therefore, the proposed development would comply 
with the relevant policies of the Bury Unitary Development Plan, the Places for 
Everyone Joint Development Plan and the NPPF. 
 
Planning Conditions 
The conditions have been updated to include the relevant Policies in the Bury Unitary 
Development Plan, Places for Everyone Joint Development Plan and the NPPF. 
 
Conditions 2, 8, 9, 13, 14 and 15 have been amended and conditions 23 - 25 have 
been added in relation to windows/doors, rainwater goods and materials for the 
retaining wall. 
 
2. This decision relates to drawings: 
 
Location Plan - Drawing no. 101 rev 3; 
Site - Block Plan - Drawing no. 102 rev 4; 
Existing and Proposed Site Plan - Drawing no. 002 rev 19; 
Existing GA plans - Drawing no. 002; 
Existing elevations - Drawing no. 003 rev 2; 
Proposed GA plans - Drawing no. 004 rev 3; 
Fire plan - Drawing no. 020 rev 3; 
Finishes - Drawing no. 030 rev 2; 
Setting out elevations - Drawing no. 012 rev 1; 
Driveway and retaining walls sections - proposed  - Drawing no. 221 rev 3; 
Driveway and retaining wall sections - existing - Drawing no.222.1; 
Existing and proposed sections - Drawing no. 223; 
Existing and proposed landscape plan - Drawing no. 0.002 rev 17; and, 
Existing and proposed sections - pub rear - Drawing no. 0.223.2. 
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 
development pursuant to the policies of the Bury Unitary Development Plan and 
Places for Everyone Joint Development Plan.  
 
8.  No works to trees or shrubs shall occur or conversion works commence between 
the 1st March and 31st August in any year unless a detailed bird nest survey by a 
suitably experienced ecologist has been carried out immediately prior to clearance 
and written confirmation provided that no active bird nests are present which has 



been agreed in writing by the Local Planning Authority.  
Reason. In order to ensure that no harm is caused to a Protected Species pursuant to 
Policy EN6/3 - Features of Ecological Value of the Bury Unitary Development Plan 
and Policy JP-G8: A Net Enhancement of Biodiversity and Geodiversity, Places for 
Everyone Joint Development Plan and National Planning Policy Framework Section 
15 - Conserving and enhancing the natural environment. 
 
9.  A landscaping 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 within the amenity area and near the 
retaining wall and the provision of bat and bird boxes.  The approved scheme shall 
thereafter be implemented not later than 12 months from the date the dwellings are 
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.  
 
13.  Prior to occupation the applicant shall provide: 
 

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

 
Certification and photographic evidence of the installation of the agreed electric 
vehicle charge points shall be submitted to Local Planning Authority for approval prior 
to the development being brought into use.  The infrastructure shall be maintained 
and operational in perpetuity. 
 
*Mode 3, 7kW (32A) single phase, or 22kW (32A) three phase, and for 50kW Mode 4 
rapid charging may be required. British Standard BS EN 61851-1:2019 to be used. 
Further information regarding minimum standards can be found at 
https://www.gov.uk/transport/low-emission-and-electric-vehicles.  
 
Reason. To encourage the uptake of ultra-low emission vehicles and ensure the 
development is sustainable and to safeguard residential amenity, public health and 
quality of life with respect to Local Air Quality, in accordance with paragraphs 112e, 
117e, 187e and 199 of the National Planning Policy Framework (December 2024) 
and Places for Everyone Policy JP-S5 - Clean Air. 
 
14. The development hereby approved shall not be commenced unless and until the 
scope of a photographic dilapidation survey of the access to the site has been 
submitted to/agreed with the Local Planning Authority and the undertaking of the 
agreed dilapidation survey has been submitted to and approved by the Local planing 
Authority.  Within one month of completion of the development, a further survey shall 
be undertaken to assess the condition of the route. Any remedial works required as a 
result of damage caused by demolition/construction traffic shall be undertaken at the 
expense of the applicant to a specification and programme to be agreed with the 
Local Planning Authority. 
Reason.  To maintain the integrity of the adjacent Public Right of Way, to maintain 
the historic stone setts and in the interests of highway safety pursuant to Policies 
Policy H2/2 - the Layout of New Residential Development, Policy EN2/1 - Character 



of Conservation Areas, Policy EN2/2 - Conservation Area Control and Policy EN2/3 - 
Listed Buildings of the Bury Unitary Development Plan and Policy  
 JP-C8 - Transport Requirements of New Development of the Places for Everyone 
Joint Development Plan. 
 
15. 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: 
 
1. Access route for all construction vehicles to the site from the Key Route Network; 
2. Access point/arrangements for construction traffic from Walmersley Old Road 
and all temporary works required to facilitate access for construction vehicles; 
3. If proposed, details of site hoarding/gate positions, incorporating the provision, 
where necessary, of temporary pedestrian facilities/protection measures; 
4. A scheme of appropriate warning/construction traffic speed signage in the vicinity 
of the site and its access onto Walmersley Old Road; 
5. Confirmation of hours of operation and delivery & construction vehicle sizes; 
6. Arrangements for the turning and manoeuvring of vehicles within the curtilage of 
the site and/or measures to control/manage delivery vehicle manoeuvres; 
7. Parking on site or on land within the applicant's control of operatives' and 
construction vehicles, together with storage on site of construction materials; 
8. Measures to ensure that all mud and other loose materials are not spread onto 
the adjacent 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 mitigate the impact of the 
construction traffic generated by the proposed development on the adjacent 
residential streets, and ensure adequate off street car parking provision and materials 
storage arrangements for the duration of the construction period and that the adopted 
highways are kept free of deposited material from the ground works operations, in the 
interests of highway safety pursuant to Policies EN1/2 - Townscape and Built Design 
of the Bury Unitary Development Plan and Policies JP-C5: Streets for All, JP -C6: 
Walking and Cycling and JP-C8: Transport Requirements for New Development of 
the Places for Everyone Joint Development Plan. 
 
23. Notwithstanding the submitted drawings, no development shall commence unless 
and until full details of all the windows and doors have been submitted to and 
approved in writing by the Local Planning Authority.  The submitted details shall 
include the proposed method of construction, the materials to be used, fixing details 
(including cross sections) and their external finish including any surrounds, cills or 
lintels. Only the approved details shall be implemented prior to first occupation of the 
dwellings approved. 
Reason.  In the interests of the character and appearance of the building and the 
conservation area, in accordance with Policies EN2/1 - Character of Conservation 
Areas, EN2/2 - Conservation Area Control, and EN2/3 - Listed Buildings of the Bury 
Unitary Development Plan and Policy JP-P2: Heritage of the Places for Everyone 
Joint Development Plan. 
 
24. No development shall commence unless or until full details of the proposed 



rainwater goods, including the eaves detail, to be used on the building, roof lantern, 
and the metal grilles shown on the approved drawings, along with the siting, 
appearance and materials to be used in the construction of all extractor vents, heater 
flues, meter boxes, airbricks, soil and vent pipes, the glazed roof lantern, or any other 
external accretion shall be submitted to and approved in writing by the Local Planning 
Authority.  All works undertaken on site should be strictly in accordance with the 
approved details. 
Reason.  In the interests of the character and appearance of the building and the 
character and appearance of the Conservation Area, pursuant to Policies EN2/1: 
Character of Conservation Areas, EN2/2: Conservation Area Control and EN2/3: 
Listed Buildings of the Bury Unitary Development Plan and Policy JP-P2: Heritage of 
the Places for Everyone Joint Development Plan 
 
25. Prior to commencement of development details/samples of the materials to be 
used in the external elevations of the retaining wall along the access road, together 
with details of their manufacturer, type/colour and size, shall be submitted to and 
approved in writing by the Local Planning Authority before the development is 
commenced. Only the approved materials shall be used for the construction of the 
development. 
Reason. No material samples have been submitted and are required in the interests 
of visual amenity and to ensure a satisfactory development pursuant to UDP Policies  
EN1/2  - Townscape and Built Design, EN2/1 - Character of Conservation Areas, 
EN2/2: Conservation Area Control and EN2/3: Listed Buildings of the Bury Unitary 
Development Plan and Policy JP-P2: Heritage of the Places for Everyone Joint 
Development Plan. 
 

 

Item:06 Lord Raglan, Mount Pleasant, Nangreaves, Bury, BL9 6SP  Application 
No.  70214 

 Listed building consent for conversion of existing public house to 5 no. apartments 
 

Extension of Time - Yes - 24/10/25 
 
Conditions 2, 3 and 4 have been amended. Condition 6 has been replaced as it 
duplicated the requirements of the condition 3 and replaced with a condition relating 
to rainwater goods. 
 
3. Notwithstanding the submitted information, no development shall commence until 
details of all external materials and finishes to be used for the repair, maintenance 
and refurbishment of the building has been submitted to, inspected, and approved in 
writing by the Local Planning Authority.  All works shall be undertaken in accordance 
with the approved details. 
Reason. Reason. A pre-commencement condition is required in order to ensure that 
the details are satisfactory to preserve the listed building and its setting and character 
in accordance with EN2/3: Listed Buildings of the Bury Unitary Development Plan, 
Policy JP-P2: Heritage of the Greater Manchester Places for Everyone Joint 
Development Plan, and the National Planning Policy Framework. 
 
4. Notwithstanding the submitted plans, no development shall commence unless or 
until a scheme to replace all windows and doors on all elevations of the building shall 
be submitted to and approved by in writing by the Local Planning Authority.  
Replacement windows shall be of a timber single sliding sash construction only. The 
scheme shall include details of their design, specification, method of opening, method 
of fixing, finish, and there set back in to the reveals, in the form of drawings and 



sections of no less than 1:20 scale, shall be submitted to and agreed in writing by the 
Local Planning Authority before the windows and doors hereby approved are 
installed. The works shall be carried out only in accordance with the agreed window 
and door details.  
Reason.  In order to preserve the special architectural or historic interest of the listed 
building and conservation area in accordance with Policies EN2/3 - Listed Buildings 
and EN2/2: Conservation Area Control and EN2/1: Character of Conservation Areas 
of the Bury Unitary Development Plan and Policy, JP-P2 - Heritage and the principles 
of the National Planning Policy Framework. 
 
6. No development shall commence unless or until full details of the siting, 
appearance and materials to be used in the construction of all extractor vents, heater 
flues, meter boxes, airbricks, soil and vent pipes, rainwater goods, including their 
fixing to the listed building, the glazed roof lantern, or any other external accretion 
shall be submitted to and agreed in writing by the Local Planning Authority. The works 
shall be carried out only in accordance with the approved details.  
Reason. Inadequate details of these matters have been submitted with the application 
and in order to ensure that the works preserve the special architectural and historic 
interest of the listed building, in accordance with Policies EN2/3: Listed Building of the 
Bury Unitary Development Plan and Policy JP-P2: Heritage of the Places for 
Everyone Joint Development Plan. 
 

 

Item:07 Elms Bank Specialist Arts College, Ripon Avenue, Whitefield, 
Manchester, M45 8PJ  Application No.  71926 

 Installation of temporary Portakabin single-storey building to be used as a classroom 
for a temporary period of 156 weeks. 

 
Extension of Time - Yes - 23/10/25 
 
Development Plan and Policies 
The following additional policies have been added: 
 
EN7/5 - Waste Water Management 
HT5/1 - Access For Those with Special Needs 
CF1/1 - Location of New Community Facilities 
JP-P1 - Sustainable Places 
JP-C5- Streets For All 
JP-C6- Walking and Cycling 
JP-P3 - Cultural Facilities 

JP-P5: Education, Skills and Knowledge 
JP-S2 - Carbon and Energy 
JP-C2 - Digital Connectivity 
SPD6 - Supplementary Planning Document 6: Alterations & Extensions 
SPD11 - Parking Standards in Bury 
 
Procedural Issues 
This proposed building has two air conditioning units on the rear elevation of the 
building.  These air conditioning units are not noted within the development 
description and therefore do not form part of this application. A separate application 
will be required for the air conditioning units. The assessment of these and the 
suggested planning condition relating to those air-conditioning units should therefore 
be deleted. 
 



An amended plan, drawing no. HD/14251/01 Rev. A, has been received to illustrate 
the building has a level access. 
 
Principle 
SEND stands for Special Educational Needs and Disabilities. It refers to a broad 
range of needs that can affect a child's or young person's ability to learn, such as 
difficulties with reading, writing, understanding, social skills, behaviour, or physical 
abilities. 
 
UDP Policy CF1/1 - Location of Community Facilities gives regard to factors including 
impact on residential amenity, traffic generation and parking, scale and size of 
development, accessibility to shops and services, suitability of the chosen location, 
public transport and needs/requirements of those with a physical disability. 
 

The proposed development would be of an appropriate size and scale and would be 
located within the school site to serve the local area. As such, the proposed 
development would be in accordance with Policy CF1/1 of the Bury Unitary 
Development Plan. 
 
Residential Amenity 
There are no adopted aspect standards for relationships between educational 
properties and existing dwellings however, SPD 6 provides guidance on aspect 
standards between residential properties and as such, would be a reasonable guide 
in this case.  
 
The proposed building would be single storey in height and would be located 
approximately 30 metres from the rear elevations of the properties on Sandown Road, 
exceeding the 6.5 metres required by SPD 6. 
 
A number of windows are proposed on the rear elevation of the building that would 
face the residential properties.  These windows would be located approximately 3 
metres off the shared boundary and would be 2.5 metres above ground level. As 
such, they would be screened by the intervening paladin school boundary fence, the 
existing soft landscaping buffer that sits between the school and the boundary fencing 
of the neighbouring properties. This combined with the separation distance of 
approximately 30m to neighbour's habitable windows, would ensure that the proposed 
development would not have a significant adverse impact upon the amenity of the 
neighbouring properties.  
 
The agent has confirmed that the windows in the proposed building are fitted with 
window restrictors for safety reasons, which would restrict the amount of noise being 
emitted from the building. Given this and the distance to neighbour's habitable rooms, 
and that the building would only be used Monday to Friday during school hours in 
term time, it is considered that the noise generated by the proposed development 
would not have a significant adverse impact upon the amenity of the neighbouring 
properties. 
 
Therefore, the proposed development would be in accordance with Policies EN1/2 
and EN7/2 of the Bury Unitary Development Plan. 
 
Access for those with Special Needs 
Policy JP-P5, Policy CF1/1 and Policy HT5/1 seek to improve accessibility and the 
means of movement for the mobility impaired and those with special needs.  
 
The proposed building has a level access to meet the needs of the pupils and the 



building has been designed with corridors, class room doors and WC facilities to 
accommodate wheelchair users. Therefore, the proposed development would be 
accessible for all and would be in accordance with Policies CF1/1 and HT5/1 of the 
Bury Unitary Development Plan. 
 
Conditions 
The conditions are numbered as shown below. Conditions 2 has been amended and 
condition 3, which related to the air conditioning units has been deleted. 
 
1. Permission is hereby granted for a limited period only, namely for a period expiring 
3 years from the date of this decision notice, and the building, works and use 
comprising the development for which permission is hereby granted are required to 
be respectively removed and discontinued at the end of the said period and the land 
reinstated to its former condition unless a valid application is received by the Local 
Planning Authority for its retention. 
Reason. In view of the temporary nature of the development and in order to retain 
control over its continued use having regard to the particular nature of the site and 
surroundings pursuant to The National Planning Policy Framework.  
 
2. This permission relates to the following plans: 
 
Drawing no. JE420066054A: Location Plan, Proposed Block Plan; and, 
 
Drawing no.  HD/14251/01 Rev. A: Proposed elevations & floor plan 
 
Except as provided for by other conditions to this permission, the development shall 
be carried out in complete accordance with the approved drawings. 
 
Reason. For the avoidance of doubt and to ensure a satisfactory standard of 
development in accordance with the policies contained within the Bury Unitary 
Development Plan, the Places for Everyone Joint Development Plan and the National 
Planning Policy Framework. 
 

 

Item:08 240 Bolton Road, Bury, BL8 2PA  Application No.  71978 
 Change of use from dwelling (Class C3) to 8 bed house in multiple occupation (HMO) 

(sui generis) including extending/raising the roof over existing rear garage 
 

Extension of Time - Yes - 24/10/25  
 
First floor and loft ground floor plans have been attached. 
 
Publicity 
Neighbour letters sent on the 27th June 2025 and 2nd July 2025. 
Site notice posted 4th July 2025. 
Following receipt of amended plans, reducing the number of bedrooms additional 
letters sent 10th September 2025. 
 
Consultation 
Traffic - No further comments to report. 
 
Issues and analysis 
Visual Amenity  
The proposals involve alterations to the garage elevation of the property. This would 
include raising the boundary wall and roof, and a hip to gable extension that was 



undertaken under a Lawful Development Certificate. These works have been 
undertaken and has been completed in brickwork that does not match the existing 
property. The agent has advised that the applicant is willing tint these bricks to help 
them tie into the existing garage, which will be secured by condition. 
 
Waste Management  
Bins would be collected from Glenboro Avenue not Hampson Mill Lane.  
 
Highway Safety 
Supplementary Planning Document 11 has been updated and does now include a 
section on parking for HMOs. The site is located within Zone 3 and as such, the 
proposal should provide 0.5 spaces per bedroom, 1 secure, covered cycle storage 
space per bedroom and chargers for electric vehicles. The SPD acknowledges 
alternative provision levels to be considered to be considered on a case-by-case 
basis.  
 
This would equate to 2 parking spaces, 8 secure cycle storage spaces and 2 Ev 
chargers. 
 
The proposed development would provide 3 parking spaces, 8 secure cycle storage 
spaces and an EV charging point that would serve 2 vehicles. The main report has 
assessed the level of parking against the location of the site, and it is acknowledged 
that the level of parking provision for HMO’s and shared housing tend to attract 
occupiers with lower-than-average levels of car ownership compared to the general 
population. As such, the level of proposed parking is therefore, considered to be 
acceptable and would be in accordance with Policy HT2/4 of the Bury Unitary 
Development Plan and SPD11.  
 
Conditions 
Condition 5 has been added in relation to the tinting of bricks: 
 
5. Within 3 months of the date of this decision, the applicant shall tint the bricks used 
in both the hip to gable extension and in raising the roof of the rear extension/ garage, 
to match the colour of the original house.  
Reason. In the interests of the external finishing materials for the proposal hereby 
approved matching those of the existing building, 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 and the National Planning Policy 
Framework. 
 
 

 








