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1. Introduction. 
 

1.1 This Planning Statement has been prepared by Seymour Planning (SP) Ltd on 
behalf of Paul Cook Developments (Whitehaven) Ltd and Jigsaw Homes in 
support of their planning application for a new build social housing development 
for 30 no. dwellings with associated access road, landscaping and infrastructure 
works at Station Works, Bury Road, Radcliffe, Manchester, M26 2UA. 
 

1.2 The application site is currently vacant have been cleared in 2011.  The site has 
not been used since and therefore offers no benefit to the local environment or 
amenities.   

 
1.3 The purpose of this Planning Statement is to examine the main planning issues 

relating to the development proposed.  This Planning Statement is informed by 
and should be read in conjunction with the following plans and supporting 
documents: 

 
• Existing and Proposed Plans (produced by Jenkins Design Services) 

• Architectural Design and Access Statement (produced by Jenkins Design 
Services) 

• Crime Impact Statement (produced by Greater Manchester Police - design 
for security) 

• Sustainable Drainage Strategy (produced by LK Group) 

• Preliminary Ecology Appraisal (produced by Pennine Ecology) 

• Flood Risk Assessment (produced by Evans) 
• Final Flood Risk Assessment including Drainage Strategy (produced by 

Westlakes) 

• Bury Council SuDS pro forma (completed by Westlakes) 
• Highways Technical Note (produced by SCP) 

• Landscape Layout (produced by TEL) 

• Outdoor Lighting Report (produced by Harrtron) 

• Noise Impact Assessment (produced by Azymuth Acoustics UK) 
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• Phase 1 Geo-Environmental Desk Study (produced by The Land 
Consultancy) 

• Arboricultural Impact Assessment with Arboricultural Method Statement 
(produced by Pennine Ecology) 

• Bio-diversity Net Gain Assessment (produced by Pennine Ecology) 

• Draft S106 Heads of Terms  
 
1.4 This Planning Statement demonstrates why the proposal accords with national 

and local planning policy.  It explains why the proposal constitutes sustainable 
development.  It justifies why planning permission should be granted. 
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2. Site location and analysis. 
 
2.1 The application site is vacant and comprises a large area of concrete 

hardstanding that was formerly occupied by warehouse/industrial buildings.  The 
site has vehicular access points onto Bury Road which bounds the western 
boundary of the site.   
 

2.2 To the north of the site lie residential properties accessed off Bury Road and 
Newbridge Close.  A large industrial building flanks the eastern site boundary 
beyond which lies a residential area.  A watercourse separates these two 
landuses in the north-eastern corner.  To the south of the site, beyond the 
southern application site boundary, the concrete hardstanding continues and is 
occupied by third party land in use as an engineering works.  To the west, on the 
opposite side of Bury Road, lie a row of residential properties followed by a run 
of commercial properties to the north including a petrol filing station. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
   Figure 1: Site location. 



 

 6 

2.3 The site lies within a sustainable/accessible location close to a wide range of 
services and facilities within an existing residential area. 
 

2.4 The site is not in a conservation area.  
  
2.5 There are no public rights of way that cross site. 

2.6 The site is not affected by any Statutorily Listed or Locally Listed Buildings. 

2.7 The site is designated as lying within land covered by Flood Zones 1 and 2 
according to the Environment Agency (EA) Flood Map. 
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3. Planning History. 
 

3.1 The application site has the following relevant previous planning history: 
 

• 61145 – Outline application for a mixed use development comprising two 
apartment blocks and employment building (Use class B1) with associated car 
parking, refuse and amenity space (all matters reserved).  Application 
approved with conditions 25/6/20. 
 

• 59547 – Outline residential development with details of access (all other 
matters reserved).  Application withdrawn 6/12/16. 
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4. Pre-application advice. 
 
4.1 Prior to submission of this planning application the project team engaged with 

the Local Planning Authority (LPA) in accordance with advice within the National 
Planning Policy Framework (paragraphs 39 – 46).  
 

4.2 An initial formal pre-application advice submission was made to the LPA on 26th 
January 2022.  It raised the question of the potential for a social housing 
residential development at this site. 

 
4.3 Feedback was received from the LPA and the scheme layout revised accordingly.  

In summary the layout was adapted to reflect the advice received as follows: 

• Amendment to road layout and dimensions. 
• Adding to and lengthening the terrace fronting Bury Road. 
• The inclusion of dual fronted dwellings at Plots 1 and 20. 
• Reduction in the number of dwellings backing onto the industrial building to 

the immediate east of the site and increasing the intervening distance to the 
remaining dwellings has been increased to around 14m-15m.  

• Commensurate increase in the number of dwellings along the southern 
boundary.  

• Reduction of parallel parking and introduction of side tandem parking to 
most of the semi-detached dwellings.  

• Introduction and increase of cycle storage facilities.  

4.4  A copy of Bury Councils pre-application response is attached at appendix 1. 
 

4.5 This planning application has therefore evolved over time taking on board the 
advice of the LPA to arrive at the final design solution and proposal.  This chapter 
therefore clearly identifies a willingness to fully engage with the LPA at pre-
application stage to front-load the planning process in accordance with national 
planning advice. 
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5. The Proposal. 
 
 
5.1 This full planning application is submitted on behalf of Paul Cook Developments 

(Whitehaven) Ltd and Jigsaw Homes. 
 
5.2 It seeks planning permission for a new build social housing development for 30 

no. dwellings with associated access road, landscaping and infrastructure works 
at Station Works, Bury Road, Radcliffe, Manchester, M26 2UA. 

 
5.3 The site is currently vacant having been cleared of its previous buildings and use 

in 2011. 
 

5.4 The proposed layout would arrange 30 no. properties around a single access road 
off Bury Road.  The properties comprise 20 no. semi-detached houses and 10 
no. apartments.  The 10 no. apartments are located within a short terrace that 
would front directly onto Bury Road with the access road to the wider site located 
directly to the south.  The apartments are served by a communal car park to rear.  
The 20 no. semi-detached houses are sited against the southern, eastern, and 
northern boundaries and orientated to face into the site.  Each property has its 
own car parking space(s) and private amenity space. 

 
5.5 In terms of occupancy the accommodation would be 100% affordable operated 

via joint applicants Jigsaw Homes. 
 

5.6 The proposed new access road would be constructed to adoptable standard with 
bell-mouth access point, 5.5m wide carriageway and 2m footways.  At the end of 
each section of the road a small area of unadopted highway would be provided. 

 
5.7 In terms of design and accommodation all dwellings are similar being two storeys 

in height with conventional pitched roofs above.  There are 5 no. house types 
proposed within the development (House types A, B, C, D and E).  House types 
A, B, D and E are variations on a theme offering either 3 no. or 2 no. bedrooms 
across slightly differing floorplate dimensions.  House type C comprise 
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apartments set across two floors of the frontage terrace each offering 1 no. 
bedroomed accommodation. 

 
5.8 In terms of appearance and materials all properties would use a consistent facing 

brickwork with some feature detailing, interlocking concrete roof tiles and upvc 
windows/doors. 

 
5.9  Please refer to the accompanying Design and Access Statement by Jennings 

Design Services which provides a full analysis of the design development, house 
type details and materials of construction for the development. 

 
5.10 The development would be set within landscaped grounds.  The landscaping 

scheme provides a mix of native standard trees, single species hedge, mixed 
native hedgerow, ornamental shrub planting and wildflower mix.  Please refer to 
the accompanying Landscape Plan for more details. 

 
5.11 The development would provide adequate refuse storage space and cycle 

storage to serve residents. 
 

5.12 Electric Vehicle Charge Points (EVCP) would be provided to serve the 
properties. 

 

 
    Figure 2: Typical elevation detail – please refer to Design and Access Statement. 
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6. Local Planning Policy. 
 
6.1 Legal Context. 

 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
applications to be determined in accordance with the statutory Development Plan 
unless material considerations indicate otherwise. 

 
The statutory Development Plan in this instance comprises polices set out in: 
 

• Bury Unitary Development Plan (BUDP) and its policies which has been 
saved by direction under paragraph 1(3) of Schedule 8 to the Planning and 

Compulsory Purchase Act 2004 alongside the BUDP Proposals Map. 
 

• Greater Manchester Joint Waste Development Plan Document - sets out 
a waste planning strategy to 2027 which enables the adequate provision of 
waste management facilities in appropriate locations for municipal, 
commercial, and industrial, construction and demolition and hazardous 
wastes (adopted April 2012).  

 

• Greater Manchester Joint Minerals Plan - sets out a planning policy 

framework to inform minerals developments and associated infrastructure 
up to 2028, whilst protecting the environment and communities from adverse 
impacts (adopted April 2013). 

 
As the BUDP was adopted prior to the publication of the National Planning Policy 
Framework (NPPF) the weight to be attached to Development Plan policies should 
be judged against whether they accord with the NPPF and the National Planning 
Practice Guidance (NPPG). 
 

6.2 Saved policies of the BUDP Review.  
 

The site is allocated as lying within an unallocated urban area on the saved BUDP 
proposals map.   
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Relevant policies are: 

EN1 – Built Environment 

EN1/1 – Visual Amenity 

EN1/2 - Townscape and Built Design 

EN1/3 - Landscaping Provision 

EN1/5 – Crime Prevention 

EN1/7 – Throughroutes and Gateways 

EN7 - Pollution Control 

EN7/2 – Noise Pollution 

EN7/5 – Waste Water Pollution 

EN8/2 – Woodland and Tree Planting 

EC2/2 – Employment Land and Premises. 

H1 - Housing Land Provision 

H1/2 - Further Housing Development 

H2 - Housing Environment and Design 

H2/1 - The Form of New Residential Development 

H2/2 - The Layout of New Residential Development 

H4 - Housing Need 

H4/1 – Affordable Housing 

HT2/4 - Car Parking and New Development 

HT5/1 – Access for those with Special Needs 

HT6/1 – Pedestrian and Cyclist Movement 

RT2/2 – Recreation Provision in New Housing 
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6.3 Housing Evidence Base. 

 

Bury’s Five Year Supply of Deliverable Housing Land April 2020 monitoring report 

identifies that the Council is unable to demonstrate a five year supply of housing 
based on Local Housing Need irrespective of buffer.  It reports at best 2.0 years 
supply (5% buffer) and at worst 1.7 years supply (20% buffer).   

Bury’s Strategic Housing Land Availability Assessment 2022 (SHLAA) sets out the 

Councils evidence base to support the delivery of sufficient land for housing to meet 
the community’s need for new homes.  Its main purpose is to identify sites with 
potential for housing and assess when they are likely to be developed. 

The application site is listed within the SHLAA as a Category 2 site “Sites with an 
Extant Planning Permission.  The site is listed as follows: 

• HL/2339/00 – Station House, Bury Road, Radcliffe (see appendix 2 for full 

details). 

 

6.4 Supplementary Planning Guidance. 

 
Supplementary Planning Guidance (Saved SPG’s and SPD’s) does not form part of 
the Statutory Development Plan nevertheless it does provide non-statutory Council 
approved guidance that supports the adopted CS and saved SUDP Review policies 
and is a material consideration when determining planning applications. 
 
The following supplementary guidance documents are relevant: 
 

• SPD1: Open Space, Sport and Recreation Provision. 

• SPD 11: Parking Standards in Bury. 

• SPD 14: Employment Land and Premises. 

• SPD 16: Design and Layout of New Development in Bury. 
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7. National Planning Policy. 
 
Background. 
 
7.1 The National Planning Policy Framework (NPPF) was republished in February 

2019. The NPPF sets out the Government’s economic, environmental and social 
planning policies for England. Taken together, these policies articulate the 
Government’s vision for sustainable development which should be interpreted 
and applied in determining planning applications. 

7.2 In addition, the Government published its National Planning Practice Guidance 
(PPG) in March 2014. The web-based resource pools together a series of planning 
guidance documents into a new format.  It is intended to be used to assist in the 
interpretation and execution of the NPPF.  It is also therefore a material 
consideration in the determination of this application. 

National Planning Policy Framework (NPPF). 

 

7.3 Relevant points which positively relate to the proposed development are outlined 
as follows: 

• Paragraph 7 outlines the purpose of the planning system is to contribute to 
the achievement of sustainable development.  

• Paragraph 8 specifies that there are three objectives to sustainable 
development: economic, social, and environmental.  

• Paragraph 11 specifies that at the heart of the planning system is a 
presumption in favour of sustainable development, which should be seen as a 
golden thread running through both plan making and decision taking. 

For decision taking this means: 

Ø Approving development proposals that accord with the development plan 
without delay; and 
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Ø Where the development plan is are out-of-date, granting permission 
unless:  

• The application of policies in the Framework that protect areas or 
assets of particular importance provides a clear reason for refusing 
the development proposed. 
 

• Any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in the Framework taken as a whole. 
 

• Paragraph 59 states LPA’s should support the Governments’ objective of 
significantly boosting the supply of homes, that it is important that a sufficient 
amount and variety of land can come forward where needed and that the 
needs of groups with specific housing requirements are addressed. 
 

• Paragraph 61 states that the size, type and tenure of housing needed for 
different groups in the community should be assessed and reflected in 
planning policies. 
 

• Paragraph 119 identifies that planning should promote an effective use of land 
in meeting the need for homes and other uses, while safeguarding and 
improving the environment and ensuring safe and healthy living conditions. 
 

• Paragraph 120 states that planning decisions should give substantial weight 
to the value of using suitable brownfield land within settlements for homes and 
support opportunities to remediate derelict land; promote the development of 
under-utilised land especially wear this would help meet identified needs for 
housing wear land supply is constrained and available sites could be used for 
effectively e.g. service yards;  
 

• Paragraph 122 states planning decisions need to reflect changes in demand 
for land.  Where an LPA considers there is no reasonable prospect of an 
application coming forward for the use allocated in a planning application for 
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alternative uses should be supported where the proposed use would met an 
unmet need for the development of an area. 
 

• Paragraph 123 advises that LPA’s should take a positive approach to 
applications for alternative uses of land wear it is currently developed but not 
allocated for a specific purpose where this would help to meet an identified 
need including use of employment land for homes in areas of high housing 
demand, provided this would not undermine key economic sectors or sites. 
 

• Paragraph 124 specifies that planning decisions should support development 
that makes efficient use of land considering including identified needs for 
housing, promoting regeneration and change and providing well-designed, 
attractive, and healthy places. 
 

• Paragraph 125 states that where there is an identified housing need low 
densities should be avoided to ensure that developments make optimal use of 
each site. 
 

• Paragraph 126 identifies that the creation of high quality buildings and places 
is fundamental to what the planning and development process should achieve. 
Good design is a key aspect of sustainable development, creates better places 
in which to live and work and helps make development acceptable to 
communities.  
 

• Paragraph 130 outlines that planning policies and decisions should ensure that 
developments: 
 
a) Will function well and add to the overall quality of the area, not just for the 

short term but over the lifetime of the development; 
b) Are visually attractive as a result of good architecture, layout and 

appropriate and effective landscaping; 
c) Are sympathetic to local character and history, including the surrounding 

built environment and landscape setting, while not preventing or 
discouraging appropriate innovation or change (such as increased 
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densities); 
d) Establish or maintain a strong sense of place, using the arrangement of 

streets, spaces, building types and materials to create attractive, 
welcoming and distinctive places to live, work and visit; 

e) Optimise the potential of the site to accommodate and sustain an 
appropriate amount and mix of development (including green and other 
public space) and support local families and transport networks; and 

f) Create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and 
future users; and where crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion and resilience. 

 
• Paragraph 134 states that development that is not well designed should be 

refused, especially where it fails to reflect local design guidance and 
supplementary planning documents such as design guides and codes.  
Conversely, significant weight should be given to: 
 
a) Development which reflects local design policies and government guidance 

on design, taking into account any local design guidance and 
supplementary documents such as design guides and codes; and/or 

b) Outstanding or innovative design which promote high levels of 
sustainability, or help raise the standard of design more generally in an area, 
so long as they fit in with the overall form and layout of their surroundings. 
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8. Planning analysis. 
 

Analysis. 
 

7.1 The main planning issues for consideration are: 
 

• Principle of Development. 
 

• Housing Policy. 
 

• Residential Design, Layout and Amenity. 
 

• Highways and parking. 
 

• Environmental considerations. 
 

• Sustainable development. 
 

 
Principle of Development. 

 
8.1 The site lies within an unallocated urban area as identified in the BUDP.    

 
8.2  In respect of the broadest land use planning principles the redevelopment of land 

within the urban area for residential purpose does not conflict with the 
development plan. 

 
8.3 The site was last used for warehousing although all buildings allowing this use 

were demolished in 2011 following a fire at the site. 
 
8.4 Policy EC2/2 of the BUDP and associated SPD 14 pertain to unallocated 

employment land and seek to protect such sites, in the interests of protecting 
employment opportunities within the borough, unless there are material 
considerations that would indicate otherwise e.g. viability.   

 
8.5 The Council has previously taken the view, given the sites former use, that this 

site is protected under policy EC2/2 and the associated SPD.  The pre-application 
response to this proposal indicates a similar view however acknowledges several 
other factors are relevant to this proposal and that if the continued use of the site 
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for employment purposes can be demonstrated as being unsuitable then the 
principle of loss of the site to residential would likely be acceptable. 

 
8.6 This submission takes on board the advice of the pre-application response.  It is 

agreed that there are several other factors that justify the residential development 
of this site and there should not be a pure reliance on policy EC2/2 and SPD14.  
These factors are set out below. 

 
8.7 Firstly, although the application site was last used for warehousing the site was 

cleared of all buildings via demolition in 2011 and has never been reused.  
According to planning law, as per the decision of the Court of Appeal in Iddenden 

v SSE, the site therefore now has a nil use.  The former warehousing use of the 

site has been extinguished following the demolition of the buildings.  Planning 
permission would therefore now be required for the site to be used for any 
purpose including warehousing or other employment generating uses.  The site 
no longer carries an employment landuse.  The automatic application of policy 
EC2/2 and SPD 14 is therefore highly debatable given the above legal position. 

 
8.8 Secondly, Policy EC2/2 and associated SPD 14 are out-of-date.  The BUDP was 

adopted in 1997.  SPD 14 was adopted in 2011.  Both are now significantly less 
relevant than at their time of adoption.  This is abundantly clear within the 
introduction text of SPD 14 which refers to the document’s adoption at a time 
when there was already a “significant oversupply of housing in the Borough”.  This 
is not the case today as set out in paragraph 8.11 below.  Given the purpose of 
the policy/SPD was to protect unallocated employment sites being lost to housing 
in a period when housing was not in short supply the planning balance has now 
clearly tipped in favour of housing rather than employment purposes (see para’s 
8.9 and 8.11 below). 

 
8.9 Thirdly, contrary to the outdated development plan and SPD position, the 

Councils latest evidence base for housing land supply is relatively up-to-date (last 
published 2020) clearly identifying the Council is unable to demonstrate a five 
year supply irrespective of buffer.  The Councils latest evidence base for 
employment land (also dated 2020) is, on the other hand, less conclusive on 
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overall employment supply within the borough acknowledging an intended shift 
towards district employment floorspace requirements as required by Places For 
Everyone (formerly GMSF) which has yet to be adopted.  Paragraph 122 of the 
NPPF identifies that planning policies and decisions need to reflect changes in 
demand for land.  Paragraph 123 of the NPPF goes further to encouraging local 
planning authorities to take a positive approach to alternative uses of land which 
is currently developed but not allocated for a specific purpose where this would 
help meet an identified development need.  As set out above Bury has a clear 
identified need for new housing.   

 
8.10 Fourthly, in 2020 the local planning authority granted planning permission for 

a mixed-use development of the site comprising 2 no. apartment blocks (of up 32 
no. apartments) and a B1 employment building under planning permission 61145 
(see planning history above).  This permission remains extant until 25/6/2023 and 
is therefore a material consideration.  The indicative plan attached to the approval 
identified an approximate split of 2/3 housing to 1/3 employment.  The planning 
application was accompanied by a viability case which successfully 
demonstrated that the site was not viable for redevelopment solely for 
employment generating purposes - a case which the Council accepted.  Since 
that time planning permission 61145 has not been implemented and there has 
been no further interest in developing the site under that consent.  It is submitted 
therefore, that regardless of relevance as per paragraph 8.6 above, the site has 
been previously exposed to the rigorous tests of policy EC2/2 and SPD 14. 
Despite adhering to policy and SPD requirements this has not resulted in securing 
the sites development.  That approach has therefore failed in delivering an 
efficient and effective reuse of the site to incorporate even a low proportion of 
employment development. 

 
8.11   Fifthly, because Bury does not have an up-to-date development plan or a 

demonstrable 5 year housing land supply (plus buffer) Paragraph 11 of the NPPF 
is engaged.  There is the resulting presumption in favour of sustainable 
development unless assets of particular importance provide a clear reason for 
refusing development or any adverse impacts of granting permission would 
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significantly or demonstrably outweigh the benefits when assessed against the 
policies of the framework taken as a whole.  The NPPF is explicitly clear that this 
presumption includes applications for the provision of new housing where a local 
planning authority cannot demonstrate a five year deliverable housing supply 
(plus buffer).  The proposal seeks to provide 30 no. affordable homes at time when 
the Council has persistently not delivered on its housing land supply needs.  The 
tilted balance of the NPPF therefore weighs heavily in the favour of the sites 
repurposing for residential development particularly where this would deliver 
affordable housing.   

 
8.12 Finally, and presumably in recognition of the all the above, the application site 

has recently been added to the Councils 2022 SHLAA (see paragraph 6.3 and 
appendix 2).  The entry relates to the whole site as per this planning application.  
The entry confirms the site is suitable, available, achievable, and deliverable i.e., 
it meets all relevant tests and could come forward for development in a timeframe 
of 0 – 5 years.   It identifies the site has a capable housing capacity of 44 no. units 
notably 12 no. units more than the planning permission 61145 (32no. units). 

 
8.13 In summary given:  

 
• the sites longstanding nil use. 

• the local planning authorities out of date development plan and SPD 
position. 

• the local planning authorities demonstrable lack of housing supply and 
poor historic performance regarding the Housing Delivery Test. 

• extant planning permission 61145 for housing across two thirds of the site. 

• continued failure to deliver development in a mixed-use format via planning 
permission 61145. 

• the tilted balance of the NPPF being engaged supporting the sustainable 

development of new housing at the site (see paragraphs 8.34 – 8.51 
below); and 
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• the sites inclusion in the SHLAA representing a clear acknowledgment by 
the local planning authority that the site potential to contribute to its future 
housing land supply.  
 

It would be unreasonable for the local planning authority to resist wholesale 
residential development as proposed under this application particularly giving 
additional weight to the wider affordable housing benefits this application 
promotes.  
 

8.14 Given all the above it would also be unreasonable for the local planning 
authority to require any compensation payment for loss of employment land 
under Policy EC2/2 and SPD14. 

 

Housing Policy. 

 
8.15 As outlined above the proposal has been subject to pre-application enquiry 

with the local planning authority. 
 

8.16 As identified in the local planning authority’s response the site should be 
considered in the first instance against policy H1/2 which states that various 
factors are relevant when considering proposals for residential development 
including whether the land is within the urban area, the availability of infrastructure 
and the suitability of the site, amenity, the nature of the local environment and 
surrounding landuses. 

 
8.17 The pre-application response confirms that measured against the above the 

proposal performs extremely well as a housing site being within the urban area, 
not conflicting with surrounding landuses and being in a sustainable location with 
good access to services and public transport.  As such the site is regarded as 
being sequentially preferable for the release of land for housing. 

 
8.18 The above policy position combined with Burys poor housing land supply 

position means the NPPF tilted balance applies in favour of the sites development 
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for housing provided relevant paragraphs 119(d) i or ii are not breached.   As this 
statement demonstrates no assets of particular importance provide a clear 

reason for refusing development nor are there any adverse impacts of granting 
permission that would significantly or demonstrably outweigh the benefits when 
assessed against the policies of the framework taken as a whole. 

 
8.19 Paragraphs 119 and 120 of the NPPF provide that planning decisions should 

promote and support the need for new homes via the effective use of land and 
make as much use as possible of previously developed or “brownfield Land”.  
Given all the above new affordable housing in clearly the most appropriate and 
beneficial use for the site. 

 
8.20 The site will promote 100% affordable occupancy via a registered provider 

therefore complying with (and exceeding) the requirements of BUDP policy H4/1. 
 
Residential Design, Layout and Amenity. 

 
8.21 BUDP policies H2/1, H2/2, H2/6 and associated SPD guidance seek to ensure 

good quality residential development on urban land that provides a high level of 
amenity for its intended residents and does not impact negatively on adjoining 
land or residents. 
  

8.22 The proposal new dwellings will have no negative impact on any adjoining 
land, buildings or neighbours.  The dwellings would sit comfortably in position 
and scale in relation to the existing buildings surrounding the site.  They will 
remain well separated from existing properties that adjoin the site.  They will utilise 
a design and complimentary materials to remain in keeping with the existing listed 
building and wider surrounding area.   

 
8.23 It should be noted that the proposal follows the advice of the NPPF efficiently 

using this site to provide new housing alongside the opportunity to reuse the site.   
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8.24 In general, it is considered that the proposal will result in an attractive and 
development and vastly improve the appearance of the site to its direct benefit 
and that of the wider surroundings.   

 
8.25 The Councils SPD16 is a material consideration.  It states that its overall 

purpose is to achieve high quality design considering character, townscape, 
public realm, movement and connectivity, environmental performance diversity, 
details and materials and maintenance.  The Councils SPD 6 is used as a guide 
to assess overlooking and privacy between developments.  

   
8.26 Following pre-application discissions the design/layout was adjusted to 

adhere to the above guidance.  The proposed development would help achieve 
all the above SPD objectives and the standard required separation distances for 
normal residential development.  It would therefore provide good levels of 
residential amenity space for intended residents.   

 
8.27 In addition, the properties will provide good levels of sound attenuation, 

lighting, and safe living environment as identified in the accompanying Noise 
Impact Assessment, Lighting Report and Crime Impact Assessment documents. 

  
8.28 The proposal complies with the relevant objectives of BUDP policies H2/1, 

H2/2, H2/6, EN1/5 and the associated SPD guidance.  There are therefore not 
considered to be any residential layout or amenity reasons to resist the proposal. 

  

Highways and parking. 

 
8.29  Initially it should be noted that the site is in a highly accessible location close 

to local facilities/amenities and other forms of public transport.  This will help 
discourage the use of the private motor vehicle and mean that prospective 
tenants realistically do not need a private motor vehicle for their everyday 
activities to reside at this site. 
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8.30 The proposal also provides adequate and safe vehicular access utilising a new 
access point to meet the standard required for this type of development.  The 
proposal complies with the Councils parking standards.   
 

8.31 Safe and secure cycle parking could also be provided for the residential 
occupants within a secure and covered storage facilities.   

 
8.32 Adequate refuse storage and servicing space has can also been provided. 

 
8.33 The highways arrangements were considered by the LPA highways engineer 

as part of pre application discussions and the proposal adopts the advice 
provided in respect of access, parking, and servicing.  The provisions of the 
development in respect of all highway’s related matters are fully set out with the 
accompanying Technical Note.  

 
8.34 The proposed development therefore presents no highway safety or technical 

highway issues for concern in accordance with relevant BUDP policy and SPD 
11. 

 
Environmental considerations. 

 
8.35 Noise:  The application is supported by a Noise Impact Assessment.  It 

concludes that subject to appropriate insulation and ventilation the properties will 
deliver a good level of amenity for residents.   
 

8.36 Ecology:  The application is supported by a Preliminary Ecology Assessment.  

It identifies that there are no protected species present at the site.  Furthermore, 
it identifies that the site has very low habitat value generally due to its predominant 
concrete hardstanding characteristics.  The sites development can therefore take 
place without any detrimental ecological impact.   

 
8.37 Trees: The proposal includes an arboricultural report which makes a full 

assessment of the proposed development on the trees on site.  In summary the 
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report identifies the development can proceed without significant harm to trees 
and that there is adequate opportunity to mitigate for any loss within the 
replacement landscaping of the development.   

 
8.38 Bio-diversity Net Gain: In addition to the above the application is 

accompanied by a Bio-diversity Net Gain Assessment.  The proposed 
development would be landscaped as shown on the supporting landscaping plan.  
This would deliver a 0.25 habitat unit/108.18% overall net gain for the site as 
whole.  The proposal would result in a very minor reduction in tree provision at 
the site (loss of 0.04 habitat units) despite the inclusion of 25 no. new trees at the 
site as part of the landscaping of the development.  This is however not 
considered a determinative factor in the assessment of the proposal given the 
wholesale uplift in bio-diversity at the site that would result form the development 
taking place. 

 

8.39 Ground Conditions/Contaminated Land: The application is supported by a 
Phase 1 Geo-Environmental Study Report.  The study concludes that risks from 
ground conditions, contamination and ground gas are low.  There are therefore 
no immediate ground condition safety reasons to prohibit the residential 
development of the site as proposed.  Suitably worded planning conditions would 
normally be used to address these matters in more detail to allow for the relevant 
assessment and remediation work (where required) to be undertaken. 
 

8.40  Flood Risk/Drainage: The site is identified as lying within Flood Zone 1 and 
2 on the Environment Agency Flood Map for Planning and therefore is 
predominantly at the lowest level of risk of flooding.  The design incorporates 
finished floor levels at an appropriate height to ensure the risk of flooding is 
avoided.  This is fully set out with the supporting Flood Risk Assessment.  The 
application is also supported by a Sustainable Drainage Strategy.  The strategy 
considers infiltration-based SuDS potentially unfeasible and therefore the most 
effective method of drainage would be via a detention/flow restriction facility 
within the site before discharging to a nearby existing watercourse.  The pre-
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application advice letter from the Council confirmed that detailed drainage 
matters can be resolved via planning condition.   

 
8.41 There are therefore not considered to be any environmental reasons to prevent 

the development taking place and the proposal accords the general requirements 
of policies EN7 - EN8 of the BUDP.   

 
Sustainable Development. 

 
8.42 Bury Council currently cannot demonstrate a 5 year housing land supply.  

Paragraph 11 of the NPPF is therefore engaged and development should be 
considered in terms of whether it represents sustainable development.  As set out 
within the NPPF development should therefore be approved unless: 
 

• The application of policies in the Framework that protect areas or 
assets of particular importance provides a clear reason for refusing the 
development proposed. 
 

• Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the 
Framework taken as a whole. 

 
8.43 The proposal would secure an efficient reuse of the existing site to provide 

additional residential units within a highly accessible location in accordance with 
the Councils priorities for housing development.  
 

8.44 The development would be 100% affordable provided in conjunction with 
Registered Provider Jigsaw Homes who are joint applicants. 

 
8.45 The site is currently vacant and does not contribute to the local area or wider 

economy.  It has remained vacant for over a decade despite repeated attempts 
to redevelop including the extant mixed use planning permission ref: 61145.  It 
currently therefore offers minimal social, environmental, or economic benefit. 
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8.46 Comparably the proposed development would deliver across all three strands 
of sustainable development as set out below. 

 
8.47 In terms of social benefits, the proposal would: 

 
• Provide new modern homes that would integrate into the surrounding built 

environment expanding the local community near a range of accessible 
existing services, 

• Provide 100% affordable housing in conjunction with a Registered 
Provider meeting an identified social housing need. 

• Help address the chronic and persistent shortfall of housing supply in Bury. 

• Provide a well-designed and safe environment for residents. 
 
8.48 In terms of environmental benefits, the proposal would: 

 
• Redevelop previously developed land promoting a more effective use of 

the site. 

• Develop modern energy efficient new homes helping support a low carbon 
future. 

• Minimise impacts on ecology and provide an overall bio-diversity net gain. 

• Maximise opportunities to replant trees at the site. 
• Employ a sustainable drainage system so as not to contribute to flooding 

in the area. 

• Provide high-quality design and materials. 
 
8.49 In terms of economic benefits, the House Builders Federation housing 

calculator estimates that 30 new homes would: 
 

• Support the employment of 93 people and provide an opportunity for 
apprentices, graduates, or trainees. 

• Increase open space, community sport, leisure spending by £24,186 which 
could for example provide 1 no.  5 a side football pitch. 
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• Create a minimum of 6 affordable homes (in this case 30 affordable 
homes). 

• Generate £24,186 towards education spending which could provide up to 
11 classroom spaces. 

• Generate £361,590 in tax revenue including £33,883.80 Council Tax 
revenue. 

 
8.50 The proposal would provide social, environmental, and economic benefits in 

accordance with paragraph 8 of the NPPF as outlined within this statement. 
 

8.51 The proposal therefore undoubtedly represents sustainable development.  The 
tilted balance of paragraph 11 of the NPPF therefore weighs heavily in favour of 
this affordable housing led development of the site. 

  



 

 30 

9. Conclusion. 
 
9.1 The application seeks planning permission for the proposed residential 

redevelopment of the site for 30 no. dwellings with associated access, car parking 
and landscaping. 

9.2 The proposal will result in a housing policy compliant high-quality form of 
development.  The site is in an accessible location close to good connections 
with public transport, shops, services, and amenities.  The proposal will efficiently 
use the site to increase residential units in short supply in Bury.    The proposal 
will deliver all 30 units as affordable housing via a Registered Provider. 

9.3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
applications to be determined in accordance with the statutory Development Plan 
unless material considerations indicate otherwise. 

9.4 It is submitted that the individual merits of the proposal, in respect of compliance 
with local and national planning requirements, as set out within this statement, 
should be given full and significant weight in the determination and support of the 
application. 

9.5 The NPPF seeks to achieve sustainable development and clearly defines that this 
is the most important factor for decision making.  Paragraph 11 of the NPPF 
specifies there should be a presumption in favour of sustainable development.  
This statement has demonstrated that the planning balance weighs heavily in 
favour of the sites redevelopment for an affordable housing scheme. 

9.6 This proposal is considered to accord with the main aims and objectives of the 
development plan and represent sustainable development.  There are no 
economic, social, or environmental negative impacts that result from the 
development.  The proposal would therefore result in sustainable development in 
accordance with development plan and the NPPF. 
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9.7 It is therefore respectfully requested that the LPA grant planning permission for 
the development as proposed. 
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SP Appendix 1: Bury Council Pre-application Enquiry Response. 
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E��PDNH�PRUH�HIIHFWLYH�XVH�RI�VLWHV� WKDW�SURYLGH�FRPPXQLW\�VHUYLFHV�VXFK�DV�VFKRROV�DQG
KRVSLWDOV��SURYLGHG�WKLV�PDLQWDLQV�RU�LPSURYHV�WKH�TXDOLW\�RI�VHUYLFH�SURYLVLRQ�DQG�DFFHVV�WR
RSHQ�VSDFH�

7KURXJK� 8'3� 3ROLF\� (&����� WKH� DSSOLFDWLRQ� VLWH� LV� HIIHFWLYHO\� FRQVLGHUHG� VXLWDEOH� IRU
EXVLQHVV��LQGXVWULDO��ZDUHKRXVLQJ�DQG�OHLVXUH�DQG�WRXULVP�XVHV��7KH�SURSRVHG�GHYHORSPHQW
GLIIHUV� IURP� WKH� SUHYLRXV�DSSOLFDWLRQ� LQ� WKDW� LW� LV� VROHO\� IRU� UHVLGHQWLDO� XVH� DQG� WKHUH� LV� QR
FRPPHUFLDO�GHYHORSPHQW��5HVLGHQWLDO�LV�QRW�RQH�RI�WKH�XVHV�FRQVLGHUHG�VXLWDEOH�IRU�WKH�VLWH
LQ�SULQFLSOH�XQGHU�HLWKHU�8'3�3ROLF\�(&����

+RZHYHU�� WKH� SODQQLQJ� KLVWRU\� SHUWDLQLQJ� WR� WKH� VLWH� KDV� HVWDEOLVKHG� WKDW� UHVLGHQWLDO
GHYHORSPHQW�ZRXOG�EH�DFFHSWDEOH��7R�MXVWLI\�WKH�SURSRVDO�IRU������UHVLGHQWLDO��LW�ZRXOG�EH
DSSURSULDWH�WR�VXSSRUW�DQ\�DSSOLFDWLRQ�ZLWK�UREXVW�PDUNHWLQJ�LQIRUPDWLRQ�WKDW�GHPRQVWUDWHV
WKDW� WKH� VLWH� KDV� EHHQ� DSSURSULDWHO\� PDUNHWHG� RU� RWKHU� LQIRUPDWLRQ� WR� MXVWLI\� ORVV� RI� WKH
HPSOR\PHQW�VWDWXV�RI�WKH�VLWH��,Q�VXFK�FLUFXPVWDQFHV��LW�LV�XQOLNHO\�WKDW�FRPSHQVDWLRQ�ZRXOG
EH�VRXJKW�

,I� WKH� FRQWLQXHG� XVH� RI� WKH� VLWH� IRU� HPSOR\PHQW� SXUSRVHV� FDQ� EH� GHPRQVWUDWHG� DV� EHLQJ
XQVXLWDEOH��WKHQ�WKH�SULQFLSOH�RI�WKH�ORVV�RI�WKH�VLWH�IRU�RWKHU�SXUSRVHV�ZRXOG�EH�OLNHO\�WR�EH
DFFHSWDEOH�LQ�SULQFLSOH�

3ULQFLSOH��+RXVLQJ�
7KH� 1DWLRQDO� 3ODQQLQJ� 3ROLF\� )UDPHZRUN� LV� D� PDWHULDO� SODQQLQJ� FRQVLGHUDWLRQ� DQG� LW
HPSKDVLVHV�WKH�QHHG� IRU� ORFDO�SODQQLQJ�DXWKRULWLHV�WR�ERRVW� WKH�VXSSO\�RI�KRXVLQJ� WR�PHHW



ORFDO� KRXVLQJ� WDUJHWV� LQ� ERWK� WKH� VKRUW� DQG� ORQJ� WHUP�� 7KHUH� LV� D� SDUWLFXODU� HPSKDVLV� WR
LGHQWLI\�D�UROOLQJ�ILYH�\HDU�VXSSO\�RI�GHOLYHUDEOH�KRXVLQJ�ODQG�

%XU\
V� 6WUDWHJLF�+RXVLQJ� /DQG�$YDLODELOLW\� $VVHVVPHQW� VHWV� RXW� WKH� ODWHVW� KRXVLQJ� VXSSO\
SRVLWLRQ��ZKLFK�LV�PDGH�XS�ZLWK�VLWHV�WKDW�KDYH�DQ�H[WDQW�SODQQLQJ�SHUPLVVLRQ�DQG�VLWHV�WKDW
KDYH� SRWHQWLDO� WR� REWDLQ� SODQQLQJ� SHUPLVVLRQ� LQ� WKH� IXWXUH�� 7KLV� VKRZV� WKDW� WKHUH� DUH� D
QXPEHU� RI� VLWHV� ZLWKLQ� WKH� %RURXJK� ZLWK� WKH� SRWHQWLDO� WR� GHOLYHU� D� VLJQLILFDQW� DPRXQW� RI
KRXVLQJ��+RZHYHU��QRW�DOO�RI�WKHVH�VLWHV�ZLOO�FRQWULEXWH�WR�WKH�ILYH�\HDU�VXSSO\�FDOFXODWLRQV�DV
PDQ\� VLWHV�ZLOO� WDNH� ORQJHU� WKDQ� ILYH� \HDUV� WR� FRPH� IRUZDUG� DQG� EH� IXOO\� GHYHORSHG� �H�J�
VRPH� ODUJH� VLWHV� FRXOG� WDNH�XS� WR� WHQ� \HDUV� WR� EH� FRPSOHWHG���$V� VXFK�� ODWHVW�PRQLWRULQJ
LQGLFDWHV�WKDW�WKH�&RXQFLO�LV�XQDEOH�WR�GHPRQVWUDWH�D�ILYH�\HDU�VXSSO\�RI�GHOLYHUDEOH�KRXVLQJ
ODQG�� ,Q�DGGLWLRQ� WR� WKLV��SDVW�XQGHU�GHOLYHU\�RI�KRXVLQJ�KDV�UHVXOWHG� LQ�%XU\�KDYLQJ�D� 
ORZ

KRXVLQJ�GHOLYHU\�WHVW�UHVXOW��7KLV�QHHGV�WR�EH�WUHDWHG�DV�D�PDWHULDO�IDFWRU�ZKHQ�GHWHUPLQLQJ
DSSOLFDWLRQV�IRU�UHVLGHQWLDO�GHYHORSPHQWV�

7KHUHIRUH�� LQ� UHODWLRQ� WR� WKH� SURSRVHG� GZHOOLQJ�� SDUDJUDSK� ��G�� RI� WKH� 1DWLRQDO� 3ODQQLQJ
3ROLF\�)UDPHZRUN�VWDWHV�WKDW�ZKHUH�WKHUH�DUH�QR�UHOHYDQW�GHYHORSPHQW�SODQ�SROLFLHV��RU�WKH
SROLFLHV�ZKLFK�DUH�PRVW� LPSRUWDQW� IRU�GHWHUPLQLQJ� WKH�DSSOLFDWLRQ�DUH�RXW�RI�GDWH��SODQQLQJ
SHUPLVVLRQ�VKRXOG�EH�JUDQWHG�XQOHVV�
L�� 7KH� DSSOLFDWLRQ� RI� SROLFLHV� LQ� WKH� )UDPHZRUN� WKDW� SURWHFW� DUHDV�� RU� DVVHWV� RI� SDUWLFXODU
LPSRUWDQFH��SURYLGHV�D�FOHDU�UHDVRQ�IRU�UHIXVLQJ�WKH�GHYHORSPHQW�SURSRVHG��RU
LL�� $Q\� DGYHUVH� LPSDFWV� RI� GRLQJ� VR� ZRXOG� VLJQLILFDQWO\� DQG� GHPRQVWUDEO\� RXWZHLJK� WKH
EHQHILWV��ZKHQ�DVVHVVHG�DJDLQVW�WKH�SROLFLHV�LQ�WKH�)UDPHZRUN��WDNHQ�DV�D�ZKROH�

7KHUHIRUH�� LQ� WKLV� FDVH� WKH� 
WLWOHG� EDODQFH
� DSSOLHV� DQG� SODQQLQJ� SHUPLVVLRQ� VKRXOG� EH
JUDQWHG�XQOHVV�WKH�DERYH�SRLQWV�3DUD����G��L�RU�LL�DSSO\�

3ROLF\� +���� VWDWHV� WKDW� WKH�&RXQFLO� ZLOO� KDYH� UHJDUG� WR� YDULRXV� IDFWRUV�ZKHQ� DVVHVVLQJ� D
SURSRVDO� IRU� UHVLGHQWLDO� GHYHORSPHQW�� LQFOXGLQJ� ZKHWKHU� WKH� SURSRVDO� LV� ZLWKLQ� WKH� XUEDQ
DUHD�� WKH�DYDLODELOLW\�RI� LQIUDVWUXFWXUH�DQG� WKH�VXLWDELOLW\�RI� WKH�VLWH��ZLWK� UHJDUG� WR�DPHQLW\�
WKH�QDWXUH�RI�WKH�ORFDO�HQYLURQPHQW�DQG�WKH�VXUURXQGLQJ�ODQG�XVHV�

7KH�VLWH� LV� ORFDWHG�ZLWKLQ�WKH�XUEDQ�DUHD�DQG�WKHUH�DUH�D�PL[�RI�XVHV�� LQFOXGLQJ�UHVLGHQWLDO
DQG�FRPPHUFLDO� LQ� WKH� ORFDOLW\��$V�VXFK�� WKH�SURSRVHG�GHYHORSPHQW�ZRXOG�QRW�FRQIOLFW�ZLWK
WKH� VXUURXQGLQJ� ODQG�XVHV�DQG�ZRXOG� EH� LQ� D� VXVWDLQDEOH� ORFDWLRQ�ZLWK� UHJDUG� WR� VHUYLFHV
DQG� SXEOLF� WUDQVSRUW�� 7KHUHIRUH�� WKH� SURSRVHG� GHYHORSPHQW� ZRXOG� EH� LQ� DFFRUGDQFH� ZLWK
3ROLF\�+����RI�WKH�%XU\�8QLWDU\�'HYHORSPHQW�3ODQ�

7KH�VLWH�LV�ORFDWHG�ZLWKLQ�WKH�XUEDQ�DUHD��VXUURXQGHG�E\�D�PL[�RI�HVWDEOLVKHG�UHVLGHQWLDO�DQG
FRPPHUFLDO� XVHV� DQG�ZLWKLQ� ���P� RI� URXWHV�ZHOO� VHUYHG� E\� SXEOLF� WUDQVSRUW� DQG� FORVH� WR
IDFLOLWLHV��JRRGV�DQG�VHUYLFHV�

$V� VXFK�� WKH� VLWH� LV� WKH�PRVW� VHTXHQWLDOO\� SUHIHUDEOH� IRU� WKH� UHOHDVH� RI� ODQG� IRU� KRXVLQJ�
)XUWKHUPRUH�� WKH� VLWH� IDOOV� LQ� D� VXVWDLQDEOH� ORFDWLRQ� ZLWK� UHJDUG� WR� VHUYLFHV� DQG� SXEOLF
WUDQVSRUW�� 7KXV�� WKH� SULQFLSOH� RI� WKH� GHYHORSPHQW� LV� OLNHO\� WR� EH� DFFHSWDEOH�� VXEMHFW� WR
MXVWLILFDWLRQ� IRU� WKH� ORVV� RI� WKH� HPSOR\PHQW� VWDWXV� RI� WKH� VLWH� DQG� FRQVLGHUDWLRQ� RI� WKH
VXEVHTXHQW�PDWWHUV�

/D\RXW�DQG�GHVLJQ
%XU\�8'3�SROLF\�+����UHODWHV�WR�WKH�OD\RXW�RI�UHVLGHQWLDO�GHYHORSPHQW��,W� LV�FRQVLGHUHG�WKDW
WKH� DPHQGHG� OD\RXW� UHSUHVHQWV� DQ� LPSURYHPHQW� RYHU� WKH� RULJLQDO� VXEPLVVLRQ� DQG� ZRXOG
GHOLYHU� D� PRUH� UREXVW� VWUHHW� VFDSH� WR� %XU\� 5RDG� DQG� ZLWKLQ� WKH� VFKHPH�� UHGXFH� WKH
GRPLQDQFH�RI�FDU�SDUNLQJ�LQ�WKH�VWUHHW�VFHQH�



7KHUH�ZRXOG�EH�DQ�DFFHSWDEOH�OHYHO�RI�SULYDWH�DPHQLW\�VSDFH�WR�HDFK�UHVLGHQWLDO�XQLW��7KHUH
ZRXOG�EH� VSDFH� IRU� LQ�FXUWLODJH�ELQ� VWRUDJH��'HWDLOV� RI� DQ\�ERXQGDU\� WUHDWPHQWV�ZRXOG�EH
UHTXLUHG�DW�DSSOLFDWLRQ�VWDJH�

$PHQLW\
7KH� /RFDO� 3ODQQLQJ� $XWKRULW\� VHHNV� FRPSOLDQFH� ZLWK� WKH� 
7HFKQLFDO� KRXVLQJ� VWDQGDUGV� ±
QDWLRQDOO\�GHVFULEHG�VSDFH�VWDQGDUG
�LQ�UHODWLRQ�WR�RYHUDOO�IORRU�VSDFH�DQG�PLQLPXP�EHGURRP
GLPHQVLRQV�LQ�RUGHU�WR�SURYLGH�DQ�DFFHSWDEOH�VWDQGDUG�RI�DPHQLW\�IRU�RFFXSLHUV��,W�ZRXOG�

6XSSOHPHQWDU\�3ODQQLQJ�'RFXPHQW���SURYLGHV�JXLGDQFH�RQ�DVSHFW�VWDQGDUGV�DQG�DV�VXFK�
LV�D�XVHIXO�JXLGH�LQ�WKLV�LQVWDQFH��7KH�JXLGDQFH�VXJJHVWV�WKDW�WKHUH�VKRXOG�EH�D�PLQLPXP�RI�
x ���PHWUHV�EHWZHHQ�GLUHFWO\�IDFLQJ�KDELWDEOH�URRP�ZLQGRZV�
x ���PHWUHV�EHWZHHQ�D�WZR�VWRUH\�EODQN�ZDOO�DQG�D�KDELWDEOH�URRP�ZLQGRZ
x ����PHWUHV�EHWZHHQ�D�VLQJOH�VWRUH\�EODQN�ZDOO�DQG�D�KDELWDEOH�URRP�ZLQGRZ
x �� PHWUHV� IURP� WKH� ILUVW� IORRU� KDELWDEOH� URRP� ZLQGRZ� DQG� WKH� ERXQGDU\� ZLWK� WKH

QHLJKERXULQJ�SURSHUW\�

7KHVH�VWDQGDUGV�DUH�EDVHG�XSRQ�D�WZR�VWRUH\�GZHOOLQJ��)RU�HDFK�DGGLWLRQDO�VWRUH\�LQ�KHLJKW�
��PHWUHV�VKRXOG�EH�DGGHG�WR�WKH�DVSHFW�VWDQGDUG�

,W�LV�QRWHG�WKDW�VRPH�GZHOOLQJV�KDYH�PDLQ�KDELWDEOH�URRP�ZLQGRZV�RSSRVLQJ�EODQN�JDEOHV�DW
D�OHVVHU�GLVWDQFH�WKDQ�WKH�DVSHFW�VWDQGDUGV�VXJJHVW��+RZHYHU��WKHUH�PD\�EH�D�MXVWLILFDWLRQ
IRU�QRQ�FRPSOLDQFH�ZKHUH�LW�FRXOG�EH�GHPRQVWUDWHG�WKDW�WKLV�ZRXOG�QRW�UHGXFH�DPHQLW\�WR�DQ
XQDFFHSWDEOH� OHYHO� �H�J�� WDNLQJ� LQWR� DFFRXQW� RULHQWDWLRQ�SRVLWLRQ� DQG� GHSWK� RI� RSSRVLQJ
JDEOH��

$FFHVV�DQG�KLJKZD\�VDIHW\
,Q�UHODWLRQ�WR�WKH�LQLWLDO�OD\RXW�WKH�+LJKZD\�2IILFHU�DGYLVHG�
,�DP�PRUH�LQWHUHVWHG�LQ�WKH�DSSOLFDQW�SURSRVLQJ�DQ�DFFHVV�SRVLWLRQ�LQ�D�VDIH�SRVLWLRQ�UHODWLYH
WR� WKH� EHQG� DQG� MXQFWLRQV�DFFHVVHV� RSSRVLWH� WKH� VLWH�� DV� ZHOO� DV� HQVXUH� WKDW� YLVLELOLW\� LQ
DFFRUGDQFH� ZLWK� WKH� VWDQGDUGV� LQ� 0DQXDO� IRU� 6WUHHWV� FDQ� EH� SURYLGHG�� FOHDU� RI� DQ\
REVWUXFWLRQ�E\�WKH�KLJKZD\�WUHHV�WKDW�VWLOO�UHPDLQ�RQ�%XU\�5RDG�

7KHUHDIWHU��KH�ZDV�XQDEOH�WR�SURYLGH�IXUWKHU�FRPPHQW�WR�WKH�DPHQGHG�OD\RXW�DQG�UHIHUUHG
\RX�WR�WKH

+RZHYHU��LW�LV�QRWHG�WKDW�WKH�FXO�GH�VDF�URDG�HQGV�GR�QRW�LQFOXGH�WXUQLQJ�IDFLOLWLHV�

7KH�LQWURGXFWLRQ�RI�DGGLWLRQDO�VHFXUH�F\FOH�VWRUDJH�LV�ZHOFRPHG�

&RQFHUQLQJ� SDUNLQJ�� %XU\� 6XSSOHPHQWDU\� 3ODQQLQJ� 'RFXPHQW� ��� VHWV� RXW� WKH� PD[LPXP
SDUNLQJ�VWDQGDUGV�IRU�GZHOOLQJV��LQ�
+LJK�$FFHVV�$UHDV
��DV���VSDFHV�IRU���EHG������VSDFHV
IRU���EHG�DQG���VSDFH� IRU���EHG�:KHUH�SDUNLQJ� LV� ORFDWHG�FHQWUDOO\� IRU� IODW�DQG�DSDUWPHQW
GHYHORSPHQWV��DW
OHDVW����RI�SDUNLQJ�VKRXOG�EH�IRU�GLVDEOHG�SHUVRQV�

*URXQG�FRQGLWLRQV�DQG�DLU�TXDOLW\
7KH�(QYLURQPHQWDO�3URWHFWLRQ�2IILFHU�KDV�SURYLGHG�WKH�IROORZLQJ�FRPPHQWV�

7KH�VLWH�LV�FXUUHQWO\�YDFDQW�IROORZLQJ�WKH�GHPROLWLRQ�RI�WKH�IRUPHU�ZRUNV�DIWHU�D�ILUH�LQ�$XJXVW
������&XUUHQW� XVHV� LQ� WKH� VXUURXQGLQJ� DUHD� LQFOXGH� UHVLGHQWLDO�� DQG� FRPPHUFLDO� EXLOGLQJV
LQFOXGLQJ�DQ�HOHFWURSODWLQJ�ZRUNV�DQG�D�YHKLFOH�FRPSRQHQW�ZRUNV��3UHYLRXV�XVHV�DW�WKH�VLWH
KDYH�LQFOXGHG�RSHQ�ODQG��VPDOO�KROGLQJV�DQG�DQ�HQJLQHHULQJ�ZRUNV��)ROORZLQJ�WKH�GHPROLWLRQ
RI�WKH�IRUPHU�6WDWLRQ�:RUNV��WKH�VLWH�KDV�EHHQ�XVHG�IRU�YHKLFOH�VWRUDJH��3UHYLRXV�ODQG�XVHV



LQ� WKH�VXUURXQGLQJ�DUHD�KDYH� LQFOXGHG�D�PLQHUDO�ZDWHU�ZRUNV��DQ� LURQ�ZRUNV��D�EUHZHU\��D
FRWWRQ� PLOO�� UDLOZD\� ODQG�� D� SRVVLEOH� UHIXVH� WLS� DQG� UHVLGHQWLDO� SURSHUWLHV�� 7KH� VLWH� LV� QRW
ZLWKLQ� ���P� RI� DQ\� ODQGILOO� VLWHV�� EXW� D� VXUIDFH� ZDWHUFRXUVH� �IRUPHU� PLOO� UDFH�JRLW�� UXQV
DGMDFHQW� WR� WKH� QRUWK� RI� WKH� VLWH�ZKLFK� LV� FXOYHUWHG� LQ� SDUWV�� 7KH� VLWH� LV� VLWXDWHG� RQ�5LYHU
7HUUDFH� 'HSRVLWV� RYHU� WKH� 0LGGOH� &RDO� 0HDVXUHV� )RUPDWLRQ� DQG� WKH� 3HHO� +DOO� 5RFN
6DQGVWRQH�6HFRQGDU\�$�$TXLIHUV��,W�LV�YHU\�OLNHO\�WKDW�GHSRVLWV�RI�PDGH�JURXQG�H[LVW�DW�WKH
VLWH�

%DVHG�RQ�WKH�HQYLURQPHQWDO�VHWWLQJ�DQG�WKH�SURSRVHG�GHYHORSPHQW��LW�LV�UHFRPPHQGHG�WKDW
D�GHVN�VWXG\�SUHOLPLQDU\�ULVN�DVVHVVPHQW�LV�FDUULHG�RXW�DV�D�PLQLPXP�DW�DSSOLFDWLRQ�VWDJH��,W
LV�DOVR�FRQVLGHUHG�OLNHO\�WKDW�DQ�LQWUXVLYH�LQYHVWLJDWLRQ�ZRXOG�EH�UHTXLUHG��KRZHYHU��WKLV�FDQ
EH�VXEPLWWHG�DIWHU�D�GHFLVLRQ�KDV�EHHQ�PDGH�RQ�DQ\�DSSOLFDWLRQ�IRU�UHVLGHQWLDO�GHYHORSPHQW�
&RQWDPLQDWHG� ODQG� FRQGLWLRQV� ZRXOG� EH� UHFRPPHQGHG� UHTXLULQJ� D� &RQWDPLQDWHG� /DQG
3UHOLPLQDU\� 5LVN� $VVHVVPHQW�� 6LWH� ,QYHVWLJDWLRQ�� 'HWDLOHG� 5LVN� $VVHVVPHQW� DQG
5HPHGLDWLRQ�6WUDWHJ\�DQG�WKHUHDIWHU�D
&RQWDPLQDWHG�/DQG�,PSOHPHQWDWLRQ�RI�5HPHGLDWLRQ�6WUDWHJ\�DQG�6LWH�9HULILFDWLRQ�5HSRUW�

3UHYLRXV� VLWH� ZDONRYHUV� IRXQG� WKDW� WKH� VLWH� LV� FRYHUHG� ZLWK� FRQFUHWH� VODEV�� WDUPDF� DQG
KDUGFRUH� ZLWK� VRPH� GHPROLWLRQ� UXEEOH�� 7KH� ILUH� DW� WKH� VLWH� LQ� ����� OHDG� WR� DVEHVWRV
FRQWDLQLQJ�PDWHULDOV�EHLQJ�LGHQWLILHG�EH\RQG�WKH�VLWH�ERXQGDU\�

%DVHG�RQ�WKH�HQYLURQPHQWDO�VHWWLQJ�DQG�WKH�SURSRVHG�GHYHORSPHQW��LW�LV�UHFRPPHQGHG�WKDW
D�GHVN�VWXG\�SUHOLPLQDU\�ULVN�DVVHVVPHQW�LV�FDUULHG�RXW�DV�D�PLQLPXP�DW�DSSOLFDWLRQ�VWDJH��,W
LV�DOVR�FRQVLGHUHG�OLNHO\�WKDW�DQ�LQWUXVLYH�LQYHVWLJDWLRQ�ZRXOG�EH�UHTXLUHG��KRZHYHU��WKLV�FDQ
EH�VXEPLWWHG�DIWHU�D�GHFLVLRQ�KDV�EHHQ�PDGH�RQ�DQ\�DSSOLFDWLRQ�IRU�UHVLGHQWLDO�GHYHORSPHQW�

7KLV�ZRXOG�EH�DFKLHYHG�E\�ZD\�RI�LPSRVLWLRQ�RI�DSSURSULDWH�FRQGLWLRQV

7KH� VLWH� LV� QRW� ORFDWHG� ZLWKLQ� DQ� $LU� 4XDOLW\� 0DQDJHPHQW� $UHD�� 'XH� WR� WKH� VFDOH� RI� WKH
GHYHORSPHQW� LW� LV� FRQVLGHUHG� XQOLNHO\� WKDW� WKH� GHYHORSPHQW� ZRXOG� FUHDWH� DQ� LQFUHDVH� RI
PRUH� WKDQ� ���� $$'7� �DQQXDO� DYHUDJH� GDLO\� WUDIILF��� 7KHUHIRUH�� LQ� OLQH� ZLWK� WKH� (38.
*XLGDQFH��DQ�DLU�TXDOLW\�DVVHVVPHQW�ZLOO�QRW�EH�UHTXLUHG�

+RZHYHU��%XU\�&RXQFLO�KDV�EHHQ� LGHQWLILHG�E\�'()5$�DV�DQ�DUHD�UHTXLULQJ� WR�VLJQLILFDQWO\
LPSURYH�DLU�TXDOLW\��7KH�*RYHUQPHQW�UHSRUW��µ8.�3ODQ�IRU�7DFNOLQJ�5RDGVLGH�12�¶��SXEOLVKHG
LQ� -XO\� ������ LGHQWLILHG� %XU\� &RXQFLO� DV� DQ� DUHD� KDYLQJ� RQH� RU� PRUH� URDGV� ZLWK
FRQFHQWUDWLRQV� RI�12��DERYH� VWDWXWRU\� OLPLWV�� DFFRUGLQJ� WR�PRUH� UHFHQW�PRGHOOLQJ� UHVXOWV�
%XU\� LV� WKHUHIRUH� UHTXLUHG� WR� DGGUHVV� WKHVH� H[FHHGDQFHV� DQG�ZH� DUH� FXUUHQWO\� HQJDJLQJ
ZLWK�*RYHUQPHQW�RQ�RXU�SURSRVHG�SODQV�WR�UHGXFH�12��FRQFHQWUDWLRQV�DFURVV�WKH�ERURXJK�

'XH�WR�WKLV�UHTXLUHPHQW�DQG�LQ�OLQH�ZLWK�WKH�SULQFLSOHV�RI�*RRG�3UDFWLFH�VHW�RXW�LQ�WKH�(38.
*XLGDQFH�� DV� WKH� SURSRVHG� GHYHORSPHQW� LQFOXGHV� FDU� SDUNLQJ� VSDFHV�� WKLV� 6HFWLRQ� ZLOO
UHFRPPHQG�WKDW�D�FRQGLWLRQ�EH�DWWDFKHG�WR�DQ\�SHUPLVVLRQ�WKDW�UHTXLUHV�WKH� LQVWDOODWLRQ�RI
RQH�HOHFWULF�YHKLFOH� �(9��FKDUJLQJ�SRLQW� �PLQLPXP��N:
��SHU�XQLW� �GZHOOLQJ�ZLWK�GHGLFDWHG
SDUNLQJ��RU�D�PLQLPXP�����(9�FKDUJHSRLQWV��PLQLPXP��N:
���IRU�XQDOORFDWHG�SDUNLQJ��


0RGH�����N:����$��VLQJOH�SKDVH��RU���N:����$��WKUHH�SKDVH��DQG�IRU���N:�0RGH���UDSLG
FKDUJLQJ� PD\� EH� UHTXLUHG�� %ULWLVK� 6WDQGDUG� %6� (1� ������������� WR� EH� XVHG� �QRWH� WKLV
YHUVLRQ�LV�GXH�WR�EH�UHSODFHG�E\�%6�(1��������������RQ���-XO\�������

7KLV�ZRXOG�EH�DFKLHYHG�E\�ZD\�RI�LPSRVLWLRQ�RI�DSSURSULDWH�FRQGLWLRQV



(FRORJ\

7KH� SURSRVHG� GHYHORSPHQW�ZRXOG� EH� DVVHVVHG� DJDLQVW� WKH� UHTXLUHPHQWV� RI� SROLFLHV�(1�
DQG�(1����RI�WKH�%XU\�8QLWDU\�'HYHORSPHQW�3ODQ�DQG�WKH�133)��+RZHYHU��GXH�WR�WKH�ODFN
RI�GHWDLO��QR�VSHFLILF�FRPPHQWV�FDQ�EH�RIIHUUHG�

,W�ZLOO�EH�QHFHVVDU\�WR�GHPRQVWUDWH�LQ�DQ\�VXEVHTXHQW�SODQQLQJ�DSSOLFDWLRQ�WKDW�WKH�SURSRVDO
ZRXOG�QRW�KDYH�XQDFFHSWDEOH�LPSDFWV�XSRQ�HFRORJLFDO�LQWHUHVWV�DQG�VSHFLHV��7KLV�VKRXOG�EH
OLQNHG�WR�DQ\�SURSRVDOV�WR�IHOO�RU�ZRUNV�WR�WUHHV�DQG�YHJHWDWLRQ�

7KH�VLWH�VKRXOG�EH�DVVHVVHG� IURP�DQ�HFRORJLFDO�SRLQW�RI� YLHZ� WR�GHWHUPLQH�ZKHWKHU� WKHUH
ZRXOG�EH�DQ\�UHTXLUHPHQW�IRU�ELRGLYHUVLW\�QHW�JDLQ�E\�XQGHUVWDQGLQJ�WKH�EDVHOLQH�RI�WKH�VLWH
DQG�DVVHVVLQJ�LW�DJDLQVW�WKH�%1*�PHWULF�

)ORRG�5LVN�'UDLQDJH
,I�WKH�VLWH�DUHD�LV�RYHU���KHFWDUH��D�IORRG�ULVN�DVVHVVPHQW�ZRXOG�EH�UHTXLUHG��,W�LV�DOVR�QRWHG
WKDW� SDUWV� RI� WKH� VLWH� IDOO� ZLWKLQ� )ORRG� =RQH� ��� 7KH� YDOLGDWLRQ� FKHFNOLVW� KDV� EHHQ� XSGDWHG
UHFHQWO\�DQG�WKH�GUDLQDJH�VWDWHPHQW�ZRXOG�EH�UHTXLUHG�WR�YDOLGDWH�DQ\�DSSOLFDWLRQ�

3ODQQLQJ�REOLJDWLRQV

$IIRUGDEOH�+RXVLQJ
7KH�133)�UHTXLUHV�WKDW�ZKHUH�PDMRU�GHYHORSPHQW�LV�SURSRVHG��H�J�����RU�PRUH�UHVLGHQWLDO
XQLWV���DW�OHDVW�����RI�WKH�WRWDO�QXPEHU�VKRXOG�EH�DYDLODEOH�IRU�DIIRUGDEOH�KRPH�RZQHUVKLS�
,W�LV�XQGHUVWRRG�WKDW�WKH�SURSRVDO�ZRXOG�EH�IRU������DIIRUGDEOH�KRXVLQJ�DQG�VXFK�SURYLVLRQ
ZRXOG�QHHG�WR�EH�VHFXUHG�E\�D

5HFUHDWLRQ�3URYLVLRQ
7KH� VFKHPH� ZRXOG� UHTXLUH� DQ� RII�VLWH� ILQDQFLDO� FRQWULEXWLRQ� LQ� DFFRUGDQFH� ZLWK� %XU\
6XSSOHPHQWDU\� 3ODQQLQJ� 'RFXPHQW� �� �$SSHQGL[� �� �� 2II�VLWH� VWDQGDUG� FKDUJH� IRU� �����
GZHOOLQJV����$Q\WKLQJ�RWKHUZLVH�ZRXOG�UHTXLUH�WKH�VXEPLVVLRQ�RI�D�YLDELOLW\�DSSUDLVDO�

�,I� WKHUH� DUH� FRQFHUQV� RYHU� WKH� YLDELOLW\� RI� WKH� VFKHPH�� D� YLDELOLW\� DSSUDLVDO� PXVW� EH
VXEPLWWHG��7KLV�GRFXPHQW�ZRXOG�EH�SXEOLFO\�DYDLODEOH�
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SP Appendix 2: Bury Council SHLAA entry. 
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