Planning Policy Comments

Application No: 70536

Location: 1-5 Porter Street, Bury, BL9 5DZ

Proposal: Part change of use of former showroom/laundrette and 1no. flat (Use
Class E/Sui Generis/Class C3) to form 1no. 7 bedroom (single occupancy) HMO (Sui
Generis) and 1no. 8 Bedroom (single occupancy) HMO (Sui Generis) with associated
parking and refuse storage and external alterations

Housing Land Supply and Principle of Residential Development

The National Planning Policy Framework (NPPF) should be treated as a material
planning consideration and it emphasises the need for local planning authorities to
boost the supply of housing to meet local housing targets in both the short and long
term. The Framework states that unless they have an adopted plan that is less than
five years old that identified a five year supply of specific deliverable sites at the time
of conclusion of the examination, then local planning authorities should identify and
update annually a supply of specific developable sites to provide either a minimum of
five years’ worth of housing, or a minimum of four years’ worth of housing in certain
circumstances set out in NPPF paragraph 226.

Bury's Strategic Housing Land Availability Assessment sets out the latest housing
supply position, which is made up of sites that have an extant planning permission and
sites that have potential to obtain planning permission in the future. This shows that
there are a number of sites within the Borough with the potential to deliver a
significant amount of housing. However, not all of these sites will contribute to the
deliverable land supply calculations as many sites will take longer than five years to
come forward and be fully developed (e.g. some large sites could take up to ten years
to be completed). As such, latest monitoring indicates that the Council is unable to
demonstrate a four or five year supply of deliverable housing land when assessed
against the Local Housing Need calculated using the standard method set out in
Government guidance. However, the joint Places for Everyone Plan is at a very
advanced stage and is considered to have significant weight in decision making. Using
the targets and sites in PfE the Council is able to demonstrate a 5 year supply.

The National Planning Policy Framework also sets out the Housing Delivery Test, which
is an assessment of net additional dwellings provided over the previous three years
against the homes required. Where the test indicates that the delivery of housing was
substantially below (less than 75%) of the housing requirement over the previous
years, this needs to be taken into account in the decision-taking process. The latest
results published by the Government show that Bury has a housing delivery test result
of less than 75%, and therefore, this needs to be treated as a material factor when
determining applications for residential development.

Therefore, in relation to the proposed development, paragraph 11d) of the National
Planning Policy Framework states that where there are no relevant development plan
policies, or the policies which are most important for determining the application are
out-of-date, planning permission should be granted unless:

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




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

In terms of housing delivery the Borough has underdelivered against the local housing
need, and as a result the 'tilted balance' applies and planning permission should be
granted unless the above points Para 11(d) i or ii apply.

The site is in a sustainable location within the urban area. The national requirement to
significantly boost the supply of housing under the NPPF is a material consideration
that would favour the residential development of this site in principle, subject to detail.

The property currently comprises 4 flats. The proposal retains 3 of the existing flats
and proposes 1 no. 7 bedroom HMO and 1 no. 8 bedroom HMO. For the purposes of
housing supply monitoring (as set out in the housing lows reconciliation guidance
which forms the basis for the housing delivery test), "House in Multiple Occupation (an
HMO), if they were a house before, cannot be counted as a net additional dwelling, as
they would have been counted as a net additional dwelling in a previous year.
However, if a House in Multiple Occupation, is created by change of use from a non-
residential building, then it can be counted as one net additional dwelling”.

As the property currently comprises 4 flats, and the application is to retain 3 flats and
provide 2 HMOs, the proposal would result in 1 net additional dwelling, and have a
limited contribution to housing supply.

Places for Everyone

The Places for Everyone Joint Development Plan Document (PfE) is a joint plan
covering nine of the ten Greater Manchester districts, including Bury, and is intended
to provide the overarching framework to strategically manage growth across the
boroughs.

PfE was submitted to the Government for examination in February 2022 and this
marked the start of the independent examination into the plan, the final stage in the
plan making process.

The Inspectors have now concluded their examination of the plan and have issued
their findings and recommendations in their Inspectors’ Report which was received on
14 February 2024. In that report the Inspectors conclude that all legal requirements
have been met and that with the recommended main modifications set out in the
Appendix of their report, the Places for Everyone Joint Development Plan Document
satisfies the requirements referred to in Section 20(5)(a) of the 2004 Act and is sound.

The next step is for all nine PfE Councils to consider the Inspectors’ recommendations
and adoption of the Plan. Currently it is anticipated that these Council meetings will be
held between 28 February and 20 March 2024, with Bury Council due to consider this

on 20 March.

If it is agreed by all nine Council’s, Places for Everyone will become a key part of
Bury’s statutory development plan.

Given the advanced stage in the preparation of PfE, it is already considered reasonable
that the Plan (as proposed to be modified) should be given significant weight in the
decision-making process in line with paragraph 48 of the National Planning Policy
Framework and full weight will be given to the policies once the Plan is adopted.




PfE policies are therefore relevant to the consideration of this planning application. In
particular, the following policies are relevant to this proposal:

Policy JP-H1 - Sets a requirement for an average of 452 homes per year over the plan
period, with stepped targets starting from a minimum housing target of 246 homes per
year from 2022-2025 (increasing in future years of the plan). This development will
make a limited contribution towards meeting that target.

Policy JP-H3 - Seeks to provide an appropriate mix of dwelling types and sizes
reflecting local plan policies and having regard to relevant local evidence. Development
across the plan area should seek to incorporate a range of dwelling types and sizes,
including for self-build.

Policy JP-H4 - Requires new housing development to be delivered at a density
appropriate to the location, reflecting the relative accessibility of the site by walking,
cycling and public transport and the need to achieve efficient use of land and high
quality design. Policy JP-H4 sets out minimum densities that should be considered.
This site is within a GMAL6 area and within 800 metres of Bury Town Centre, therefore
in accordance with PfE policy JP-H4 regard should be had to a minimum net residential
density of 50 dwellings per hectare. The total area of the site is 0.049 hectares, which
based on a total of 5 dwellings would result in a density of 102 dwellings per hectare.
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