
 

NOTICE OF REFUSAL OF PLANNING PERMISSION
 

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

Order 2015

To: On Behalf Of:
Mr Lee Greenwood
Connollys 
Kingfisher Business Centre
Burnley Road
Rawtenstall
BB4 8EQ

Mr Jeffrey Paul Speak 
c/o agent

PART 1 - Particulars of Application

Application Number: 72796

Proposal:
Application for permission in principle for 
erection of 9 no. dwellings

Date of Registration: 02/02/2026

Location:
Land off Holcombe Grove/ South East Side 
Of Milltown Street, Radcliffe, Manchester 
M26

PART 2 - Particulars of Decision

The Bury Metropolitan Borough Council hereby give notice in pursuance of the provisions of 
the Town and Country Planning Act 1990 that permission has been REFUSED for the 
carrying out of the development referred to in Part 1 hereof for the following reasons:-

The proposed development for 9 no dwellings on a 0.4 hectare site would not make 
optimal use of the potential of the site.  Therefore, the proposed development would 
conflict with Policy JP-H4 of the Places for Everyone Joint Development Plan and 
Chapter 11, particularly paragraph 130 of the National Planning Policy Framework.

The following policies of the Bury Unitary Development Plan, National and Regional 
Government were considered relevant: 
H1/2 H1/2 - Further Housing Development
H2/1 H2/1 - The Form of New Residential Development
H2/2 H2/2 - The Layout of New Residential Development
EN1/2 EN1/2 - Townscape and Built Design
EN6/4 EN6/4 - Wildlife Links and Corridors
EN7/2 EN7/2 - Noise Pollution
EN7/5 EN7/5 - Waste Water Management
OL5/2 OL5/2 - Development in River Valleys
HT2/4 HT2/4 - Car Parking and New Development
HT5/1 HT5/1 - Access For Those with Special Needs
SPD6 Supplementary Planning Document 6 - Alterations and Extensions to Residential 

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



JP-C2 Digital Connectivity
JP-C5 Streets For All
JP-C6 Walking and Cycling
JP-C8 Transport Requirements of New Development
JP-G8 A Net Enhancement of Biodiversity and Geodiversity
JP-H3 Type, Size and Design of New Housing
JP-H4 Density of New Housing
JP-P1 Sustainable Places
JP-S1 Sustainable Development
JP-S2 Carbon and Energy
JP-S4 Flood Risk and the Water Environment
JP-S1 Sustainable Development
JP-S5 Clean Air
NPPF National Planning Policy Framework

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 location plan received 11/2/26

NOTES TO APPLICANT

. Local Highway Authority response

The LHA would recommend refusal for the followng reason - 

The proposal and cumulative pedestrian and vehicle traffic generated would result in 
the intensification of use of the unadopted site access (Holcombe Grove) that is 
substandard in terms of pedestrian facilities, widths and forward visibility for the 
number of dwellings now proposed to be served, significantly in excess of the original 
highway design parameters, which is likely to lead to pedestrian and vehicular 
conflicts on the access road and at the junction of Holcombe Grove with New Road to 
the detriment of the free flow of traffic and road and pedestrian safety.

. Environmental Health Contaminated Land response

Would recommend that the following contaminated land conditions are placed on any 
grant of permission:

Contaminated land condition 01: site characterisation & risk assessment 

Contaminated land condition 02: remediation strategy & verification plan 

Contaminated land condition 03: remediation & verification

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).

If permission is granted, in order for this Section to be satisfied that this development 
does not pose a risk to human health or the environment, the following information 
needs to be submitted to the Council for approval:



(i) A preliminary risk assessment. 
(ii) A site investigation and risk assessment report.
(iii) A detailed remediation strategy and validation plan.
(iv) A materials management plan, if the CL:AIRE Definition of Waste Code of 
Practice is to be used.
(v) After completion of site works, a verification report is required to validate that 
the work undertaken conforms to the  remediation proposals received and agreed by 
this Section.

. Environmental Health Air Quality response

The site is not located within an Air Quality Management Area. Due to the scale of 
the development, it is considered unlikely that the development would create an 
increase of more than 500 AADT (annual average daily traffic). Therefore, in line with 
the Planning Practice Guidance-Air Quality and EPUK Guidance, an air quality 
assessment will not be required. 

Bury Council has been identified by DEFRA as an area requiring to significantly 
improve air quality. To support the principles of the Greater Manchester Clean Air 
Plan in reducing levels of nitrogen dioxide and in order to manage current and future 
levels of air pollution Bury Council is encouraging the use of cleaner vehicles.  As 
such and in line the requirements of the Building Regulations (The Building 
Regulations 2010, Approved Document S, Infrastructure for the charging of electric 
vehicles), this Section recommends the following condition to be placed on any grant 
of permission:

AQ01 - Air quality condition 01: electric vehicle charge points

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). 

If permission is granted, the following information will be required:

(i) Details of the proposed EV charging points to be installed including the 
information sheet detailing the make and model, to demonstrate that they meet the 
required specification. 
(ii) Evidence of the installation of the chosen EV charging points, such as 
photographs.

. United Utilities response

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.
We request that the following drainage condition is attached to any subsequent 
approval:

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).

. Local Lead Flood Authority response

Would recommend the following condition -  

Development shall not commence until details of surface water drainage proposals 
have been submitted to and approved by the Local Planning Authority. The scheme 
must be based on the hierarchy of drainage options in the National Planning Practice 
Guidance and be designed in accordance with the Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or subsequent revisions 
of it. This must include assessment of potential SuDS options for surface water 
drainage with appropriate calculations and test results to support the chosen solution. 
Design details should comply with guidance contained in the Greater Manchester's 
Sustainable Drainage Design Guide, March 25. Details of proposed maintenance 
arrangements should also be provided.
Reason. To promote sustainable development. The current application contains 
insufficient information regarding the proposed drainage scheme to fully assess the 



impact pursuant to the principles of the NPPF.

Would recommend the following informatives - 

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.

. Greater Manchester Ecology Unit response

Would require as part of Technical Details - 

• A preliminary ecological appraisal,
• A badger assessment and survey and
• A biodiversity net gain assessment.

Signed:

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

Date of Decision: 05/03/2026        
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