
 

NOTICE OF PLANNING PERMISSION
 

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

Order 2015

To: On Behalf Of:
Other Campbell Driver Partnership
Campbell Driver Partnership 
Capricorn Park
Blakewater Road
Blackburn
BB1 5QR

Faith in Nature
Faith in Nature 
Former Ashworth
Miller Street
Radcliffe
M26 4AF

PART 1 - Particulars of Application

Application Number: 67521

Proposal:
Demolition of 2 no. small industrial units and 
the development of 1 no. infill warehouse unit

Date of Registration: 29/11/2021

Location:
Former Ashworth, Miller Street, Radcliffe, 
Manchester, M26 4AF

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 -
Location plan 20.173 001 A; Existing site plan 20.173 002 A; Demolition plan 20.173 
003 C; Demolition images 20.173 004 C;  Existng plan 20.173.006 001 A; Proposed 
plan 20.173.006 002 C; Proposed elevations 20.173.006 003 C; Existing elevations 
20.173.006 004 A; Proposed site plan 20.173 005 L; Coal Report Phase 1 by pwa 
dated Feb 2022; Extended phase 1 habitat survey January 202; Demolition Works 
Risk Assessment and Method statement Rev A 
 and the development shall not be carried out except in accordance with the 
drawings hereby approved.
Reason.  For the avoidance of doubt and to ensure a satisfactory standard of 
design pursuant to the policies of the Bury Unitary Development Plan listed.

3 No development shall commence unless and until:-
• A contaminated land Preliminary Risk Assessment report to assess the 

actual/potential contamination and/or ground gas/landfill gas risks at the site shall 
be submitted to, and approved in writing by, the Local Planning Authority;

• Where actual/potential contamination and/or ground gas/landfill gas risks have 



been identified, detailed site investigation and suitable risk assessment shall be 
submitted to, and approved in writing by the Local Planning Authority;

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

Reason.  The scheme does not provide full details of the actual contamination and 
subsequent remediation, which is required to secure the satisfactory development of 
the site in terms of human health, controlled waters, ground gas and the wider 
environment and pursuant to National Planning Policy Framework Section 15 - 
Conserving and enhancing the natural environment.

4 Following the provisions of Condition 3 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. 

5 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 demolition/construction of the development;

• Access point(s) for demolition/construction traffic from the highway and all 
temporary works required to facilitate access for demolition/construction vehicles;

• Hours of operation and number of vehicle movements;
• A scheme of appropriate warning/construction traffic speed signage in the vicinity 

of the site and its 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;
• Parking on site of operatives' and demolition/construction vehicles together with 

storage on site of demolition/construction materials, including any requisite 
phasing of the development to accommodate this;

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

The approved plan shall be adhered to throughout the demolition/construction 
periods and the measures shall be retained and facilities used for the intended 
purpose for the duration of the both 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. All highway remedial works identified as a result of 
the dilapidation survey shall be implemented to the written satisfaction of the Local 
Planning Authority prior to the development hereby approved being brought into use.

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 HT6/2 - Pedestrian/Vehicular 
Conflict.

6 The access alterations, one way working and all associated signage and road 
markings within the curtilage of the site indicated on approved plan reference 20.173 
005 Revision L shall be implemented prior to the development hereby approved 
being brought into use and thereafter maintained at all times.
Reason.  To secure the satisfactory development of the site in terms of highway 
safety, in the interests of highway safety pursuant to Bury Unitary Development Plan 
Policies EC6/1 - Assessing New Business, Industrial and Commercial Development, 
HT2/4 - Car Parking and New development, HT6/2 - Pedestrian/Vehicular Conflict 
and EN1/2 - Townscape and Built Design. 

7 The various car and cycle parking facilities indicated on approved plan reference 
20.173 005 Revision L shall be surfaced, demarcated and made available for use to 
the satisfaction of the Local Planning Authority prior to the development hereby 
approved being 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.

8 The turning facilities indicated on approved plan reference 20.173 005 Revision L 
shall be provided before the development is brought into use 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 Bury Unitary Development Plan 
Policies EC6/1 - Assessing New Business, Industrial and Commercial Development, 
HT2/4 - Car parking and New Development, HT6/2 - Pedestrian/Vehicular Conflict 
and EN1/2 - Townscape and Built Design. 

9 The bin storage arrangements indicated on approved plan reference 20.173 005 
Revision L shall be implemented before the development hereby approved is brought 
into use and thereafter be maintained available for use at all times.
Reason.  To ensure adequate refuse storage facilities are available for use within 
the site pursuant to Bury Unitary Development Plan Policies EC6/1 - Assessing New 
Business, Industrial and Commercial Development and EN1/2 - Townscape and Built 
Design. 

10 The industrial unit hereby approved shall incorporate a nest or bat box on one of the 
gable ends of the building to the south of the infill development which shall thereafter 
be maintained.   
Reason. To secure the satisfactory development of the site and to contribute to and 
enhance the natural and local environment, pursuant to policies EN1/2 - Townscape 
and Built Design and EN8/2 - Woodland and Tree Planting of the Bury Unitary 
Development Plan and chapter 15 - Conserving and enhancing the natural 
environment of the NPPF. 

11 No development shall commence until;
a)  a scheme of intrusive investigations has been carried out on site to establish the 
risks posed to the development by past coal mining activity;  and
b)  any remediation works and/or mitigation measures to address land instability 



arising from 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 and remedial works shall be carried out in 
accordance with authoritative UK guidance.
Reason.  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 183 and 
184 of the National Planning Policy Framework.

12 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.  This document shall 
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.  This is in order to ensure the safety and stability of the development, in 
accordance with paragraphs 183 and 184 of the National Planning Policy 
Framework.

13 No development shall commence until a surface water drainage scheme has been 
submitted to and approved in writing by the Local Planning Authority. The drainage 
scheme must include:
(i) An investigation of the hierarchy of drainage options in the National Planning 
Practice Guidance (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); and
(iii) A timetable for its implementation.
The approved scheme shall also be in accordance with the Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacement national standards.
The development hereby permitted shall be carried out only in accordance with the 
approved drainage scheme 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.

14 Foul and surface water shall be drained on separate systems.
Reason. 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: 
NPPF National Planning Policy Framework
EC6/1 EC6/1 - New Business, Industrial and Commercial Development
EN1/2 EN1/2 - Townscape and Built Design
HT2/4 HT2/4 - Car Parking and New Development
HT6/2 HT6/2 - Pedestrian/Vehicular Conflict
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:
Location plan 20.173 001 A; Existing site plan 20.173 002 A; Demolition plan 20.173 003 C; 
Demolition images 20.173 004 C;  Existng plan 20.173.006 001 A; Proposed plan 
20.173.006 002 C; Proposed elevations 20.173.006 003 C; Existing elevations 20.173.006 
004 A; Proposed site plan 20.173 005 L; Coal Report Phase 1 by pwa dated Feb 2022; 
Extended phase 1 habitat survey January 202; Demolition Works Risk Assessment and 
Method statement Rev A 

NOTES TO APPLICANT

. Asbestos  - Prior to demolition of the structures, the identified asbestos containing 
material shall be removed by an appropriately qualified contractor, in line with the 
Demolition Method Statement submitted with this application. Substantiating 
evidence, including copies of waste transfer documentation and a photographic 
record of the works, shall be submitted to demonstrate that the asbestos containing 
material has been disposed of in an appropriate manner.  

This is to secure the satisfactory development of the site in terms of human health, 
controlled waters and the wider environment and pursuant to the National Planning 
Policy Framework.

. INFORMATIVE - The Control of Noise Regulations 1975, Section 60. Control of 
Noise on Construction Sites

Works carried out in connection with the planning permission shall comply with the 
above regulations which require the following:

1.    All works and ancillary operations which are audible at the boundary of the 
nearest house or noise receptor, or at such other place as may be agreed with the 
Council, shall be carried out only between the hours of 0800 and 1800 on Mondays 
to Fridays and between the hours of 0900 and 1400 on Saturdays and at no time on 
Sundays and Bank Holidays.

2.    The best practicable means, as defined in section 72 of the Control of Pollution 



Act 1974, to reduce noise to a minimum shall be employed at all times.

3.    All plant and machinery in use shall be properly silenced and maintained in 
accordance with the manufacturer's instructions.

4.    Any emergency deviation from the above (1 - 3) shall be notified to Bury 
Council without delay.

Any contravention of these requirements will trigger the serving of a Notice under 
Section 60 of The Control of Noise Regulations 1975.

. This recommendation relates to the revised plans received by this Section on 09 
February 2022.  

. Whilst the buildings to be demolished have been assessed as negligible risk for bats, 
the applicant is reminded that under the 2019 Regulations it is an offence to disturb, 
harm or kill bats.  If a bat is found during demolition all work should cease 
immediately and a suitably licensed bat worker employed to assess how best to 
safeguard the bat(s).  Natural England should also be informed.

. The applicant is reminded that, under the Wildlife and Countryside Act 1981 as 
amended  it is an offence to remove, damage, or destroy the nest of a wild bird, 
while the nest is in use or being built. Planning consent does not provide a defence 
against prosecution under this act. If a birds nest is suspected work should cease 
immediately and a suitably experienced ecologist employed to assess how best to 
safeguard the nest(s).

. General Information for the Applicant

Under the Coal Industry Act 1994 any intrusive activities, including initial site 
investigation boreholes, and/or any subsequent treatment of coal mine workings/coal 
mine entries for ground stability purposes require the prior written permission of The 
Coal Authority, since such activities can have serious public health and safety 
implications.  Failure to obtain permission will result in trespass, with the potential for 
court action.  In the event that you are proposing to undertake such work in the 
Forest of Dean local authority area our permission may not be required; it is 
recommended that you check with us prior to commencing any works.  Application 
forms for Coal Authority permission and further guidance can be obtained from The 
Coal Authority's website 
at:www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property

. United Utilities Advisory
Drainage
In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), the site should be drained on a separate 
system with foul water draining to the public sewer and surface water draining in the 
most sustainable way.

The applicant can discuss any of the above with Developer Engineer, Rob Brenton, 
by email at wastewaterdeveloperservices@uuplc.co.uk.

Please note, United Utilities are 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 
main river).

If the applicant intends to offer wastewater assets forward for adoption by United 
Utilities, the proposed detailed design will be subject to a technical appraisal by an 
Adoptions Engineer as we need to be sure that the proposal meets the requirements 
of Sewers for Adoption and United Utilities’ Asset Standards. The detailed layout 
should be prepared with consideration of what is necessary to secure a development 
to an adoptable standard. This is important as drainage design can be a key 
determining factor of site levels and layout. The proposed design should give 
consideration to long term operability and give United Utilities a cost effective 
proposal for the life of the assets. Therefore, should this application be approved and 
the applicant wishes to progress a Section 104 agreement, we strongly recommend 
that no construction commences until the detailed drainage design, submitted as part 
of the Section 104 agreement, has been assessed and accepted in writing by United 
Utilities. Any works carried out prior to the technical assessment being approved is 
done entirely at the developers own risk and could be subject to change.

Management and Maintenance of Sustainable Drainage Systems
Without effective management and maintenance, sustainable drainage systems can 
fail or become ineffective. As a provider of wastewater services, we believe we have 
a duty to advise the Local Planning Authority of this potential risk to ensure the 
longevity of the surface water drainage system and the service it provides to people. 
We also wish to minimise the risk of a sustainable drainage system having a 
detrimental impact on the public sewer network should the two systems interact. We 
therefore recommend the Local Planning Authority include a condition in their 
Decision Notice regarding a management and maintenance regime for any 
sustainable drainage system that is included as part of the proposed development.

If the applicant intends to obtain a water supply from United Utilities for the proposed 
development, we strongly recommend they engage with us at the earliest 
opportunity. If reinforcement of the water network is required to meet the demand, 
this could be a significant project and the design and construction period should be 
accounted for.
To discuss a potential water supply or any of the water comments detailed above, the 
applicant can contact the team at DeveloperServicesWater@uuplc.co.uk.
Please note, all internal pipework must comply with current Water Supply (water 
fittings) Regulations 1999.

United Utilities’ Property, Assets and Infrastructure
A public sewer crosses this site and we may not permit building over it. We will 
require an access strip width of six metres, three metres either side of the centre line 
of the sewer which is in accordance with the minimum distances specified in the 
current issue of Part H of the Building Regulations, for maintenance or replacement. 
Therefore a modification of the site layout, or a
diversion of the affected public sewer may be necessary. All costs associated with 
sewer diversions must be borne by the applicant.

To establish if a sewer diversion is feasible, the applicant must discuss this at an 
early stage with our Developer Engineer at 
wastewaterdeveloperservices@uuplc.co.uk as a lengthy lead in period may be 
required if a sewer diversion proves to be acceptable.
Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer 
and overflow systems.

The applicant should be aware of water mains in the vicinity of the proposed 



development site. Whilst this infrastructure is located outside the applicant’s 
proposed red line boundary, the applicant must comply with our ‘Standard Conditions 
for Works Adjacent to Pipelines’. We provide this information to support the applicant 
in identifying the potential impacts from all construction activities on United Utilities 
infrastructure and to identify mitigation measures to protect and prevent any damage 
to this infrastructure both during and after construction. This includes advice 
regarding landscaping in the vicinity of pipelines.

Where United Utilities’ assets exist, the level of cover to the water mains and public 
sewers must not be compromised either during or after construction.
For advice regarding protection of United Utilities assets, the applicant should contact 
the teams as follows:
Water assets – DeveloperServicesWater@uuplc.co.uk
Wastewater assets – WastewaterDeveloperServices@uuplc.co.uk
It is the applicant's responsibility to investigate the possibility of any United Utilities’ 
assets potentially impacted by their proposals and to demonstrate the exact 
relationship between any United Utilities' assets and the proposed development.

A number of providers offer a paid for mapping service including United Utilities. To 
find out how to purchase a sewer and water plan from United Utilities, please visit the 
Property Searches website; https://www.unitedutilities.com/property-searches/
You can also view the plans for free. To make an appointment to view our sewer 
records at your local authority please contact them direct, alternatively if you wish to 
view the water and the sewer records at our Lingley Mere offices based in Warrington 
please ring 0370 751 0101 to book an appointment.

Due to the public sewer transfer in 2011, not all sewers are currently shown on the 
statutory sewer records and we do not always show private pipes on our plans. If a 
sewer is discovered during construction; please contact a Building Control Body to 
discuss the matter further.
Should this planning application be approved the applicant should contact United 
Utilities regarding a potential water supply or connection to public sewers. Additional 
information is available on our website 
http://www.unitedutilities.com/builders-developers.aspx

Signed:

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

Date of Decision: 24/03/2022        
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