
 

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 Oliver Meads
Meads Architecture 
67 Green Lane
Buxton
Derbyshire
SK17 9DJ

Mr Matthew Chapman
Radcliffe Car Auction Logistics LTD 
Lancaster House
70-76 Blackburn Street
Radcliffe
M26 2JW

PART 1 - Particulars of Application

Application Number: 72335

Proposal:
Erection of industrial unit (Use Class B2/B8) 
with associated parking

Date of Registration: 30/09/2025

Location:
Globe Industrial Estate, Darbyshire Street, 
Radcliffe, Manchester, M26 9TA

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 - 

Revised proposed location plan S(00) 01 rev A
Revised proposed existing site plan S(00) 02 rev B
Revised proposed site plan S(00) 03 rev B
Revised proposed unit plans L(00) 01 rev A
Proposed elevations L(00) 02 
Proposed vehicular tracking S(00) 04
Existing and proposed Spring Lane elevations L(00) 03
Existing and proposed Darbyshire Street elevations L(00) 04

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 and Places for 
Everyone Joint Development Plan listed. 



3 No development hereby permitted (except demolition and site clearance) within any 
approved phase shall take place until the works relating to land contamination 
detailed below are fully completed: 
With consideration to human health, controlled waters and the wider environment, 
the following documents shall be completed to characterise potential risk to sensitive 
receptors and submitted to the Local Planning Authority for approval: 

I.   Preliminary Risk Assessment (PRA). Submission of this document is the 
minimum requirement. 
II.  Generic Quantitative Risk Assessment (GQRA). Submission of this document 
only if PRA requires it. 
III. Detailed Quantitative Risk Assessment (DQRA). Submission of this document if 
GQRA requires it. 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters and 
to prevent pollution of the environment in accordance with the aims and Paragraphs 
187(f), 196 and 197 of the National Planning Policy Framework (December 2024).

4 No development hereby permitted (except demolition and site clearance) within any 
approved phase shall take place until the works relating to land contamination 
detailed below are fully completed: 
In accordance with the findings of site characterisation and risk assessment as 
previously approved, documents from the following shall be submitted to the Local 
Planning Authority for approval: 

I.   Remedial Options Appraisal. 
II.  Remediation Strategy. 
III. Verification Plan. 

Reason. To prevent unacceptable risk to Human Health and Controlled Waters and 
to prevent pollution of the environment in accordance with the aims and Paragraphs 
187(f), 196 and 197 of the National Planning Policy Framework (December 2024).

5 The development hereby permitted within any approved phase shall not be 
occupied/brought into use until the works relating to land contamination detailed 
below are fully completed: 
Where remediation is required, it shall be carried out in full accordance with the 
approved Remediation Strategy. 
A Verification Report must be submitted to the Local Planning Authority for approval 
upon completion of remediation works. The Verification Report must include 
information validating all remediation works carried out; details of imported materials 
(source/quantity/suitability); details of exported materials; and details of any 
unexpected contamination. 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters and 
to prevent pollution of the environment in accordance with the aims and Paragraphs 
187(f), 196 and 197 of the National Planning Policy Framework (December 2024).

6 The development hereby approved within any approved phase shall not be brought 
into use until written confirmation is provided to the Local Planning Authority that 
unexpected or previously unidentified contamination was not encountered during the 
course of development works. 

If, during development, unexpected contamination is found to be present on the site, 
no further works shall be carried out at the affected location until the following are 



submitted to the Local Planning Authority for approval: 
I. Risk Assessment (GQRA or DQRA); 
II. Remediation Strategy & Verification Plan; 

If remediation is required, it shall be carried out in accordance with the approved 
Remediation Strategy. Upon completion of remediation works, a Verification Report 
shall be submitted for approval. The Verification Report must include information 
validating all remediation works carried out; details of imported materials 
(source/quantity/suitability); details of exported materials; and details of any 
unexpected contamination. 
Reason. To prevent unacceptable risk to Human Health and Controlled Waters and 
to prevent pollution of the environment in accordance with the aims and Paragraphs 
187(f), 196 and 197 of the National Planning Policy Framework (December 2024).

7 Prior to the commencement of development, details of a sustainable surface water 
drainage scheme and a foul water drainage scheme shall be submitted to and 
approved in writing by the Local Planning Authority. The drainage schemes must 
include:
(i) An investigation of the hierarchy of drainage options in the National Standards for 
Sustainable Drainage Systems (or any subsequent amendment thereof). This 
investigation shall include evidence of an assessment of ground conditions and the 
potential for infiltration of surface water;
(ii) A restricted rate of discharge of surface water agreed with the local planning 
authority (if it is agreed that infiltration is discounted by the investigations);
(iii) Levels of the proposed drainage systems including proposed ground and finished 
floor levels in AOD;
(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where 
applicable; and
(v) Foul and surface water shall drain on separate systems.
The approved schemes shall be in accordance with the National Standards for 
Sustainable Drainage Systems (2025) or any subsequent replacement national 
standards.
Details of proposed maintenance arrangements should also be provided
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. 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  
EN7/3, EN7/5, JP-S4 and chapter 14 - Meeting the challenge of climate change, 
flooding and coastal change of the NPPF.

8 No above ground development shall commence (excluding the demolition of existing 
structures) until;
a) a scheme of intrusive investigations has been carried out on site to establish the 
risks posed to the development by past shallow coal mining activity; and
b) any remediation works and/or mitigation measures to address land instability 
arising from past coal mining legacy, as may be necessary, have been implemented 
on site in full in order to ensure that the site is made safe and stable for the 
development proposed.
The intrusive site investigations, remedial works and mitigatory measures shall be 
carried out in accordance with authoritative UK guidance.
Reason.  Information not submitted at application stage. The undertaking of 
intrusive site investigations, prior to the commencement of development, is 
considered to be necessary to ensure that adequate information pertaining to ground 



conditions and coal mining legacy is available to enable appropriate remedial and 
mitigatory measures to be identified and carried out before building works commence 
on site. This is in order to ensure the safety and stability of the development, in 
accordance with paragraphs 187, 196 and 197 of the National Planning Policy 
Framework.

9 Prior to the occupation of the development, or it being taken into beneficial use, a 
signed statement or declaration prepared by a suitably competent person confirming 
that the site is, or has been made safe and stable for the approved development 
shall be submitted to the Local Planning Authority for approval in writing. This 
document should confirm the methods and findings of the intrusive site investigations 
and the completion of any remedial works and/or mitigation necessary to address the 
risks posed by past coal mining activity.
Reason. In order to ensure and verify the safety and stability of the development, in 
accordance with paragraphs 187, 196 and 197 of the National Planning Policy 
Framework.

10 No works to trees or shrubs shall occur between the lst March and 31st August in 
any year unless a detailed bird nest survey by a suitably experienced ecologist has 
been carried out immediately prior to clearance.
Reason. In order to ensure that no harm is caused to a Protected Species pursuant 
to policies  EN6/3 - Features of Ecological Value, JP-G8 - A Net Enhancement of 
Biodivdersity and Geodiversity and National Planning Policy Framework Section 15 - 
Conserving and enhancing the natural environment.

11 The development hereby approved shall incorporate bat or bird boxes into the 
building which shall thereafter be maintained. 
Reason. To enhance the ecological value of the site pursuant to policies EN6/3 - 
Features of Ecological Value, JP-G8 - A Net Enhancement of Biodivdersity and 
Geodiversity and National Planning Policy Framework Section 15 - Conserving and 
enhancing the natural environment.

12 The  external finishing materials for the proposal hereby approved shall be grey 
composite cladding.
Reason. In the interests of visual amenity and to ensure a satisfactory development 
pursuant to Policy EN1/2 - Townscape and Built Design of Bury Unitary Development 
Plan.

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

• Photographic 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;

• Access route for all construction vehicles to the site from the Key Route Network 
access point/arrangements for construction traffic;

• If proposed, details of site hoarding/gate positions, incorporating the provision, 
where necessary, of temporary pedestrian facilities/protection measures;

• A scheme of appropriate warning/construction traffic speed signage in the vicinity 
of the site and its access onto Darbyshire Street;

• Confirmation of hours of operation, delivery & construction vehicle sizes that can 
be accommodated on/enter and leave the site in a forward gear and number of 
vehicle movements;

• Arrangements for the turning and manoeuvring of vehicles within the curtilage of 



the site and/or measures to control/manage delivery vehicle manoeuvres;
• Parking on site or on land within the applicant's control of operatives' and 

construction vehicles, together with storage on site of construction materials;
• 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 construction period and the 
measures shall be retained and facilities used for the intended purpose for the 
duration of the construction period.

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 Bury Unitary Development 
Plan Policies EN1/2 - Townscape and Built Design and JP-C8 - Transport 
Requirements of New Development

14 The car parking and turning facilities indicated on the approved plans shall be 
surfaced, demarcated and made available for use to the written satisfaction of the 
Local Planning Authority prior to the development hereby approved being is brought 
into use 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.

15 Adequate bin storage arrangements shall be made available for use prior to the 
development hereby approved being brought into use and thereafter maintained at 
all times.
Reason.  To ensure adequate off-highway bin storage facilities are provided within 
the curtilage of the site in the interests of road safety pursuant to policies EN1/2 and 
JP-C8.

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: 
NPPF National Planning Policy Framework
H5/1 H5/1 - Area Improvement
EC6/1 EC6/1 - New Business, Industrial and Commercial Development
HT2/4 HT2/4 - Car Parking and New Development
EN1/2 EN1/2 - Townscape and Built Design
EN7/2 EN7/2 - Noise Pollution
JP-S2 Carbon and Energy



JP-S4 Flood Risk and the Water Environment
JP-J1 Supporting Long-Term Economic Growth
JP-J4 Industry and Warehouing Development
JP-C2 Digital Connectivity
JP-C5 Streets For All
JP-C8 Transport Requirements of New Development
SPD11 Development Control Policy Guidance Note 11 - Parking Standards in Bury

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:
Revised proposed location plan S(00) 01 rev A
Revised proposed existing site plan S(00) 02 rev B
Revised proposed site plan S(oo) 03 rev B
Revised proposed unit plans L(00) 01 rev A
Proposed elevations L(00) 02 
Proposed vehicular tracking S(00) 04
Existing and proposed Spring Lane elevations L(00) 03
Existing and proposed Darbyshire Street elevations L(00) 04

NOTES TO APPLICANT

. In order to discharge conditions, the actions required by Conditions 3-6 shall be 
completed in accordance with the following guidance: Land Contamination Risk 
Management (Environment Agency, 2023). 

The applicant is advised that they have a duty to adhere to the regulations of Part 2A 
of the Environmental Protection Act 1990, the National Planning Policy Framework 
2024 and the Building Control Regulations with regards to contaminated land. The 
responsibility to ensure the safe development of land affected by contamination rests 
primarily with the developer.
 
Purchasers, where applicable, are advised that they should satisfy themselves that 
land contamination issues, if present, have been satisfactorily discharged given that 
the Council expects full compliance with any contaminated land requirements prior to 
the occupation of the site. Upon occupation such matters could then be the 
responsibility of the owner to remedy.

. The recommendation within the Design and Access Statement for at least one active 
EV charging point and passive ducting for future bays is welcomed.
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). 

. The site is to be drained on a separate system of drainage with surface water and 
foul sewage being combined at the last manhole before connection to public sewer 

. Surface water discharge to be limited to existing flow from site less a minimum 40% 
reduction in run-off to allow for climate change to prevent surcharge of public 



sewerage system downstream of the proposed development Chapter 10 of the 
National Planning Policy Framework - Meeting the Challenge of Climate Change, 
Flooding and Coastal Change and Unitary Development Plan Policy EN5/1 - New 
Development and Flood Risk and its associated SPD 16 Design and Layout of New 
Development in Bury. Climate change allowance should be increased to 70% for 
sites which fall within Flood Zone 3

. Application forms for permission to connect to the public sewer should be obtained by 
telephoning United Utilities PLC on 08456 020406 or online at 
www.unitedutilities.com

. Applications for sewer requisitions should be obtained by telephoning United Utilities 
PLC at either Dawson House (01925 235871) or Hathersage Road (0161 609 7513)

. The applicant should ensure that any proposed driveways/paved areas (in excess of 
5m²) situated at the front of properties are constructed of permeable or porous 
materials. The applicant should refer to Dept. of Communities & Local Government 
publication "Guidance on the Permeable Surfacing of Front Gardens" for design & 
construction details.

. United Utilities response

United Utilities provides the following comments to support the Local Planning 
Authority in their determination of the planning application detailed above, and to 
direct the applicant to further sources of support and guidance on matters that might 
impact their proposal.
The letter and Appendix should be read in their entirety to support the determination, 
the design, and should the scheme be approved, the subsequent delivery of the 
proposal.
DRAINAGE
Directed by the principles set out in the National Planning Practice Guidance and the 
new National Standards for Sustainable Drainage Systems (2025) we require 
developers and Local Planning Authorities, to do all that they can to avoid surface 
water entering the public sewer, unless absolutely necessary. This applies to all 
proposed development. See Appendix 1.1 ‘Surface Water Hierarchy’.
All options for the sustainable management of surface water must be thoroughly 
investigated before we will accept any surface water connections from new 
development to the public sewer. Where a new surface water connection to the 
public sewer is proposed, we will require robust evidence to demonstrate the 
drainage hierarchy has been fully investigated and there are no more sustainable 
options available for the management of surface water.
Noting this is a Full application, we request that the applicant provides a detailed 
drainage plan, and that United Utilities has the opportunity to review and comment on 
this plan PRIOR TO DETERMINATION of this application.
Should planning permission be granted without the provision of this information we 
request the following condition is attached to any subsequent Decision Notice:

CONDITION
Prior to the commencement of development, details of a sustainable surface water 
drainage scheme and a foul water drainage scheme shall be submitted to and 
approved in writing by the Local Planning Authority. The drainage schemes must 
include:
(i) An investigation of the hierarchy of drainage options in the National Standards for 
Sustainable Drainage Systems (or any subsequent amendment thereof). This 
investigation shall include evidence of an assessment of ground conditions and the 



potential for infiltration of surface water;
(ii) A restricted rate of discharge of surface water agreed with the local planning 
authority (if it is agreed that infiltration is discounted by the investigations);
(iii) Levels of the proposed drainage systems including proposed ground and finished 
floor levels in AOD;
(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where 
applicable; and
(v) Foul and surface water shall drain on separate systems.
The approved schemes shall be in accordance with the National Standards for 
Sustainable Drainage Systems (2025) or any subsequent replacement national 
standards.
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 promote sustainable development, secure proper drainage and to 
manage the risk of flooding and pollution.
To discuss their drainage proposals the applicant should contact our Developer 
Services team by email at SewerAdoptions@uuplc.co.uk. Alternative ways to contact 
the team are detailed in the Appendix, Section 6.0 ‘Contacts’.

Please note, United Utilities is not responsible for advising on rates of discharge to 
the local watercourse system. This is a matter for discussion with the Lead Local 
Flood Authority and / or the Environment Agency (if the watercourse is classified as a 
main river).
Management and maintenance of Sustainable Drainage Systems (SuDS)
Without effective management and maintenance SuDS can fail or become ineffective 
which may have a detrimental impact on the surrounding area, including the 
performance of the public sewer network (where the two systems interact). 
Therefore, where SuDS is included in a proposed development, we recommend the 
Local Authority include a condition relating to SuDS management and maintenance 
in any subsequent Decision Notice. An example condition is included with the 
Appendix, Section 2.2.

When considering their drainage proposal, it is the applicant’s responsibility to 
investigate the existence of any infrastructure that might impact their detailed design. 
This includes water wastewater, operational and/or abandoned pipelines. United 
Utilities will not routinely carry out this assessment when reviewing drainage 
proposals submitted within a planning application. Where infrastructure exists, the 
drainage design must comply with the relevant United Utilities guidelines and/or 
Building Regulations. Further information is available on our website: Working near 
our pipes - United Utilities. Failure to consider existing infrastructure when designing 
a drainage proposal may result in the applicant having to redesign proposals at a 
later date.

UNITED UTILITIES’ PROPERTY, ASSETS AND INFRASTRUCTURE
It is the applicant's responsibility to investigate the existence of any pipelines that 
might cross or impact their proposed site and also to demonstrate the exact 
relationship between United Utilities' assets and the proposed development. The 
applicant should not rely solely on the detail contained within asset maps when 
considering a proposed layout.
It is important that the supporting information contained in the Appendix, Section 3.0 
‘United Utilities’ Property, Assets and Infrastructure’, is read in conjunction with this 
letter. This provides information that might impact a proposed layout and additional 
guidance that an applicant or developer must consider when United Utilities assets 
are located in, or in the locality of, the proposed site.
Where United Utilities’ assets exist, it is essential that the applicant, or any 



subsequent developer, contacts our Developer Services team prior to commencing 
any works on site, including trial holes, groundworks or demolition. See Appendix, 
Section 6.0 ‘Contacts’.

WATER EFFICIENCY IN NEW DEVELOPMENT
All new homes are required to meet the mandatory national standard of 125 litres of 
water used per person per day (l/p/d) as set out in Building Regulations Approved 
Document G. If your adopted development plan includes a policy that implements the 
tighter water efficiency standard of 110 l/p/d for new-build dwellings in Part 3 of 
Building Regulations, you should ensure that this is a condition of any planning 
permission you may grant. You should also consider whether there is any adopted 
development plan policy relating to water efficiency in the construction of 
non-residential development. As this is a matter for the local planning authority / 
building control body, United Utilities would not be involved in the discharge of 
conditions relating to water efficiency.

. United Utilities response

APPENDIX:
Supporting information for the decision maker, applicant, developers and any other 
interested party
Whilst we provide the following information to support the design and delivery of the 
proposed scheme, we strongly recommend that the applicant, or any subsequent 
developer, contacts our Developer Services team or visits our website for more 
detailed advice on any aspects of United Utilities’ assets and services that might 
impact their proposal. Full contact details can be found in Section 6.0 ‘Contacts’ 
(below).
1.0
DRAINAGE DESIGN
Surface water (rainwater) flows are very large when compared with foul water flows 
that come from toilets, showers, washing machines, etc. It is usually surface water 
flows that increase the risk of sewer flooding, potentially impacting homes and 
businesses, and can result in unwanted spills from storm overflows into 
watercourses.
We have embarked on an ambitious investment programme to improve the 
performance of our wastewater network, particularly relating to the management of 
surface water. Our focus is to reduce the risk of sewer flooding and the prevention, 
frequency and intensity of spills from storm overflows, ultimately moving to a position 
where they are no longer necessary. As we work hard to improve the existing 
wastewater network, it is important that we do not compromise the results by 
accepting any unnecessary new surface water connections and that we take all 
opportunities for the removal of existing flows.
1.1 Surface water hierarchy
The design and delivery of surface water drainage systems must be in accordance 
with the National Standards for Sustainable Drainage Systems or any replacement of 
national standards. Full details, including the hierarchy of surface water runoff 
destinations can be found here: National standards for sustainable drainage systems 
(SuDS) - GOV.UK
The standards indicate that surface water drainage systems shall be designed, 
constructed, maintained and operated following a natural approach to managing 
water. This should mimic natural drainage, manage surface runoff at or close to the 
surface and as close to its source as practicable. Therefore, drainage proposals for 
new development must be designed to maximise the retention of surface water 
on-site and minimise the volume and rate of surface water discharge off-site.
United Utilities will only accept new surface water connections to the public sewer in 
circumstances where the applicant has provided robust evidence that the drainage 



hierarchy has been fully investigated and more sustainable options for the 
management of surface water have been proven to be unfeasible. Surface water 
connections, particularly to the combined sewer, should only be considered as the 
last resort.
Where surface water connections already exist, the applicant must provide clear 
evidence of these connections along with calculations on rates of discharge, to 
demonstrate a reduction in discharge rates. Without this evidence, applicants will be 
required to discharge at a greenfield rate of run-off.
1.2 Adoption and construction of drainage systems
If the applicant intends to offer wastewater assets forward for adoption by United 
Utilities, their proposed detailed design will be subject to a technical appraisal by our 
Developer Services team and must meet the requirements outlined in ‘Sewerage 
Sector Guidance Appendix C – Design and Construction Guidance v2-2’ dated 29 
June 2022 or any subsequent iteration. This is important as drainage design can be a 
key determining factor of site levels and layout.
If the proposal incorporates a SuDS component(s) which interacts with a sewer 
network that may be offered for adoption by United Utilities, we recommend the 
applicant seeks further advice regarding the SuDS design; detailed information is 
available on our website.
Our acceptance of any drainage strategy submitted by an applicant to the Local 
Planning Authority for approval does not infer that a detailed drainage design will 
meet the requirements for a successful adoption application. We strongly recommend 
that no construction commences until the detailed drainage design has been 
submitted directly to United Utilities, assessed and accepted in writing. Any work 
carried out prior to the technical assessment being approved is done entirely at the 
developer’s own risk and could be subject to change.
2.0 PLANNING CONDITIONS; OUR APPROACH TO DRAINAGE CONDITIONS
When appropriate, United Utilities will request planning conditions relating to site 
drainage. This is important to ensure the delivery of quality drainage design for both 
new and existing customers. There is also a particular focus on the sustainable 
management of surface water thorough investigation of the drainage hierarchy which 
is critical in the management of flood risk and to reduce the frequency and intensity of 
spills from storm overflows, which is a shared priority for both United Utilities and the 
customers and communities that we serve.
2.1 Drainage design
In scenarios where all relevant information regarding drainage design is available; the 
design is acceptable and all opportunities for the sustainable management of surface 
water have been fully investigated, we will usually request a compliance condition to 
enable the delivery of the proposed design. If any relevant information is missing, or 
where there is insufficient evidence to demonstrate that the drainage hierarchy has 
been fully investigated, we will request a pre-commencement condition to ensure that 
all aspects of drainage design are fully considered before any work begins on site.
2.2 Management and maintenance of Sustainable Drainage Systems (SuDS)
The Local Authority should consider a SuDS management and maintenance 
condition for any scheme where SuDS is included within the proposal. An example 
condition is below that may be suitable in many circumstances.
Prior to occupation of the development a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to the local 
planning authority and agreed in writing. The sustainable drainage management and 
maintenance plan shall include as a minimum:
(i)
Arrangements for adoption by an appropriate public body or statutory undertaker, or, 
management and maintenance by a resident’s management company; and
(ii)
Arrangements for inspection and ongoing maintenance of all elements of the 
sustainable drainage system to secure the operation of the surface water drainage 



scheme throughout its lifetime.
The development shall subsequently be completed, maintained and managed in 
accordance with the approved plan.
Reason: To ensure that management arrangements are in place for the sustainable 
drainage system in order to manage the risk of flooding and pollution during the 
lifetime of the development.
It is important to note that United Utilities cannot provide comment on an asset that is 
owned by a third-party management and maintenance company and therefore, would 
not be involved in any application to discharge a condition relating to SuDS 
management and maintenance.
3.0 UNITED UTILITIES’ PROPERTY, ASSETS AND INFRASTRUCTURE
3.1 Water pipelines
United Utilities will not allow building over or in close proximity to a water main.
For any works in the vicinity of water pipelines, including drainage, the applicant must 
comply with our ‘Standard Conditions for Works Adjacent to Pipelines’, which can be 
found on our website: Working near our pipes - United Utilities
3.2 Wastewater pipelines
United Utilities will not allow any new buildings or structures to be erected over or in 
close proximity to a public sewer or any other wastewater pipeline. This will only be 
reviewed in exceptional circumstances.
Nb. Proposals to extend domestic properties either above, or in close proximity to a 
public sewer will be reviewed on a case by case basis by either by a building control 
professional or following a direct application to United Utilities (see our website for 
further details).
3.3 Water and wastewater pipelines and apparatus
A number of providers offer a paid for mapping service, including United Utilities. 
Alternatively, the plans can be viewed for free. See Section 6.0 ‘Contacts’ for further 
details.
The position of underground apparatus shown on water and wastewater asset maps 
is approximate only and is given in accordance with the best information currently 
available. The actual positions may be different from those shown on the plans and 
private pipes, sewers or drains may not be recorded. We strongly recommend the 
applicant, or any future developer, does not rely solely on the asset maps to inform 
decisions relating to the detail of their site and instead investigates the precise 
location of any underground pipelines and apparatus.
Where additional information is requested to enable an assessment of the proximity 
of proposed development features to United Utilities assets, the proven location of 
pipelines should be confirmed by site survey; an extract of asset maps will not 
suffice. The applicant should seek advice from our Developer Services team on this 
matter. See Section 6.0. ‘Contacts’ (below). United Utilities Water PLC will not accept 
liability for any loss or damage caused by the actual position of our assets and 
infrastructure being different from those shown on asset maps.
Developers should investigate the existence and the precise location of water and 
wastewater pipelines as soon as possible as this could significantly impact the 
preferred site layout and/or diversion of the asset(s) may be required. Unless there is 
specific provision within the title of the property or an associated easement, any 
necessary disconnection or diversion of assets to accommodate development, will be 
at the applicant/developer's expense. In some circumstances, usually related to the 
size and nature of the assets impacted by proposals, developers may discover the 
cost of diversion is prohibitive in the context of their development scheme.
Any agreement to divert our underground assets will be subject to a diversion 
application, made directly to United Utilities. This is a separate matter to the 
determination of a planning application. We will not guarantee, or infer acceptance of, 
a proposed diversion through the planning process (where diversion is indicated on 
submitted plans). In the event that an application to divert or abandon underground 
assets is submitted to United Utilities and subsequently rejected (either before or 



after the determination of a planning application), applicants should be aware that 
they may need to amend their proposed layout to accommodate United Utilities’ 
assets.
Where United Utilities’ assets exist, the level of cover to United Utilities pipelines and 
apparatus must not be compromised either during or after construction and there 
should be no additional load bearing capacity on pipelines without prior agreement 
from United Utilities. This would include sustainable drainage features, earth 
movement and the transport and position of construction equipment and vehicles.
Any construction activities in the vicinity of United Utilities’ assets, including any 
assets or infrastructure that may be located outside the applicant’s red line boundary, 
must comply with national building and construction standards and where applicable, 
our ‘Standard Conditions for Works Adjacent to Pipelines’, which can be found on our 
website: Working near our pipes - United Utilities.
The applicant, and/or any subsequent developer should note that our ‘Standard 
Conditions’ guidance applies to any design and construction activities in close 
proximity to pipelines and apparatus that are no longer in service, as well as pipelines 
and apparatus that are currently in operation. This advice is also relevant to any 
unchartered pipelines (pipelines that do not appear on our asset maps) that might be 
discovered on site either before or during construction. In this instance, the developer 
should contact our Developer Services team as soon as possible. See Section 6.0 
‘Contacts’.
It is the applicant’s responsibility to ensure that United Utilities’ required access is 
provided within any proposed layout and that our infrastructure is appropriately 
protected. The developer would be liable for the cost of any damage to United 
Utilities’ assets resulting from their activity.
4.0 WATER AND WASTEWATER SERVICES, METERING AND CHARGES
If the applicant intends to receive water and/or wastewater services from United 
Utilities they should visit our website or contact the Developer Services team for 
advice at the earliest opportunity. This includes seeking confirmation of the required 
metering arrangements for the proposed development. See Section 6.0 ‘Contacts’ 
(below).
If the proposed development site benefits from existing water and wastewater 
connections, the applicant should not assume that the connection(s) will be suitable 
for the new proposal or that any existing metering arrangements will suffice. In 
addition, if reinforcement of the water network is required to meet potential demand, 
this could be a significant project and the design and construction period should be 
accounted for.
In some circumstances a water meter must be installed to premises. Detailed 
guidance on whether the development will require a compulsory meter is available on 
our website within our published Charges Schemes; Our household charges 
2025/2026 | United Utilities (Section 8.7).
To avoid any unnecessary costs and delays being incurred by the applicant or any 
subsequent developer, we strongly recommend the applicant seeks advice regarding 
water and wastewater services and metering arrangements, at the earliest 
opportunity. See Section 6.0 ‘Contacts’.
To promote sustainable development United Utilities offers a reduction in 
infrastructure charges to applicant’s delivering water efficient homes and draining 
surface water sustainably (criteria applies). Further information can be found on our 
website: Sustainability - United Utilities
Business customers can find additional information on our sustainable drainage 
incentive scheme at Incentive schemes | United Utilities
5.0 GROUNDWATER PROTECTION ZONES
Groundwater Protection Zones (GPZs), also known as Source Protection Zones 
(SPZs), identify the groundwater catchment areas of sources of potable water and 
show where they may be at particular risk from polluting activities on or below the 
land surface.



The Environment Agency has a series of published position statements documenting 
their approach to managing and protecting groundwater; The Environment Agency’s 
approach to groundwater protection. This document includes position statements, 
including restrictions or extra controls, that are applicable to certain activities within a 
Source Protection Zone 1 (SPZ1)

of a groundwater source, which are designed to protect groundwater intended for 
human consumption. It is important that the applicant reviews the Environment 
Agency’s advice, or any subsequent guidance, in its entirety.
Nb. In order to protect groundwater quality surrounding United Utilities boreholes, we 
may request the principles outlined within the Environment Agency’s document are 
applied to Source Protection Zone 2 (SPZ2), as well as SPZ1.
The applicant can seek further advice from our Groundwater Engineering Team. See 
‘Contacts’ Section below.
6.0 CONTACTS
Contact our DEVELOPER SERVICES team as follows:
Website (including ‘Live Chat’): Building & Developing - United Utilities
Telephone (Monday-Friday, 8am-6pm): 0345 072 6067
Email:
WATER (water mains, supply and metering): DeveloperServicesWater@uuplc.co.uk
WASTEWATER (public sewers and drainage): SewerAdoptions@uuplc.co.uk
SLUDGE PIPELINES: DeveloperServicesWater@uuplc.co.uk
GROUNDWATER PROTECTION ZONES:
Where the proposed site is located in a Groundwater Source Protection Zone, the 
applicant should contact our Engineering team for advice, by email at 
Groundwater@uuplc.co.uk
PROPERTY SEARCHES (FOR ASSET MAPS):
The public water and sewer records can be viewed via our online viewing facility for 
free. Viewings are by appointment only. To book an appointment, the applicant 
should email propertysearches@uuplc.co.uk or call 0370 751 0101
Alternatively, a number of providers offer a paid for mapping service, including United 
Utilities. To purchase a sewer and water plan from United Utilities, visit Property 
Searches | United Utilities
UNITED UTILITIES LEGAL SERVICES (FOR EASEMENT DOCUMENTS):
Copies of relevant deeds may be purchased from United Utilities Legal Services. This 
information is also available from Land Registry.
To purchase a copy of easement documents from United Utilities, please email: 
LegalServices@uuplc.co.uk

. Coal Authority informatives

1 - Ground Investigations and groundworks
Under the Coal Industry Act 1994 any intrusive activities which disturb or enter any 
coal seams, coal mine workings or coal mine entries (shafts and adits) require the 
prior written permission of the Mining Remediation Authority since these activities can 
have serious public health and safety implications. Such activities could include site 
investigation boreholes, piling activities, other ground works and any subsequent 
treatment of coal mine workings and coal mine entries for ground stability purposes. 
Failure to obtain permission to enter or disturb our property will result in the potential 
for court action. Application forms for Mining Remediation Authority permission and 
further guidance can be obtained from: 
www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property .
2 - Requirement for Incidental Coal Agreements
If any future development has the potential to encounter coal seams which require 
excavating, for example excavation of building foundations, service trenches, 
development platforms, earthworks, non-coal mineral operations, an Incidental Coal 



Agreement will be required from the Mining Remediation Authority. Further 
information regarding Incidental Coal Agreements can be found at: 
www.gov.uk/government/publications/incidental-coal-agreement/guidance-notes-for-a
pplicants-for-incidental-coal-agreements.

3 - Shallow coal seams
In areas where shallow coal seams are present caution should be taken when 
carrying out any on site burning or heat focused activities.

. The applicant is reminded of their responsibilities under the Wildlife & Countryside 
Act 1981, as amended, that no harm is caused to a Protected Species.  Should 
Protected Species be found then works should stop immediately and Natural England 
and a professional ecologist consulted. 

. In accordance with S93G of the Town and Country Planning Act 1990 (As amended 
by Section 111 Levelling Up & Regeneration Act 2023) there is a legal requirement 
for you to inform the Council of the date when you intend to commence the 
development on site via submission of a Commencement Notice.  This notice is 
mandatory for all developments and came into effect on 31 March 2024.  You can 
find more information and download a copy of the Commencement Notice under the 
Before Starting Work section on our website at  
https://www.bury.gov.uk/planning-building-control/planning-permission/planning-appli
cation-process   

Signed:

........................................................
On behalf of the Council

Date of Decision: 03/12/2025        
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