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1.0 INTRODUCTION  

1.1 This Carbon Energy Statement is submitted by ‘Building Design Services (BDS)’ on behalf of the applicant who 

owns the property ‘Railway Hotel’ at 427 Ainsworth Road.  This Statement accompanies a full planning 

application which includes the ‘Change of Use of Public House (PH) to 10 Bed House in Multiple Occupation 

(HMO)’.    

1.2 The ground floor pub requires significant investment and is struggling for trade. The first floor is 

occupied by a 3-bedroom self-contained flat. The pub is accessed from the front elevation of the 

building, whilst the flat at first floor is accessed off the western rear elevation. 

1.3 The pub building itself is finished in render and coloured green to the front and rear elevations with white 

render along its side elevation. The building has been extended in the past by way of two storey and single 

storey extensions to the rear. Given land levels through the site a further floor at lower ground level is visible 

from the rear. The beer garden is also located to the rear. 

 

1.4 Above: Aerial Image above indicates the rear of the application site. 

 



Carbon Energy Statement 
Railway Hotel, Bury, M26 4HN                  December 2024 

BDS 3 

 

 

              

1.5 Above: Front Elevation of the pub building. 

1.6 The use of the existing vacant pub building would change into a 10-bedroom House in Multiple occupation 

(HMO). The plans submitted as part of this proposal show that all bedrooms would consist of separate washing 

facilities, whilst there would also be a communal toilet facility. Sufficient space would be provided in each 

room to relax and lounge. In addition, a separate shared kitchen and separate dining room would be provided 

on the lower ground floor, a shared lounge/living room would be provided on the ground floor. Access into 

the building would be provided from the front and rear elevations of the building. Five bedrooms would be 

provided on the ground floor and a further 5 bedrooms provided on the first floor. 

1.7 There would be no external changes to the building where all its existing features would be retained. 
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2.0 POLICY  

2.1 Greater Manchester’s ambitions to be carbon neutral by 2038 have never been more necessary – it needs to 

support the creation of resilient, liveable places where walking and cycling are the obvious choice for shorter 

journeys, where facilities and services are accessible and close at hand and where the past dependency on the 

car is superseded by a reliable and responsive public transport system.  

  

2.2 Policy EN4 – Energy Conservation - of the Development Plan states that ‘The Council will encourage 

development which contributes to energy conservation in the Borough. The use of renewable energy 

resources and the incorporation of energy efficiency measures in built development and the transport system 

will be encouraged’. 

 

2.3 Policy EN4/2 - Energy Efficiency - The Council will encourage energy efficiency in development proposals 

through: 

• the promotion of energy efficient modes of transport such as walking, cycling and public transport;  

• seeking the location of new development in areas easily accessible to public transport and local 

facilities;  

• promoting the efficient use of energy in the design and layout of development. 

 

Places for Everyone 

2.4 This Plan sets out proposals to support the Greater Manchester ambition to be a carbon neutral city-region by 

2038. A key element of this is to set out a pathway for new development to be net zero carbon by 2028 at the 

latest. 

2.5 The Plan can contribute to achieving many of these objectives, as well as supporting the overarching goal of 

sustainable development. This is reflected in the overall strategy, the proposed scale and location of 

development, and the individual policies and allocations. It includes protecting and enhancing key 

environmental resources, following the waste hierarchy, reducing waste generation, using sustainable 

construction techniques, combating and adapting to climate change, reducing carbon emissions to meet 

Greater Manchester's 2038 carbon neutrality target date, supporting high levels of economic growth in a way 

that can benefit all residents, and delivering sustainable patterns of development that minimise the need to 

travel and reliance on the car. 
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2.6 Objective 7: Playing our part in ensuring that Greater Manchester is a more resilient and carbon neutral city-

region. 

 

• Promote carbon neutrality of new development by 2028; 

• Promote sustainable patterns of development that minimise the need to travel 

and contribute to cleaner air; 

• Locate and design development to reduce car dependency; 

• Facilitate provision of infrastructure for cleaner vehicles; 

• Improve energy efficiency and the generation of renewable and low carbon 

Energy. 

  

2.7 Policy JP-S2: Carbon and Energy – This policy aims of delivering a dramatic reduction in greenhouse gas 

emissions through a range of measures.  Development proposals should set out how this has been achieved 

in an energy statement in accordance with the energy hierarchy, which in order of importance seeks to:  

 

i. Minimise energy demand;  

ii. Maximise energy efficiency;  

iii. Use renewable energy;  

iv. Use low carbon energy; and  

v. Utilise other energy sources 

 

National; Planning Policy Framework 

 

2.8 The National Planning Policy Framework (2023) sets out the Government's overarching planning policies. At 

its heart is a presumption in favour of sustainable development.  

2.9 Paragraph 157 of the Framework states that ‘The planning system should support the transition to a low 

carbon future in a changing climate, taking full account of flood risk and coastal change. It should help to: 

shape places in ways that contribute to radical reductions in greenhouse gas emissions, minimise vulnerability  
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and improve resilience; encourage the reuse of existing resources, including the conversion of existing 

buildings; and support renewable and low carbon energy and associated infrastructure’. 

 

2.10 Paragraph 159 states that ‘New development should be planned for in ways that: states that Planning policies 

and decisions should ensure that developments:  

b) can help to reduce greenhouse gas emissions, such as through its location, orientation and design. 

Any local requirements for the sustainability of buildings should reflect the Government’s policy for 

national technical standards. 
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3.0 SUSTAINABLE DESIGN 

3.1 This report details how the proposal has considered the sites potential environmental impacts and how those 

impacts can be managed and mitigated in line with the Local and National planning policies.   

3.2 Energy efficiency measures and renewable energy technologies are integral to the building’s design and 

specification. Passive design measures have also been included to prevent overheating and subsequently 

reduce carbon emissions. Other features such as sustainable material selection, low water consumption and 

internal and external recycling provision will also contribute to enabling future occupiers to use the site more 

sustainably. 

 

 Sustainable Location 

3.3 The application demonstrates that the site is well located in terms of local facilities and in close proximity to a 

number of residential areas, which will facilitate site users’ sustainable access to their accommodation. 

Walking 

3.4 In terms of walking accessibility, there are footways located on either side of the carriageway; street lighting 

is also present. A signalised crossing facility is present on Ainsworth Road, approximately 25m to the south of 

the site. 

Cycling 

3.5 In terms of cycling, this represents a realistic and healthy option to use instead of the private car for making 

journeys up to 5km as a whole journey or as part of a longer journey by public transport.  Secure Cycle parking 

would also be introduced to the rear of the building which would result in less reliance on the car, provide an 

alternative mode of transport, and reduce greenhouse gases. It is not expected that this proposal would 

impact negatively upon the surrounding highway network. 

Bus 

3.6 The site is located adjacent to a main route into the town centre from Ainsworth Road, with excellent bus links 

and parking available on side streets such as Wilton Lane, it would be sufficient provision for a development 

of this size in a location as sustainable as this (close to the local centre and on a major bus route); as such car 

parking spaces provided are justified for this type of proposal.. 
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Summary 

3.7 Having regard to the above, it is considered that the site benefits from good levels of accessibility by 

sustainable modes and has a range of local amenities within close proximity. Access to the site on foot and by 

cycle are of a good standard and there are multiple transport facilities within close proximity providing access 

to a range of local destinations. These findings demonstrate that site users will not need to be reliant on the 

private car. 

3.8 The proposed scheme also promotes the use of walking and cycling as the main personal form of transport 

being provided within a safe secure area. Dedicated cycle parking is provided to promote other modes apart 

from the car. 

 

Minimising Energy Demand and Carbon Dioxide Emissions 

3.9 The applicant will ensure the proposed building complies with the relevant Parts of current Building 

Regulations. This will be achieved through high levels of thermal insulation, careful material specification and 

efficient systems. The specifics of energy efficiency will be determined at the detailed design stage, and the 

design team will ensure the proposed development will meet the requirements for energy efficiency, where 

feasible. 

3.10 Passive and active design measures such as fabric performance, air tightness and mechanical ventilation will 

be utilised in the proposed development to prevent overheating and reduce carbon emissions. 

 

Minimising Water Consumption 

3.11 The design team will ensure that water consumption rates for the proposed development are minimised by 

specifying low-flow taps and dual flush WCs. The Building Regulations Water Efficiency Calculator can be used 

to determine the definitive consumption values of the fixtures and fittings that will be specified for the final 

design. 

 

Climate Change Adaptation: SUDS 

3.12 The site is positioned near the City centre of Manchester in a highly urbanised location with few permeable 

surfaces. As a result, it is considered to have an increased risk of surface water flooding, which is likely to be  
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increased by further intensification of the built environment as well as the projected increase in heavy rainfall 

due to climate change. 

3.13 The proposed development adds no new area to the building footprint and as such, will not increase surface 

water run-off rates. Excess run-off like existing will be discharged to a public sewer. 

3.14 The run-off from the roof area expected to be relatively uncontaminated and does not require complex 

treatment prior to discharging into a watercourse or sewer, as existing. 

3.15 The site lies within Flood Zone 1 of the Environment Agency’s Risk Flood Map, which is defined as a low risk of 

flooding; as such, a Flood Risk Assessment (FRA) is not required for the site. 

 

Climate Change Adaptation: Overheating 

3.16 Through the application of energy efficient design and mechanical ventilation, the applicant has worked to 

ensure that the risk of summer overheating is minimised in line with the ‘cooling hierarchy’. 

3.17 Combinations of high fabric performance and good natural daylighting within the proposed development to 

all habitable rooms will create significant benefits in terms of reduced electrical use for lighting, and reduced 

space heating consumption, as a result of maximising solar gains during winter months. 

3.18 Also, reducing energy demand is best approached with the fabric first approach, optimising insulation levels 

and providing efficient heating and lighting systems. Using hot water heat pump/ventilation heat exchangers 

and CHP systems can help to achieve carbon reductions in line with planning policy requirements.  

 

Sustainable Materials, Waste and Construction Impacts 

3.19 The environmental impact of internal materials including partition materials used will be minimised by 

specifying locally supplied, sustainably-sourced, low-impact and recycled material, where feasible. It is 

anticipated that 100% of the timber used for the proposed development will be from FSC or PEFC sources. 

3.20 The detailed characteristics of the materials to be specified will be determined at the detailed design stage, 

however the specified materials will achieve a rating of A+ to D in the BRE’s Green Guide to Specification, as 

these have a low embodied impact on the environment. Materials will also be durable to cater for their level 

of use and exposure and will not release toxins into the internal and external environment, including those 

that deplete stratospheric ozone. Prefabricated building elements will be used where feasible. 
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3.21 Construction and demolition waste will be minimised on site by utilising the principles of the ‘waste hierarchy’, 

thereby limiting the amount of resources used and waste generated. The preferred approach to specifying 

materials will therefore be: 

i. The use of reclaimed materials; 

ii. The use of materials with higher levels of recycled content; and 

iii. The use of new materials. 

3.22 The waste storage area of the proposed development will be located in the yard area which can be easily 

accessed by the occupants and externally for removal of waste.  It will provide sufficient and well-designed 

storage for recyclables and general waste. 

 

Operational Sustainability 

3.23 Lighting and heating controls will be designed to allow for localised control. Full specifications for controls will 

be developed at the detailed design stage. This information will be provided in full detail to the building users, 

to ensure the optimal operation of those services. 

3.24 Smart meters will be fitted within the building, if feasible, to monitor energy and water consumption, which 

will help occupants to eliminate unnecessary energy and water use and reduce running costs. 

3.25 Waste reduction, re-use and recycling will be encouraged over landfill, and sufficiently sized recycling and 

general waste storage bins will be provided within the building. These will be easily accessible for all. 

3.26 The provision of Building User Guides for the development is encouraged, to ensure that occupants have the 

correct information to allow for optimal use, operation, maintenance and environmental performance. The 

guide should be easy to read, understand and should cover all significant operational and maintenance issues, 

including how to heat and cool the unit efficiently and effectively. 

3.27 The site is located in proximity to a number of public transport facilities including Local bus routes.  Sustainable 

transport solutions have also been included as part of the development. The development includes cycle 

storage for building users. 
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4.0 CONCLUSION  

4.1 This Sustainability and Energy Statement demonstrates that the proposed development would meet the 

sustainability standards and policies set out in Burys Core Strategy and the National Planning Policy 

Framework. 

4.2 The sustainability strategy focuses on the implementation of sustainable systems for energy, water, waste 

management, and construction management. Much attention has been given to reducing the environmental 

impact throughout the lifetime of the building, during construction and operation. 

4.3 In conclusion, the design team has considered the site’s potential environmental impacts and this report 

details how those impacts will be managed and mitigated. The approach to designing and constructing a 

sustainable development will result in a development that will comply with policies on sustainability, energy 

and carbon output. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


