ApplicationNo:67546

NOTICE OF PLANNING PERMISSION

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England)

Order 2015
To: On Behalf Of:
Mr Matthew Gray Watson Homes / Irwell Valley Housing
Grays Architecture Ltd Association
Northwood House (N1) c/o agent - Northwood House (N1)
Greenwood Business Centre Greenwood Business Centre
Goodiers Drive Manchester
Manchester M5 4QH
M5 4QH
PART 1 - Particulars of Application
Application Number: 67546 Date of Registration: 15/09/2021
Proposal: Location:
Variation of conditions 2 (approved plans) Land at Morris Street, Radcliffe, Manchester,
and 4 (materials) to allow construction of M26 2HF

retaining wall to the frontage of plots H1-H14
including associated steps / railings to
comply with condition 16 relating to site
levels; Reduction in height of eaves and
ridge of proposed dwellings, addition of
canopies to main entrances; Removal of
condition 3 (affordable housing) which will be
replaced by a legal agreement

PART 2 - Particulars of Decision

Bury Metropolitan Borough Council hereby give notice in pursuance of the provisions of the
Town and Country Planning Act 1990 that permission has been GRANTED for the carrying
out of the development referred to in Part 1 hereof in accordance with the application and
plans submitted subject to the following conditions:-

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

2 This decision relates to drawings numbered LP1902-3-001 X, LP1902-3-003,
LP1902-3-006 J, LP1902-3-200, LP1902-3-300 - Sheet 1, LP1902-3-300 - Sheet 2,
LP1902-3-301 - Sheet 1, LP1902-3-301 - Sheet 2, LP1902-3-302, LP1902-3-304 -
Sheet 1, LP1902-3-305, LP1902-3-400, LP1902-3-410, LP1902-3-412 and the
development shall not be carried out except in accordance with the drawings hereby
approved.

Reason. For the avoidance of doubt and to ensure a satisfactory standard of design
pursuant to the policies of the Bury Unitary Development Plan listed.
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Foul and surface water shall be drained on separate systems.

Reason. To ensure a satisfactory scheme of drainage, to promote sustainable
development and reduce flood risk pursuant to Unitary Development Plan Policies
EN5/1- New Development and Flood Risk , EN7/3 - Water Pollution and EN7/5 -
Waste Water Management and chapter 14 - Meeting the challenge of climate
change, flooding and coastal change of the NPPF.

Details/Samples of the (materials/bricks) to be used in the external elevations,
together with details of their manufacturer, type/colour and size, shall be submitted
to and approved in writing by the Local Planning Authority before the development is
commenced. Only the approved materials/bricks shall be used for the construction of
the development.

Reason. No material samples have been submitted and are required in the interests
of visual amenity and to ensure a satisfactory development pursuant to UDP Policy
EN1/1 Visual Amenity.

No development shall commence unless and until:-

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

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

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

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

subsequent remediation, which is required to secure the satisfactory development of

the site in terms of human health, controlled waters, ground gas and the wider
environment and pursuant to National Planning Policy Framework Section 15 -

Conserving and enhancing the natural environment.

Following the provisions of Condition 5 of this planning permission, where
remediation is required, the approved Remediation Strategy must be carried out to
the satisfaction of the Local Planning Authority within agreed timescales; and

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

Reason. To secure the satisfactory development of the site in terms of human
health, controlled waters and the wider environment and pursuant to National
Planning Policy Framework Section 15 - Conserving and enhancing the natural
environment.

Prior to the commencement of the development hereby approved (excluding site
clearance, demolition, or works relating to site investigation, remediation or ground
works), a scheme for the provision of electric vehicle charging points shall be
submitted to and approved in writing by the Local Planning Authority. The approved
scheme shall be implemented prior to occupation of the building hereby approved.
Reason. In accordance with paragraph 35 and 124 of the NPPF, to encourage the
uptake of ultra-low emission vehicles and ensure the development is sustainable. To
safeguard residential amenity, public health and quality of life.

The development hereby approved shall be carried out in accordance with the
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reasonable avoidance measures method statement approved as part of condition 11
of permission 65015.

Reason. In order to ensure that no harm is caused to a Protected Species pursuant
to policies EN6 - Conservation of the Natural Environment and EN6/3 - Features of
Ecological Value of the Bury Unitary Development Plan and National Planning Policy
Framework Section 15 - Conserving and enhancing the natural environment.

No works to trees or shrubs shall occur between the 1st March and 31st August in
any year unless a detailed bird nest survey by a suitably experienced ecologist has
been carried out immediately prior to clearance.

Reason. In order to ensure that no harm is caused to a Protected Species pursuant
to policies ENG6 - Conservation of the Natural Environment and EN6/3 - Features of
Ecological Value of the Bury Unitary Development Plan and National Planning Policy
Framework Section 15 - Conserving and enhancing the natural environment.

The development hereby approved shall be carried out in accordance with the
scheme for the eradication of Japanese Knotweed (Fallonica Japonica, Rouse
Decraene, Polygonum Cuspidatum) and Himalayan Balsam (Impatiens
Glandulifera), Giant Hogweed and Monbretia approved as part of condition 12 of
permission 65015.

Reason. To ensure the eradication of an invasive species in the interest of UDP
Policy EN9 - Landscape and pursuant to National Planning Policy Framework
Section 11 - Conserving and enhancing the natural environment.

The development hereby approved shall be carried out in accordance with the
method statement to protect the River Irwell approved as part of condition 13 of
permission 65015.

Reason. In order to ensure that no harm is caused to a Protected Species pursuant
to policies ENG6 - Conservation of the Natural Environment and EN6/3 - Features of
Ecological Value of the Bury Unitary Development Plan and National Planning Policy
Framework Section 15 - Conserving and enhancing the natural environment.

No development shall take place until details to show that the proposed development
would not impact negatively upon the ecological potential of the River Irwell resulting
from the disposal of foul water and surface water post-development has been
submitted to and approved in writing by the Local Planning Authority. The details, as
approved, shall be implemented in full in accordance with a timetable which has first
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 policies ENG6 - Conservation of the Natural Environment and EN6/3 - Features of
Ecological Value of the Bury Unitary Development Plan and National Planning Policy
Framework Section 15 - Conserving and enhancing the natural environment.

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 and the provision of bat bricks/tubes
within the new development and bat and bird boxes. The scheme shall avoid trees or
shrubs within 5 metres of the landward toe of the existing flood defences. The
approved scheme shall thereafter be implemented not later than 12 months from the
date the building(s) is first occupied or within the first available tree planting season;
and any trees or shrubs removed, dying or becoming severely damaged or
becoming severely diseased within five years of planting shall be replaced by trees
or shrubs of a similar size or species to those originally required to be planted.
Reason. To secure the satisfactory development of the site and in the interests of
visual amenity pursuant to Policies H2/2 - The Layout of New Residential
Development, EN1/2 - Townscape and Built Design and EN8/2 - Woodland and
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Tree Planting of the Bury Unitary Development Plan and chapter 15 - Conserving
and enhancing the natural environment of the NPPF.

No development approved by this permission shall be commenced until details of the
finished floor levels and external levels has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall be constructed and
completed in accordance with the approved details.

Reason. To ensure the structural integrity of the flood defences, thereby reducing
risk from flooding and to reduce the risk of flooding to the proposed development
and future users pursuant to Policy EN5/1 - New Development and Flood Risk of the
Bury Unitary Development Plan and the NPPF.

The development hereby approved shall be carried out in accordance with the
landscape and ecological management plan, including long-term design objectives,
management responsibilities and maintenance schedules for all landscaped areas
(except privately owned domestic gardens), approved as part of condition 17 of
permission 65015.The landscape and ecological management plan shall be
implemented prior to first occupation of the dwellings hereby approved.

Reason. To secure the satisfactory development of the site in the interests of visual
amenity and to ensure the protection of wildlife and supporting habitat pursuant to
Policies H2/2 - The Layout of New Residential Development, EN1/2 - Townscape
and Built Design, EN6/3 - Features of Ecological Value 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.

Notwithstanding the details indicated on the approved plans, no development shall
commence unless and until full details of the following have been submitted on a
topographical based survey of the site and adjacent adopted highways to the Local
Planning Authority:

o Dilapidation survey of the footways and carriageways leading to and abutting the
site in the event that subsequent remedial works are required following
construction of the development;

e Formation of the replacement turning facility on Morris Street and proposed site
access to a scope and specification to be agreed, incorporating the provision of
footway widths consistent with those in Morris Street, revised footway
arrangements at the south west corner of the turning head to provide a minimum
width of 1.8m, limits of adoption to an agreed position on the side arm of the
turning head, demarcation of the limits the adopted highway, reconstruction of
the existing concrete carriageway, provision of adequate arrangements at the
interface with the adopted highway to form a maximum 1 in 20 plateau, tactile
paved crossing point across the proposed site access/side arm of the turning
head at a position to be agreed, give-way markings, and all associated highway
and highway drainage works;

o Formation of the proposed driveway dropped crossings onto Morris Street and
reconstruction of both footways to a scope and specification to be agreed;

e Measures to prevent the discharge of surface water onto the adopted highway
from the proposed private estate road;

e Provision of a street lighting assessment to a scope and specification to be
agreed and subsequent scheme of improvements for the junction of the Morris
Street with Dumers Lane, Morris Street between this junction and the site
access, junction of the site access with Morris Street and the proposed estate
road;

e Provision of visibility splays and forward visibility envelopes appropriate for a
design speed of 20mph at the junction of the site access with Morris Street and
bend in accordance with the standards in Manual for Streets with no obstructions
above the height of 0.6m within them.
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The details subsequently approved shall be implemented to an agreed phasing plan
of both the highway works and housing element of the development and to the
written satisfaction of the Local Planning Authority.

Reason. To secure the satisfactory development of the site in terms of highway
safety, ensure good highway design, ensure the intervisibility of the users of the site
and the adjacent highways and maintain the integrity of the adopted highway, all in
the interests of highway safety pursuant to the following Policies of the Bury Unitary
Development Plan:

Policy EN1/2 - Townscape and Built Design

Policy H2/1 - The Form of New Housing Development

Policy H2/2 - The Layout of New Housing Development

Plots 3 - 9 of the proposed development shall not be commenced unless and until
the required stopping-up order has been secured and replacement turning facility on
Morris Street has been implemented to an agreed specification and stage of
construction, with the facility fully implemented prior to first occupation of the
development.

Reason. To secure the satisfactory development of the site in terms of highway
safety, ensure good highway design, ensure the intervisibility of the users of the site
and the adjacent highways and maintain the integrity of the adopted highway, all in
the interests of highway safety pursuant to the following Policies of the Bury Unitary
Development Plan:

Policy EN1/2 - Townscape and Built Design

Policy H2/1 - The Form of New Housing Development

Policy H2/2 - The Layout of New Housing Development

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:

Access route for vehicles from the highway network;

Access points to the site for each phase of the development, including any
temporary works and measures required to protect highway users and facilitate
vehicular access;

Hours of operation and number of vehicle movements;

Proposed site hoarding/gate positions clear of appropriate visibility splays onto
Morris Street;

e A scheme of appropriate warning/speed limit signage in the vicinity of the
construction site access(es);

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

o Parking on site of operatives' and construction vehicles together with storage on
site of construction materials, including any requisite phasing of the development
to accommodate this;

o Measures to ensure that all mud and other loose materials are not carried on the
wheels and chassis of any vehicles leaving the site and measures to minimise
dust nuisance caused by the operations

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

Reason. Information not submitted at application stage. To mitigate the impact of



19

20

21

22

23

ApplicationNo:67546

the construction traffic generated by the proposed development on the adjacent
residential streets, and ensure adequate off street car parking provision and
materials storage arrangements for the duration of the construction period and that
the adopted highways are kept free of deposited material from the ground works
operations, in the interests of highway safety pursuant to Bury Unitary Development
Plan Policies EN1/2 - Townscape and Built Design and HT6/2 - Pedestrian/Vehicular
Conflict.

No development shall commence unless and until details of the proposed
arrangements for future management and maintenance of the proposed estate road
and street lighting within the development have been submitted to and approved by
the Local Planning Authority. The estate road shall thereafter be maintained in
accordance with the approved management and maintenance details until such time
as a private management and maintenance company has been established.
Reason. To ensure that the unadopted estate road serving the development is
maintained to an acceptable standard in the interests of residential/highway safety;
to ensure a satisfactory appearance to the highways infrastructure serving the
development; and to safeguard the visual amenities of the locality and users of the
highway pursuant to the following Policies of the Bury Unitary Development Plan:
Policy EN1/2 - Townscape and Built Design

Policy H2/1 - The Form of New Housing Development

Policy H2/2 - The Layout of New Housing Development

The vehicular/pedestrian access arrangements and turning facilities within the
curtilage of the site indicated on the approved plans shall be provided before the
development is first occupied and the areas used for the manoeuvring of vehicles
shall subsequently be maintained free of obstruction at all times.

Reason. To minimise the standing and turning movements of vehicles on the
highway in the interests of road safety pursuant to the following Policies of the Bury
Unitary Development Plan:

Policy EN1/2 - Townscape and Built Design

Policy H2/1 - The Form of New Housing Development

Policy H2/2 - The Layout of New Housing Development

The car parking indicated on the approved plans, incorporating minimum
hardstanding lengths of 5.0m and measures to prevent the discharge of surface
water onto the adopted highway, shall be surfaced and made available for use prior
to the development hereby approved being occupied and thereafter maintained at all
times

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

Bin storage arrangements shall be provided within the curtilage of each dwelling in
accordance with Waste Management's 'Guide to Refuse Collection Requirements &
Storage Methods for New Developments'.

Reason. To ensure that adequate bin storage arrangements are provided within the
curtilage of each dwelling pursuant to Policy EN1/2 - Townscape and Built Design of
the Bury Unitary Development Plan.

No development shall commence unless and until surface water drainage proposals
have been submitted to and approved in writing by the Local Planning Authority. The
scheme should be in accordance with the submitted Surface Water Sustainable
Drainage Assessment and must be based on the hierarchy of drainage options in
the National Planning Practice Guidance and be designed in accordance with the
Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015).
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This must include assessment of potential SuDS options for surface water drainage
with appropriate calculations and test results to support the chosen solution. Details
of proposed maintenance arrangements should also be provided. The approved
scheme only shall be implemented prior to first occupation and thereafter
maintained.

Reason. The current application contains insufficient information regarding the
proposed drainage scheme to fully assess the impact. To promote sustainable
development and reduce flood risk pursuant to Unitary Development Plan Policies
EN5/1- New Development and Flood Risk , EN7/3 - Water Pollution and EN7/5 -
Waste Water Management and chapter 14 - Meeting the challenge of climate
change, flooding and coastal change of the NPPF.

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

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

The following policies of the Bury Unitary Development Plan, National and Regional

Government were considered relevant:

EC2/1 EC2/1 - Employment Generating Areas

H1/2 H1/2 - Further Housing Development

H2/1 H2/1 - The Form of New Residential Development

H2/2 H2/2 - The Layout of New Residential Development

H4/1 H4/1 - Affordable Housing

EN1/1  EN1/1 - Visual Amenity

EN1/2 EN1/2 - Townscape and Built Design

EN1/3 EN1/3 - Landscaping Provision

EN5/1  ENS5/1 - New Development and Flood Risk

ENG6 ENG - Conservation of the Natural Environment

EN6/3 ENG6/3 - Features of Ecological Value

EN7 EN?7 - Pollution Control

EN7/1 EN7/1 - Atmospheric Pollution

EN7/2 EN7/2 - Noise Pollution

EN7/5 EN7/5 - Waste Water Management

OL5/3 OL5/3 - Riverside and Canalside Development in Urban Areas

RT1/1  RT1/1 - Protection of Recreation Provision in the Urban Area

RT2/2 RT2/2 - Recreation Provision in New Housing Development

HT2/4 HT2/4 - Car Parking and New Development

HT5/1 HT5/1 - Access For Those with Special Needs

HT6/2 HTG6/2 - Pedestrian/Vehicular Conflict

SPD1  Supplementary Planning Document 1 - Open Space, Sport and Recreation
Provision in New Housing Development

SPD5 Development Control Policy Guidance Note 5: Affordable Housing Provision in
New Residential Developments

SPD6 Supplementary Planning Document 6 - Alterations and Extensions to Residential
Properties.

SPD11 Development Control Policy Guidance Note 11 - Parking Standards in Bury

NPPF  National Planning Policy Framework
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This decision relates only to the Town and Country Planning Acts and does not include any
consent or approval under any other enactment or under the Building Regulations. Any
other consent or approval which is necessary must be obtained from the appropriate
authority.

Applicant Plan Numbers:
4560/001

4560/101 B

4560/110

4560/111 A

4560/112 A

4560/113

4560/125

NOTES TO APPLICANT
Not Applicable

Signed:

8 of 8

On behalf of the Council

Date of Decision: 07/04/2022



