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Limitation

ACS Consulting (ACS) has prepared this Report for the sole use by Equilibrium Architects Limited, Bury in accordance with the Agreement under which our services were 
performed.  No other warranty, expressed or implied, is made as to the professional advice included in this Report or any other services provided by us.  This Report may not 
be relied upon by any other party without the prior and express written agreement of ACS.  Unless otherwise stated in this Report, the assessments made assume that the 
sites and facilities will continue to be used for their current purpose without significant change.  The conclusions and recommendations contained in this Report are based 
upon information provided by others and upon the assumption that all relevant information has been provided by those parties from whom it has been requested.  
Information obtained from third parties has not been independently verified by ACS, unless otherwise stated in the Report.
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Chapter 1 Introduction

1.01
ACS Consulting is instructed by Equilibrium Architects Limited, 
Bury to report on trees and the implications for the proposed 
development at Land off Brownhills Close, Tottington, Bury.  The 
assessment and report was undertaken by Ian Murat, 
Registered Consultant of the Arboricultural Association. 

1.02
In accordance with guidance on information requirements 
and validation for planning applications, this report fulfils the 
recommended national list criteria for tree survey/arboricultural 
information. More specifically, it contains the following:
 A full tree survey to the requirements of BS5837 (2012) Trees 

In Relation To Design, Demolition and Construction –
Recommendations.

 A plan showing tree survey information, retention 
categorisation and root protection areas,

 An assessment of the arboricultural implications of 
development detailing trees to be retained/removed and 
appropriate protection measures (BS5837:2012 - 5.3.4),

 An Arboricultural Method Statement detailing a set of 
agreed principles for tree protection, implementation and 
phasing of works. (BS5837:2012 section 6).

1.03
The site was visited during August 2024.  A survey of the trees 
was completed in accordance with BS5837 – 2012.  All the trees 
have been summarised in the tables in Appendix A. 

Copyright of ACS Consulting.  
All rights described in Chapter IV of the Copyright, Designs and 
Patents Act 1988 have been generally asserted ©, August 2024.
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Chapter 2 Background

2.01 Location
The site is located to the south of Tottington village. (Figure 1). 

2.02 The Site
The site extends to 1.6 hectares located north of Bury Road.  The 
site is an irregular-shaped parcel of land accessed from Bury 
Road and Brownhills Close.  There is a footpath that runs through 
the site linking Kirklees Brook and Kirklees local nature reserve.  
The site comprises dense, self-set pioneer trees with some 
established more mature trees located to the south of the site 
adjacent to Bury Road.

2.03 Statutory Protection
The site is not located in a Conservation Area.  The Bury Council 
TPO interactive plan indicates that a number of individual 
mature trees are the subject of Tree Preservation Order (TPO).  
Tree Preservation Order Number 180, Rear of 263 to 335 Bury 
Road protects a number of individual trees. (Figure 2). Aligning 
the TPO document with the trees on site has proved 
problematic as a number of trees do not appear to be present 
and some trees appear to be misidentified. 

2.04 Soils
BS 5837 – 2012 requires a basic assessment of the soils on site.  An 
examination of the British Geological Survey site notes the 
superficial deposits as: Glaciofluvial Deposits, Devensian - Sand 
and gravel. Sedimentary superficial deposit formed between 
116 and 11.8 thousand years ago during the Quaternary period.

The Cranfield Soil and Agrifood Institute Soilscapes viewer shows 
soils at the site to be: Slowly permeable seasonally wet acid 
loamy and clayey soils.

2.05 Topographical Survey 
The arboricultural survey is based on the supplied plan. 
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Chapter 3 Tree Survey

3.01
The tree data can be found at Appendix A.  There is no 
requirement in BS 5837 to repeat the details of the constraints 
information save for confirming that the trees were surveyed for 
species type, age, height, crown spread, diameter-at-breast-
height, condition, and their suitability for retention from ground 
level.  Each tree or group was assigned to one of the four 
retention categories [A,B,C,U] specified by BS5837.  The 
individual descriptions and other relevant information are 
contained in the attached schedule and they are shown on 
the attached plans, based on the original topographical 
survey.  Only trees with a stem diameter of 75 millimetres 
measured at 1.5 metres above the ground are required to be 
recorded. 

3.02
The heights were measured with a digital Hypsometer and the 
diameters taken with a diameter tape to give an average stem 
measurement.  Canopy spreads have been measured at the 
cardinal points or where they significantly extend in other 
directions.

3.03 Groups
The group classification is intended to identify trees that form 
cohesive arboricultural features either aerodynamically, visually 
or culturally.  Where there are prominent trees within the group, 
these have been noted individually.

3.04 Woodland
Woodland is a group of trees of at least 0.5 hectares in area 
with a minimum of 20% canopy cover and 20 m width and that 
have the potential to reach a height of at least 5 m.
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Chapter 4 Development Implications

4.01 Outline Planning Permission
The site benefits from an Outline Planning Permission. The 
proposed development is for: erection of up to 5 dwellings, 
and new/improved formal and informal community open 
space, replacement / improved footpath connections and 
wider greenspace enhancements. [sic].

4.02 
As part of the Outline Planning Permission Consent, the council 
has placed one Arboricultural Planning Permission; Condition 4 
(67243). A copy can be found at Appendix C.

4.03 Development Implications
The methodology for assessment is based on BS5837 – 2012 
Trees in relation to design, demolition and construction – 
Recommendations.  The guidance recommends that impacts 
on arboricultural assets should be assessed by considering:

1. Which arboreal assets are affected by the proposed 
development;
2. Understand what contribution the arboreal assets make to 
the significance of the site and location;
3. Identify what impact the loss of arboreal assets of the site 
might have on that significance;
4. Consider maximising enhancements and avoiding harm.

4.04 Loss for Development  
The site is divided into two distinct parcels of land to be linked 
by a new footpath. 

4.05 Northern Site
The northern section of the application site comprises four 
detached properties with access from Brownhills Close.  The 
properties are located on a raised parcel of land with the trees 
of W1 on a steeply sloping bank to the south.  There will be the 
requirement to remove a small number of self-set trees and 
shrubbery adjacent to Brownhills Close.  The removal of these 
trees has no implications on the integrity of the broadleaved 
woodland beyond. 

4.06 Southern Site
The detached property to the south of the site will use the 
existing access on to Bury Road.  The development will require 
the removal of T1 sycamore, a desirable specimen.  Overall, 
the removal of this tree has limited impact on the treed 
character of the site, being screened extensively by the trees 
to the south.  The access to the new property will be reinforced 
and will comprise a 3-dimensional cellular confinement system 
from Bury Road as it passes the trees located in the small 
garden.  The detached property will require the removal of a 
number of fast-growing self-set pioneer trees.  The removal of 
these trees, overall, has little implications for the woodland in 
this location. 
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Chapter 4 Development Implications

4.07 Footpath
The proposals will seek to improve the footpath links between 
the two developments and the nature reserve.  The footpath 
from the northern section of the site does not have any 
implications for the retained woodland blocks.  The southern 
part of the footpath will be widened to 3 metres, this will require 
the removal of a number of woodland edge specimens along 
the side of the existing footpath.  These trees are generally self-
set birch, goat willow and grey willow.  The widening of the 
footpath has a negligible impact on the integrity of the 
woodland.  The removals result in insignificant harm which is 
easily reversed through a landscape scheme which will blend 
and mature as the development integrates into the 
surroundings. 

4.08 
Judging the sensitivity of visual receivers needs to take account 
of the occupation or activity of people experiencing the view 
at particular locations and the extent to which their attention 
or interest is focused on views within and surrounding the 
development.

4.09  
The principal views are from private views from Bury Road and 
Brownhills Close as well as the informal footpaths.  The internal 
trees have very limited importance when viewed from the 
public vantage points.  The development retains and 
integrates the significant majority of the trees within the 
application site.  There is no change in the visual perspective or 
the treed character of the site from external views.

4.10 Retained trees that may be affected by disturbance
The scheme poses 1 distinct issue to retained trees;
A: disturbance and damage to soil and consequently roots by 
construction.

A: The layout indicates one pinch point for the development of 
the southern detached property.  Whilst the building is located 
outside the Root Protection Areas, of the TPO’d trees, there is 
the requirement to access these areas and create a new 
egress on to Bury Road.  Where the new drive passes over the 
Root Protection Areas, for the extent of those trees’ individual 
RPAs, the drive shall be constructed using a ‘no-dig’ 
construction 3-dimensional cellular confinement system.  The 
use of this technique, if implemented in strict accordance with 
the manufacturer’s method statement, has been 
demonstrated over a number of successive years to be a 
sound way of crossing roots allowing them to continue 
functioning, maintaining, tree health and stability. 

4.11 Pruning
There will be a limited requirement for access facilitation 
pruning, namely through the construction of the new drive.  
Any pruning has a very limited impact on tree physiology and 
no impact on visual amenity. Pruning is controlled during 
supervision site visits. 
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Chapter 4 Development Implications

4.12 Secondary Development Pressures
The proposal has been assessed against typical secondary 
development pressures associated with the genus at the site.  
The issues are centred around leaf litter, sap and falling debris.  
It is often claimed, anecdotally, that trees retained close to 
areas of amenity space or parking cause excessive nuisance 
preventing the reasonable use of the site leading to their 
premature felling or harsh pruning.  It is my experience; these 
problems are not as frequent as they are thought to be and 
there is very little evidence that such pressures ever result in any 
significant diminution of the treescape.  There is no published 
data to support the contention that trees are being excessively 
pruned or felled for these reasons. 

4.13 Development Implications
There are no significant issues with shade and dominance.  The 
proposed properties are located outside the falling distance of 
mature trees.  The felling or adverse pruning of trees through 
occupier anxiety is not anticipated.

4.14 Outline Planning Consent
The site benefits from an Outline Planning Consent 67243.  With 
regards to trees, Condition 4 is relevant.  The report and 
Arboricultural Method Statement at Appendix B, discharges 
the elements a to f of Condition 4.  Specific construction 
timings for the various arboreal operations will be address on 
the appointment of a contractor.

4.15 Summary
None of the trees proposed for replacement within the 
application can be considered “major constraints”.  The 
replacement of Category B trees within the site has only a 
negligible harm and is reversible through a comprehensive 
landscaping scheme that will blend and mature with the 
development.  The retention of the mature trees to the south 
behind Bury Road, screens the internal trees.  From views 
outside the site, there is no change in the treed character.  A 
number of trees are the subject of a Tree Preservation Order.  
Aligning the TPO plan with the trees on site has proved 
problematic.  A number of trees do not appear to be present 
and some are misidentified.

4.16
Trees and their retention is a primary driver for the current 
layout.  The proposed development has retained and 
integrated the very large majority of the site’s green 
infrastructure network, retaining the natural capital and 
ecosystems services the trees provide.  Given the extent of the 
green infrastructure assets and location, these features have 
been taken into consideration in designing the layout of the 
built elements. 
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Chapter 4 Development Implications

4.17
There is a loss of desirable trees.  The loss of trees has a 
negligible harm which is reversible through the strong 
landscaping proposal that will assist in the greening of the 
development.  The impacts of construction activities are 
considered de minimis.  The use of 3-dimensional cellular 
confinement systems, installed in accordance with the 
manufacturer’s method statements, at the locations noted on 
the layout plans, will ensure that trees are adequately 
protected and retained.  The AMS at Appendix B identifies the 
various construction activities that can be managed. 

5170/DR.24



Chapter 5 Conclusions

5.01
The application benefits from an Outline Consent. 

5.02
The unintended consequence of the development will be the 
loss of a small population of Category B trees, as noted.  
Overall, from the major public view points, the scale of change 
will be negligible.  The development is informed and influenced 
by the presence of trees.  There are no other sites where such a 
development could be located, particularly on the existing 
built landscape.  The development has a satisfactory 
relationship with regards to secondary development pressures.

5.03
The Method Statement in Appendix B discharges the 
Arboricultural Planning Condition No. 4 of Outline Consent 
67243.
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KEY   
   
   
   

Age  Y – Young: Out-planted trees that have not yet established  
  SM – Semi-mature: Established trees up to 1/3 of expected height and crown  
  EM – Early mature: Between 1/3 and 2/3 of expected height and crown 

M – Mature: Between 2/3 and full expected height and crown 
FM – Fully mature:  Full expected height and crown 
OM – Over mature: Crown beginning to break-up and decrease in size 
S – Senescent: Crown in advanced stage of break-up 

   
Physiological Condition  Good – Very few defects a reasonable long life expectancy depending on age class  

  Fair  – Some defects giving the tree a shortened life expectancy 
 
 

 Poor – Limited life with major problems  

Structural Condition  Good – Very few defects 
  Fair – Some defects rectifiable with minor tree surgery 
  Poor – Significant defects rectifiable with major tree surgery or felling 
   

#  Estimated dimensions. 
   

(a)  Average stem diameter across a group of trees. 
   

*  Tree subject to TPO. 

   



BS 5837:2012 (Typed Copy) 
 

 

 

Table 1 – Cascade chart for tree quality assessment 
 

 
Category and definition 

 

 
Criteria 

Identification on  
Plan 

 
Category U 
 
Those in such a condition that 
they cannot realistically be 
retained as living trees in the 
context of the current land use for 
longer than 10 years. 

• Trees that have a serious, irremediable, structural defect, such that their early loss is expected due to collapse, including 
those that will become unviable after removal of other U category trees (i.e. where, for whatever reason, the loss of companion 
shelter cannot be mitigated by pruning). 
 
• Trees that are dead or are showing signs of significant, immediate, and irreversible overall decline. 
 
• Trees infected with pathogens of significance to the health and/or safety of other trees nearby, 
or very low quality trees suppressing adjacent trees of better quality. 
 
NOTE   Category U trees can have existing or potential conservation value which might be desirable to preserve; see 4.5.7 
 

 
RED 

 1 Mainly arboricultural qualities 2 Mainly landscape qualities 3 Mainly cultural values,  
including conservation.  

Trees To Be Considered For 
Retention 

    

Category A 
 
Trees of high quality with an 
estimated remaining life 
expectancy of at least 40 years 

Trees that are particularly good 
examples of their species, especially if 
rare or unusual, or essential 
components of groups, or of formal or 
semi-formal arboricultural features 
(e.g. the dormant and/or principal 
trees within an avenue) 

Trees, groups or woodlands of particular visual 
importance as arboricultural and/or landscape 
features. 

Trees, groups or woodlands of 
significant conservation, 
historical, commemorative or 
other value (e.g. veteran trees 
or wood-pasture) 

 
 
GREEN 

Category B 
 
Trees of moderate quality with 
an estimated remaining life 
expectancy of at least 20 years. 

Trees that might be included in 
category A, but are downgraded 
because of impaired condition ( e.g. 
presence of significant though 
remediable defects, including 
unsympathetic past management and 
storm damage), such that they are 
unlikely to be suitable for retention for 
beyond 40 years; or trees lacking the 
special quality necessary to merit the 
category A designation. 

Trees present in numbers, usually growing as 
groups or woodlands, such that they attract a higher 
collective rating than they might as individuals; or 
trees occurring as collectives but situated so as to 
make little visual contribution to the wider locality. 

Trees with material 
conservation or other cultural 
value. 
 

 
BLUE 

Category C 
 
Trees of low quality with an 
estimated remaining life 
expectancy of at least 10 years, or 
young trees with a stem diameter 
below 150 mm. 
 

Unremarkable trees of very limited 
merit or such impaired condition that 
they do not qualify in higher 
categories. 

Trees present in groups or woodlands, but without 
this conferring on them significantly greater 
collective landscape value, and/or trees offering low 
or only temporary/transient landscape benefits. 

Trees with no material 
conservation or other cultural 
benefits 

 
GREY 
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Tree 
Ref 
No. 

 
Species 

 
Height 

 
Stem 

Diameter 

 
Branch Spread 

M 

 
Height of 

Crown 
Clearance 

 
Clear 

Branch 
Height 

 
Age  

Class 

 
Physiological 

Condition 

 
Structural 
Condition 

 
Comments/Preliminary  

Management Recommendations 
 

 
Estimated 
Remaining 

Contribution 

 
Category 
Grading 

 
RPA 

Radius 
 

 
RPA 
Area 

 
  M MM N E S W M M     Years  (M) (M2) 

 
W1 

 
Broad-
leaved 
Woodland 
 

 
<10 

 
<300 

 
3 

 
3 

 
3 

 
3 

 
0 

 
0 

 
SM 

 
Good 

 
Good 

 
Hawthorn, hazel, oak, willow and ash. 
Self-set trees of moderate quality and value in the 
landscape. 
 

 
20+ 

 
B1/2 

 
3.6 

 
41 

 
W2 

 
Broad-
leaved 
Woodland 
 

 
<12 

 
200 

 
3 

 
3 

 
3 

 
3 

 
0 

 
0 

 
SM/ 
EM 

 
Good 

 
Good 

 
Extension of W1, 
Sycamore, ash, willow and Himalayan balsam. 
There are a number of dead trees which could be left as 
habitat. 
A woodland of moderate quality and value in the landscape. 
 

 
20+ 

 
B1/2 

 
2.4 

 
18 

 
1 

 
Sycamore 

 
18 

 
390, 380 

 
7 

 
7 

 
0.5 

 
#5 

 
2 

(N) 

 
3 

(N) 

 
EM/M 

 
Good 

 
Good 

 
Twin stemmed at ground level. 
Reasonable degree of integrity and natural bracing within the 
canopy. 
Influenced in development by adjacent trees. 
A tree of moderate quality and value in the landscape. 
 

 
20+ 

 
B1/2 

 
6.5 

 
134 

 
G1 

 
Group 

 
<18 

 
<500 

 
5 

 
5 

 
5 

 
5 

 
2 

 
2 

 
M 

 
Good 

 
Good 

 
Group of beech and sycamore located in a fenced area. 
A group of moderate quality and value in the landscape. 
 

 
20+ 

 
B1/2 

 
6.0 

 
113 

 
2 

 
Sycamore 

 
15 

 
#400 

 
4 

 
6 

 
7 

 
6 

 
3 

 
3 

 
EM/M 

 
Good 

 
Good 

 
Located in third party property. 
A tree of moderate quality and value in the landscape. 
 

 
20+ 

 
B1/2 

 
4.8 

 
72 

 
3 

 
Ash 

 
15 

 
#800 

 
5 

 
1 

 
5 

 
5 

 
2 

 
2 

 
M 

 
Fair/Poor 

 
Poor 

 
4 stems at approximately 3m with included stem unions. 
Thinning canopy. 
Located in third party property. 
A tree of low quality and value in the landscape. 
 

 
10+ 

 
C1/2 

 
9.6 

 
290 
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Arboricultural Method Statement

Arboricultural Supervision

The general purpose is to ensure compliance with planning 
conditions.  It is anticipated that arboricultural input is likely to be 
needed for the following operations:

 Pre-commencement meeting;

 Tree/vegetation pruning and removal;

 Tree Protection measures;

 No dig surfaces;

 Services to NJUG 4.2

 Removal of protection measures.

All supervisory visits will be logged and a copy of the minutes 
circulated to all team members including the LPA.  A number of 
the operations named above can be undertaken in a single visit.

The pre-commencement site meeting is to be held before any 
work is undertaken.  All tree protection measures, haul routes, site 
storage, contractor parking, deliveries, working methods are to 
be freely discussed and agreed in writing.  Initial site visits may be 
intense to ensure measures are implemented.  

General site visits will be undertaken once the site is ‘live’ at 
intervals agreed with the team.  Our role will be to initially to act in 
a compliance capacity to ensure the protective measures are fit 
for purpose and meet or exceed the council’s requirements and 
the tree works are undertaken to the required standard.  

Once this has been completed, our role will be one of monitoring 
and ‘troubleshooting’.

Targets 

 Pre-commencement site meeting to agree roles, responsibilities  
and duties in relation to tree protection. Details to be minuted 
and distributed.

 Appointment of an Arboricultural Clerk of Works (ACoW) to 
oversee works.
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Arboricultural Method Statement

Construction Methods and Sequence

A Construction Method Statement and Timetable is to be drafted on 
the appointment of a construction firm.  As noted in BS5837 – 2012 
5.5.6 it is sufficient to list a heads of terms summary of the issues 
requiring more detailed consideration once consent is issued. On this 
site, those issues are likely to include:

 site construction access;
 the intensity and nature of the construction activity;
 phasing of construction works;
 the space needed for foundation excavations and construction 

works;
 the location and space needed for all temporary and permanent 

apparatus and service runs, including, electricity or other 
communication cables; 

 working space for cranes, plant, scaffolding and access during 
works; 

 space for storing (whether temporary or long-term) materials, spoil 
and fuel and the mixing of cement and concrete;

 the effects of slope on the movement of potentially harmful liquid 
spillages towards or into protected areas.
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Arboricultural Method Statement

Tree Felling/Stump Removal/Tree Pruning 

The following precautions are to be taken.

Targets

 Trees to be removed shall be felled so as to fall away from tree 
protection zones and to avoid pulling and breaking of roots of 
trees to remain.  Brush can be chipped into the tree 
protection zone to a depth of 150 mm.

 The roots shall be removed by severing the major woody root 
mass before extraction. This may be accomplished by Hydro 
Vacuum & Suction Excavation or Compressed Air 
Displacement and then, cutting through the roots by hand, 
with a vibrating knife, rock saw, narrow trencher with sharp 
blades, or other approved root pruning equipment.  

 Trees to be removed within the tree protection zone shall be 
removed by qualified tree contractors.

 All felled brush and trees shall be removed from the tree 
protection zone either by hand or with equipment sitting 
outside the tree protection zone. Extraction shall occur by 
lifting the material out or by ‘skidding’ it across the ground. 

 Exposed roots to be kept moist with hessian sacking.  

 Site inspections to be reported to the development team and 
the LPA.

 Tree pruning to BS3998 – 2010.  No deviation from the 
specification.
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Arboricultural Method Statement

5170/DR.24

Construction Exclusion Zone Root Protection – Site Wide
Due to the nature of the works, standard BS 5837 fencing will be used.  
The Construction Exclusion Zone fence will be heras fence panels fixed 
to a scaffold framework.  Alternatively, heras panels fixed to timber 
posts.  The location will be marked on site by the Arboricultural 
Consultant and are also shown on the Drawing Nos. – TPP/5170/Y/300.  
The requirement will be assessed on a weekly basis by the ACoW.

Targets  

 Heras fencing fixed to a scaffold framework or timber posts as 
illustrated.

 Fencing installed at locations shown on the plan (TPP/5170/Y/300) 
and marked on site.

 Location and adequacy signed off by Arboricultural Consultant and 
LPA advised.

 Tool Box Talk – make construction staff aware of the importance of 
areas by site manager.

 Signs to be erected advising of the area’s importance. 
 Fence to be adjusted as noted in the Construction Timetable.

 



Arboricultural Method Statement

Construction Exclusion Zone No dig Surface
Where the car park and other paths and surfaces extends into 
the RPA of retained trees, the feature, for the extent of that 
tree’s individual RPA, will be constructed using a three-
dimensional cellular confinement system.  The use of this 
technique, if implemented in strict accordance with the 
manufacturer’s method statement, has been demonstrated 
over a number of successive years to be a sound way of 
crossing roots, allowing them to continue functioning, maintain 
tree health and stability. 

Targets

 The no dig surface is to be designed by a reputable supplier 
of three-dimensional products used for such purposes.  
Surface finish to be agreed but will be a porous surface 
(depth TBC).

 The contractor is required to follow the method statement 
supplied by the product supplier.  

 The contractor is required to meet with the ACS Consulting 
at the site prior to beginning work to review all procedures, 
access and haul routes, storage and tree protection 
measures. 

 Tree contractors and not construction personnel must 
perform additional tree pruning required for clearance 
during construction.

 Works to be overseen by ACoW.
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Arboricultural Method Statement

Services - NJUG 4.2
Work area to be marked out in accordance with NJUG 4.2.  

Targets 

 The precautionary area is to be identified. 
 Suitable method of service installation to be identified this may 

include Hydro Vacuum & Suction Excavation or Compressed Air 
Displacement.

 Location and adequacy signed off by the ACoW and the LPA 
advised.  

 Works to be monitored by ACoW. 
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Arboricultural Method Statement

Vertical Mulching for unauthorised access to Root Protection 
Areas/Construction Exclusion Zones:
 
Work area to be marked out. 

Targets 

 Use an air spade or hand-held auger to create holes that are 
between 50 and 75 millimetres in diameter and drilled at around 
600-millimetre centres.  The holes should be arranged in a grid 
pattern up to 1 – 1.5 x the RPA.  They should be drilled to a depth 
of around 300/350 millimetres.

 Dispose of the soil dislodged by the air spade/auger and fill each 
hole with a diluted liquid fertiliser.

 The liquid fertiliser used and dilution rate (1:100 or 1:50) will 
depend on the results of a soil nutrient analysis. 

 Once the liquid fertiliser has drained away refill each hole with the 
following blend of fresh soil:

 Biochar (5%):John Innes Soil No 2 or 3 (50%):Multi-Purpose 
Compost (40%): Slow release (6-12 month) inorganic or organic 
fertiliser (5%).
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Arboricultural Method Statement

General Precautions
The retention of trees requires a number of general precautions 
to be taken.  Compliance is to be maintained on site by the 
Arboricultural Consultant.  The site visits are detailed at criterion 1 
– Timing of Works.

Targets

 Spoil from the foundation pits or other excavations shall not 
be placed within the Construction Exclusion Zone.  

 No materials, equipment, spoil or washout water may be 
deposited, stored or parked within the Root Protection Area/ 
Construction Exclusion Zone.

 On-site inspections to be undertaken by the Arboricultural 
Clerk of Works with the Arboricultural Consultant visiting 
during critical operations.  The aim of the visits is to maintain 
on-going liaison with all personnel involved in the site 
development, Local Planning Authority and its Tree Officer.

 Any defects requiring rectification shall be notified to the 
Contractor/Site Manager/Arboricultural Consultant and the 
client.  

 A site logbook for tree protection measures is kept to record 
all stages of the development from the erection of the 
protective fencing, right through to the completion of the 
project.  This will be made available to the Arboricultural 
Consultant and the Local Planning Authority, if required, to 
show evidence of continuous site monitoring. 

Protection and Emergency Procedure/Contacts
Adherence to the method statement, appointment of the 
Arboricultural Consultant and their involvement, at the critical 
demolition and construction phases, should negate any 
incident.  The contact page details those personnel who should 
be contacted if an incident involving a retained tree should 
take place.

Targets 

 Spill kit available. 
 On site fuels to be located away from RPA/CEZ and 

contained in a bunded tank at 110% capacity.  
 All incidents involving trees to be reported by telephone and 

email. 
 Bunded storage of oil/fuels.
 Refuelling points for machinery at distance to the 

watercourse.
 Use of drop trays under plant/machinery overnight.
 Availability of spill kits on site – and training of site staff in their 

use.
 No excavation during periods of heavy rain.
 Regular maintenance and inspection of plant – engines and 

hydraulic systems.
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Consultant 

TBA

Arboricultural 
Clerk of Works 
(ACoW)

TBA

Design TBA

Project Manager TBA

Arboricultural 
Consultant
(Council) 

TBA
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NOTICE OF OUTLINE PLANNING PERMISSION 

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

Order 2015

To: On Behalf Of:
Richard Gee
Roman Summer Associates Ltd 
Haweswater House
Waterfold Business Park
Bury
Lancashire
BL9 7BR

Barnaby Properties Ltd & Dial a Skip UK Ltd 
68 Derby Street
Manchester
M8 8AT

PART 1 - Particulars of Application

Application Number: 67243

Proposal:
Outline application with 'Access' for erection 
of up to 5 dwellings, and new/improved 
formal and informal community open space, 
replacement / improved footpath connections 
and wider greenspace enhancements

Date of Registration: 28/07/2021

Location:
Land off Brownhills Close / Bury Road, 
Tottington

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 Applications for approval of reserved matters must be made not later than:

 the expiration of three years beginning with the date of the grant of outline 
planning permission; and

 that the development to which the permission relates must be begun not later 
than the expiration of two years from the final approval of the reserved matters 
or, in the case of approval on different dates, the final approval of the last such 
matter to be approved.

Reason. Required to be imposed pursuant to Section 51 of the Planning and 
Compulsory Purchase Act 2004.

2 Before the development is commenced, the applicant shall submit detailed plans and 
particulars to the Local Planning Authority, and obtain their approval under the Town 
and Country Planning Acts, of the following reserved matters; the layout, scale, 
appearance, access thereto and the landscaping of the site.

Reason. To ensure the satisfactory development of the site and because this 



application is in outline only.

3 This permission relates to the following plans: 

Drawing no. YD2_BC_SP001: Site Location Plan
Drawing no. J1215 access Fig. 1 [Bury Road]
Drawing no. J1215 access Fig. 2 [Brownhills Close]
YD2_BH_LP001 Rev. A: Illustrative Masterplan

Except as provided for by other conditions to this permission, any application for 
approval of reserved matters submitted pursuant to condition 3 of this permission 
shall accord with the outline permission insofar as it relates to the site and the 
maximum number of dwellings to no more than 5 in the locations indicated.

Reason: The application is granted in outline only in accordance with the provisions 
of Article 4 of the Town and Country Planning (Development Management 
Procedure) Order 2015. Access has been applied for and any application for 
reserved matters must be in accordance with the parameters established as part of 
this permission.

4 As part of the submission of the first reserved matters application, a detailed 
Arboricultural Report and Arboricultural Method Statement (AMS) in accordance with 
BS5837:2012 Trees in relation to design, demolition and construction shall be 

submitted to and approved in writing by the Local Planning Authority. 

The AMS shall include full details of the following: 

a) Timing and phasing of Arboricultural works in relation to the approved 
development including those works identified in Section 4.2 'Direct Impacts' of 

the approved Arboricultural Report & Impact Assessment. 

b) Detailed tree felling and / or pruning specification in accordance with 

BS3998:2010 recommendations for Tree Works. 

c) Details of a tree protection scheme in accordance with BS5837:2012: 
which provides for the retention and protection of trees, shrubs and hedges 

growing on or adjacent to the site.   

d) Details of any construction works required within the root protection area 
as defined by BS5837:2012 regarding providing satisfactory mitigation, 

employing no-dig type construction methods with a porous final surface.

e) Details of any changes in ground level, including existing and proposed 
spot levels required within the root protection area as defined by 

BS5837:2012.

f) Details of the arrangements for the implementation, supervision and 
monitoring of works required to comply with the Arboricultural Method 

Statement. 

Works shall be undertaken in strict accordance with the approved AMS. 
Thereafter all trees identified to be retained shall be protected in accordance 

with the approved AMS to ensure that:

a. All tree felling and /or pruning works shall be carried out in full 
accordance with the approved specification and the requirements of 
British Standard 3998:2010 (as amended) - Recommendations for Tree 



Works.

b. No excavations for services, storage of materials or machinery, parking of 
vehicles, deposit or excavation of soil or rubble, or disposal of liquids shall 
take place within any area designated as being fenced off or otherwise 

protected in the approved protection scheme.

c. No fires should be lit within 6m of the furthest extent of the canopy of any 

tree or tree group to be retained as part of the approved scheme.

d. Protective fencing shall be retained intact for the full duration of the 
development hereby approved and shall not be removed or repositioned 

without the prior written approval of the Local Planning Authority.

e. No development or other operations shall take place except in complete 
accordance with the approved protection scheme and Arboricultural 

Method Statement.

Reason: Details are required at reserved matters to ensure the continued well-being 
of the trees both within the site and within influencing distance of the site, in the 
interests of the amenity and environmental quality of the locality and biodiversity, in 
accordance with Policies EN8, EN8/1, EN6/1 and EN6/4 of the Unitary Development 

Plan.

5 As part of the submission of the first reserved matters application, 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 Planning 
Practice Guidance (or any subsequent amendment thereof). This investigation 
shall include evidence of an assessment of ground conditions, the potential 

for infiltration of surface water in accordance with BRE365;

(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; and

(v) Foul and surface water shall drain on separate systems within the site.

The approved schemes shall also be in accordance with the Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacement national standards and no surface water shall discharge to the public 

sewer either directly or indirectly.

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, in accordance with Policy EN5/1 of the 

Bury Unitary Development Plan.



6 As part of first reserved matters an updated Extended Phase 1 Habitat Survey(s) 

shall be submitted to and agreed in writing by the Local Planning Authority.

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
Policies EN6/1, EN6/2 and EN6/4 of the Unitary Development Plan, the National 
Planning Policy Framework and the Wildlife and Countryside Act 1981 (as 
amended).

7 As part of first reserved matters an updated survey of the site and adjacent land where 
accessible for badger setts shall be provided and a reasonable avoidance method statement 
provided to reduce the risk of harm to individual badgers during construction also provided, 
supplied to and agreed in writing by the Local Planning Authority.

Reason: It is an offence Under the Protection of Badgers Act 1992 to intentionally or 
recklessly interfere with a badger sett and to take, injure or kill a badger.

8 As part of reserved matters, an Environmental Construction Method Statement 
(ECMS) setting out details of measures to protect the nature conservation interest of 
the site and the adjacent areas during construction has been submitted to and 
approved in writing by the Local Planning Authority. The ECMS shall include details 

of the following:

(i) the siting, height and design of any protective barrier to be 

erected between the site and the adjacent land;

(ii) any reasonable avoidance measures to limit the potential for 

harm to habitats and species associated with the land;

(iii) measures to prevent local ground and surface water pollution; 

and 

(iv) A timetable for implementation

Development shall thereafter be carried out in strict accordance with the details and 

timetable contained within the duly approved ECMS.

Reason: In order to ensure that appropriate mitigation measures are put in place to 
safeguard the nature conservation interest of the adjacent habitat during the 
construction period before any development takes place in accordance with the 
requirements of policies EN6/1 and EN6/4 of the Bury Unitary Development Plan, 

and the National Planning Policy Framework.

9 As part of the first reserved matters a biodiversity mitigation and enhancement plan 

shall be submitted to and approved in writing including:

 Habitat enhancement measures on the retained site;

 Landscaping within the developed site;

 Mitigation and enhancement of the site for nesting birds

 A 5 year management and maintenance plan



Development shall thereafter be carried out in strict accordance with the measures 
and timetable contained within the duly approved biodiversity mitigation and 

enhancement plan.

Reason: To ensure that appropriate measures are implemented as part of the 
development to mitigate the impact of operations during the construction, operational 
and decommissioning phases of development, to provide adequate compensation for 
any habitat loss arising as a result of the development, to ensure that the 
development does not adversely affect the favourable conservation status of 
protected species and to secure appropriate biodiversity enhancements as part of 
the development in accordance with the requirements of policies EN6/1 and EN6/4 of 
the Bury Unitary Development Plan and the National Planning Policy Framework.

10 As part of the first reserved matters, full details of the sustainable drainage measures 
proposed shall be submitted to and approved in writing to the Local Planning 
Authority which demonstrate that there would be no negative impact on biodiversity.

Reason: To ensure that the development is not at risk of flooding and does not 
increase flood risk elsewhere, and that adequate measures are put in place for the 
disposal of foul and surface water in accordance with the requirements of Policy 
EN5/1 of the Unitary Development Plan and the National Planning Policy 
Framework.

11 Any application for approval of reserved matters shall be accompanied by full details 
of existing and proposed ground levels (including sections through the site) and 
proposed finished floor levels of the development (all relative to ground levels within 
the site and adjacent to site boundaries), notwithstanding any such detail shown on 
previously submitted plan(s). The development shall be carried out only in 
accordance with the details so approved. 

Reason: To protect biodiversity, the appearance of the locality and in the interests of 
the amenities of local residents, in accordance with Policies EN2/2, H2/2, H2/2 and 
EN6/4 of the Bury Unitary Development Plan, the National Planning Policy 
Framework and the Planning Practice Guide.

12 Any application which seeks approval for the first reserved matter pursuant to 
condition 3 of this permission shall include a scheme for the provision and future 
maintenance of Public Open Space to be delivered on the site as part of the 
development. The scheme shall include details of the size, siting, layout, design and 
maintenance arrangements for the improved Public Open Space, and the 

Community Orchard, and a timetable for its provision and future maintenance. 

A minimum of at least 0.16 hectares land within the application site shall be improved 

prior to commencement of development.

The improved Public Open Space, including Community Orchard shall be provided 
and maintained in accordance with the details and timetable contained within the 
duly approved scheme, and shall be maintained as such thereafter for use as Public 

Open Space.  

Reason: To ensure that the development provides satisfactory mitigation for the loss 
of Public Open Space approved by application no. 33756 makes a proportionate 
contribution towards the provision and future maintenance of public open space on 
the site in order to avoid a deficiency in the quantity and quality of recreational open 
space in the locality and to ensure that the impact of the development on existing 
recreational open space is adequately mitigated in accordance with the requirements 



of Policy RT1 of the Bury Unitary Development Plan and the National Planning Policy 

Framework.

13 Any application which seeks approval for the reserved matter of landscaping 
pursuant to condition 3 of this permission shall include a landscaping scheme for the 

site which contains details of:

(i) any trees, hedgerows and any other vegetation on/overhanging the 

site to be retained;

(ii) compensatory planting to replace any trees or hedgerows to be 

removed;

(iii) the introduction of additional planting within the site which forms part 
of the internal development layout and does not fall within (i) or (ii); 

and

(iv) the type, size, species, siting, planting distances and the programme 
of planting of hedges, trees, shrubs and of the community orchard and 

around the pathways being improved. 

The duly approved landscaping scheme shall be carried out during the first planting 
season after the development is substantially completed and the areas which are 
landscaped shall be retained as landscaped areas thereafter. Any trees or shrubs 
removed, dying, being severely damaged or becoming seriously diseased within five
years of planting shall be replaced by trees or shrubs of similar size and species to 

those originally required to be planted.

Reason: To ensure suitable mitigation and strengthening of existing landscaping on 
the site in the interests of visual amenity, to secure adequate provision of private 
garden space for the dwellinghouses and in the interests of providing biodiversity 
mitigation, enhancement, and biodiversity net-gain in accordance with the 
requirements of policies EN1/1, EN1/2, EN6/1 and EN6/4 of the Bury Unitary 

Development Plan, and the National Planning Policy Framework.

14 Any application which seeks approval for the reserved matter of Layout pursuant to 
condition 3 of this permission shall include the following details:

 Provision of tracked turning facilities within the curtilage of both sites clear 
of proposed parking/driveways, hardstandings and refuse storage areas, 
in order to enable private vehicles to enter and leave each hardstanding 

area in a forward gear;

 Provision of bin storage arrangements within the curtilage of each 
dwelling in accordance with Waste Management’s ‘Guide to Refuse 

Collection Requirements & Storage Methods for New Developments’.

 Provision of parking facilities within the curtilage of each dwelling in 
accordance with the maximum standards in SPD 11 - Parking Standards 

in Bury and the National Design Guide.

Prior to occupation of any dwellings, the development shall be completed in 
accordance with the approved details and retained thereafter for the lifetime of the 

development.



Reason: In the interests of good design and the amenity of the amenity of future 
occupiers of the site to ensure each dwelling is accessible by all who will visit the 
development, in accordance with Policy EN1/2, H2/2 and HT/6 of the Bury Unitary 
Development Plan, SPD11 – Parking Standards, and the National Planning Policy 

Framework and National Design Guide.

15 Any application which seeks approval for the reserved matter of layout pursuant to 
condition 3 of this permission shall include a scheme for the provision of the 
pedestrian/cycle routes through to adjoining land which are shown on drawing no. 
YD2_BH_LP001 Rev. A: Illustrative Masterplan. The scheme shall include details of 
the siting, layout, design, construction (including surfacing materials) and drainage of 
each route, and a timetable for their provision. The pedestrian/cycle routes shall 
thereafter be constructed and made available for use in accordance with the details 

in the duly approved scheme and the timetable contained therein.

Reason: To ensure connectivity between adjoining sites for cyclists and pedestrians 
in the interests of promoting permeability and accessibility between sites and a 
holistic approach to development in accordance with the requirements of the 

National Planning Policy Framework.

16 Any application which seeks approval for the reserved matter of layout pursuant to 
condition 3 of this permission shall include the position and access easements of the 

public sewer and any other United Utilities assets.

Reason: In the interests of safeguarding this infrastructure which serves the 

surrounding residential estates and the needs of neighbouring occupiers.

17 Pre-Commencement Conditions

No clearance of any vegetation in preparation for or during the course of 
development shall take place during the bird nesting season (March to August 
inclusive) unless an ecological survey has first been submitted to and approved in 
writing by the Local Planning Authority which demonstrates that the vegetation to be 
cleared is not utilised for bird nesting. Should the survey reveal the presence of any 
nesting species, then no clearance of any vegetation shall take place during the bird 
nesting season until a methodology for protecting nest sites during the course of the 
development has been submitted to and approved in writing by the Local Planning 
Authority. Nest site protection shall thereafter be provided in accordance with the 

duly approved methodology.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance 
with the requirements of Policy EN6/1 and EN6/4 of the Bury Unitary Development 
Plan, the provisions of the Wildlife and Countryside Act 1981 (as amended) and the 

National Planning Policy Framework.

18 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.

The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy and a verification report submitted to and approved in 
writing by the Local Planning Authority within agreed timescales before any of the 

buildings hereby approved are first occupied.

Reason. 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 11 - Conserving and enhancing the natural 
environment.

19 Notwithstanding the details shown on the approved plans, no development shall 
commence until full details submitted on a topographical based survey of the 
application site and adopted highways of the following highway aspects have been 

submitted to and approved in writing by the Local Planning Authority:

 Formation of the site access from Brownhills Close in the form of a new 
service strip crossing, incorporating the provision of the minimum access 
and shared driveway widths shown, demarcation of the limits of the 
adopted highway, shared driveway hardstanding in a porous/permeable 
material and/or measures to prevent the discharge of surface water onto 
the adopted highway, ‘bin waiting’ area of a size and in a position to be 
agreed with Waste Management and all associated highway and highway 
drainage remedial works, all to a scope and specification to be agreed 

with the Highway Authority;

 Formation of the site access from Bury Road, incorporating the provision 
of a scheme of works on the adopted highway to extend the footway, 
provide a segregated pedestrian route to the site and formalise the site 
access/parking arrangements at the gable of No. 331 Bury Road, 
resurfacing of the unadopted side street and all associated road 
markings, a scheme of works including all necessary signage and road 
markings on the proposed site access and at the junction with the 
unadopted back street to implement the priority give-way arrangements 
proposed and reverse the priority at the junction with the unadopted back 
street, the minimum access/driveway widths shown, driveway 
hardstanding in a porous/permeable material, and/or measures to prevent 
the discharge of surface water onto the unadopted back street, ‘bin 
waiting’ area of a size and in a position to be agreed with Waste 
Management and all associated highway and highway drainage remedial 
works, all to a scope and specification to be agreed with the Highway 

Authority; and

 Formation and retention of the pedestrian accesses onto the Kirklees Trail 

and retention/improvement of pedestrian routes through the site.



No more than one dwelling shall be erected that seeks to utilise the Bury Road 
access, and no construction of that dwelling shall occur until the access 
improvements to the area of land between nos. 331 and 333 Bury Road have been 

implemented.

Prior to occupation of any dwellings, the development shall be completed in 
accordance with the approved details and retained thereafter for the lifetime of the 

development.

Reason: To secure the satisfactory development of the site in terms of highway 
safety, ensure good highway design and maintain the integrity of the adopted 

highway, all in the interests of highway safety.

20 No trees, unless indicated otherwise on plans submitted and approved as “reserved 
matters”, shall be felled, lopped or topped before or during the construction period 
without the previous written consent of the Local Planning Authority.

Reason To avoid the loss of trees which are of amenity value to the area pursuant to 
Policy EN1/2 and EN8/2 of the Bury Unitary Development Plan.

21 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, carriageways and 
service strips leading to and abutting the site in the event that 
subsequent remedial works are required following construction of the 
development and as a result of statutory undertakers connections to 
the site;

 Access route for all vehicles to the site from the Key Route Network 
and all temporary works required to facilitate access for ground 
works/construction vehicles;

 If proposed, details of site hoarding/gate positions clear of the 
adopted turning head on Brownhills Close;

 The provision, where necessary, of all required temporary pedestrian 
facilities/protection measures;

 A scheme of appropriate warning/construction traffic speed signage in 
the vicinity of the site and its accesses;

 Hours of operation, confirmation of delivery & construction vehicle 
sizes that can be accommodated on the residential estate roads 
leading to the site and number of vehicle movements;

 Arrangements for the turning and manoeuvring of vehicles within the 
curtilage of each 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 adopted/unadopted 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. The areas identified shall not be used for any 
other purposes other than the turning/parking of vehicles and storage of 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: To mitigate the impact of the construction traffic generated by the proposed 
development on the adjacent residential streets, ensure adequate off-street car 
parking provision and materials storage arrangements for the duration of the 
construction period and ensure that the adopted highways are kept free of deposited 
material from the ground works operations, in the interests of highway safety.

22 No development shall commence unless and until a scheme incorporating measures 
to minimise the risk of crime and meet the specific security needs of the application 
site and the development has been submitted to and approved in writing by the Local 
Planning Authority.  No dwelling shall be occupied until the approved measures for 
that dwelling have been installed which shall thereafter be retained for the lifetime of 

the development. 

Reason: In pursuance of the Council's duty under Section 17 of the Crime and 
Disorder Act 1998 and in accordance with Policy EN1/5 of Bury Unitary Development 

Plan and the National Planning Policy Framework.

23 Pre and Post Development

No infiltration of surface water drainage into the ground where adverse 
concentrations of contamination are known or suspected to be present is permitted 
other than with the express written consent of the local planning authority, which may 
be given for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to controlled waters. The development shall be carried 
out in accordance with the approval details.

Reason: For the future protection of the Water Environment from risks arising from 
land contamination, in accordance with Policy EN5/1 of the Bury Unitary 
Development Plan and the National Planning policy Framework.

24 Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the local planning authority, 
which may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to groundwater. The development shall be 

carried out in accordance with the approved details.

Reason: For the future protection of the Water Environment from risks arising from 
land contamination, in accordance with Policy EN5/1 of the Bury Unitary 

Development Plan and the National Planning Policy Framework.

25 No above ground works shall take place until a scheme for the disposal of foul and 
surface water from the site has been submitted to and approved in writing by the 
Local Planning Authority. Unless otherwise agreed in writing with the Local Planning 
Authority, the scheme shall include: 

(i) separate systems for the disposal of foul and surface water;
(ii) a detailed drainage strategy to demonstrate that the post-development 



surface water discharge rate to any soakaway, watercourse or sewer 
does not exceed the pre-development (greenfield) rate. The drainage 
strategy shall include details of the peak surface water runoff rate from 
the development for the 1 in 1 year rainfall event and the 1 in 100 year 
(+30% climate change allowance) rainfall event, and shall demonstrate 
that the peak post-development runoff rate does not exceed the peak 
pre-development greenfield runoff rate for the same event; 

(iii) details of any necessary flow attenuation measures, including the use of 
SUDS where appropriate;

(iv) details of the measures taken to prevent flooding and pollution of any 
receiving groundwater and/or surface waters (including watercourses) 
and any off-site works required to ensure adequate discharge of surface 
water without causing flooding or pollution (including refurbishment of 
existing culverts and headwalls or removal of unused culverts where 
applicable);

(v) flood water exceedance routes, both on and off site;
(vi) means of access for maintenance and easements (where applicable);
(vii)a timetable for implementation, including any phasing of works.

The duly approved scheme shall be implemented before any of the dwellings hereby 
approved are first occupied, or within any other timescale first agreed in writing with 
the Local Planning Authority.

Reason: To ensure that the development is not at risk of flooding and does not 
increase flood risk elsewhere, and that adequate measures are put in place for the 
disposal of foul and surface water in accordance with the requirements of Policy 
EN5/1 of the Bury Unitary Development Plan, the National Planning Framework and 
Planning Practice Guidance.

26 No above ground works shall take place until a phasing plan for the construction of 
the development has been submitted to and approved in writing by the Local 
Planning Authority. The phasing plan shall include a programme of works for the 
provision of:-

(i) Each of the proposed land uses within the site; 
(ii) Any highway infrastructure associated with those uses and
(iii) The area of formal Public Open Space allocated as such under policy 

RT1/1 of the Bury Unitary Development Plan; and
(iv) The area(s) of recreational open space and any other areas of 

amenity open space shown to be improved. 

The development shall thereafter be carried out in accordance with the duly 
approved phasing plan(s).

Reason: To ensure that any phased development of the site takes place in an 
appropriate order and within an acceptable timescale, to ensure adequate provision 
of infrastructure to serve each phase and because no such details were submitted as 
part of the application.

27 No above ground works shall take place until a lighting scheme has been submitted 
to and approved in writing by the Local Planning Authority. Details shall include the 
location, orientation and type of lights. No dwelling shall be occupied until the 
approved measures for that dwelling have been installed which shall thereafter be 

retained for the lifetime of the development. 

Reason: To ensure that appropriate measures are implemented as part of the 
development to mitigate the impact of operations during the construction and 



occupation phases of development, to provide adequate mitigation, to ensure that 
the development does not adversely affect the favourable conservation status of 
protected species, In the interest of amenity and in pursuance of the Council's duty 
under Section 17 of the Crime and Disorder Act 1998 and in accordance with 
Policies EN1/1, EN1/2, EN1/5, EN6/1 and EN6/4 of the Bury Unitary Development 
Plan and the National Planning Policy Framework.

28 Following the provisions of Condition 18 of this planning permission, where land 
contamination remediation is required, the approved Remediation Strategy must be 
carried out to the satisfaction of the Local Planning Authority within agreed 
timescales; and priorto any part of the permitted development being occupied, a 
verification report demonstrating the completion of works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be submitted to, 
and approved in writing, by the local planning authority. The report shall include 
results of sampling and monitoring carried out in accordance with the approved 
verification plan to demonstrate that the site remediation criteria have been met.

Reason: For the ongoing protection of the Water Environment from risks arising from 
land contamination and 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.

29 Prior to Occupation

Prior to first occupation of the development hereby approved, a sprinkler/misting 
system to meet the requirements of BS 9251:2014 or other subsequent standard that 
meets the requirements of Greater Manchester Fire and Rescue Service and
deemed suitable to overcome the site’s emergency access deficiencies, shall be 
installed in the dwellings hereby approved and shall thereafter be maintained at all 

times.

Reason: In the interests of fire safety and to ensure the safe and satisfactory 
development of the site and for its future occupiers pursuant to Policies H1/2, H2/2 
and EN1/2 of the Bury Unitary Development Plana and the National Planning Policy 

Framework.

30 Post-Occupation

Each dwelling hereby approved shall be provided with 1 electric vehicle (EV) charge 

point (minimum 7kW*) prior to its occupation. 

*Mode 3, 7kW (32A) single phase, or 22kW (32A) three phase, and for 50kW Mode 4 

rapid charging may be required. British Standard BS EN 61851-1:2019

Reason. To encourage the uptake of ultra-low emission vehicles and ensure the 
development is sustainable. To safeguard residential amenity, public health and 
quality of life pursuant to National Planning Policy Framework Section 15 -

Conserving and enhancing the natural environment.

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
H2/6 H2/6 - Garden and Backland Development
EN1/1 EN1/1 - Visual Amenity
EN1/2 EN1/2 - Townscape and Built Design
EN1/3 EN1/3 - Landscaping Provision
EN5/1 EN5/1 - New Development and Flood Risk
EN6 EN6 - Conservation of the Natural Environment
EN6/3 EN6/3 - Features of Ecological Value
EN7 EN7 - Pollution Control
EN7/1 EN7/1 - Atmospheric Pollution
EN7/2 EN7/2 - Noise Pollution
EN7/5 EN7/5 - Waste Water Management
EN8 EN8 - Woodland and Trees
EN8/2 EN8/2 - Woodland and Tree Planting
OL1/5 OL1/5 - Mineral Extraction and Other Development in the Green Belt
RT1/1 RT1/1 - Protection of Recreation Provision in the Urban Area
RT1/2 RT1/2 - Improvement of Recreation Facilities
RT3/3 RT3/3 - Access to the Countryside
RT3/4 RT3/4 - Recreational Routes
HT2/4 HT2/4 - Car Parking and New Development
HT4 HT4 - New Development
HT5/1 HT5/1 - Access For Those with Special Needs
HT6/1 HT6/1 - Pedestrian and Cyclist Movement
HT6/2 HT6/2 - Pedestrian/Vehicular Conflict
SPD1 Supplementary Planning Document 1 - Open Space, Sport and Recreation 

Provision in New Housing Development 
SPD6 Supplementary Planning Document 6 - Alterations and Extensions to Residential 

Properties.
SPD11 Development Control Policy Guidance Note 11 - Parking Standards in Bury
NPPF National Planning Policy Framework
EN6/1 EN6/1 - Sites of Nature Conservation Interest (SSSI's, NNR's and Grade A SBI's)
EN6/4 EN6/4 - Wildlife Links and Corridors
H2/3 H2/3 - Extensions and Alterations
MW1 MW1 - Protection of Mineral Resources

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:

NOTES TO APPLICANT

. Bat Protection
Whilst the site has been assessed as low risk for bats, the applicant is reminded that 
under the Habitat 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.

. Bird Protection
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 bird's nest is suspected work should cease 
immediately and a suitably experienced ecologist employed to assess how best to 
safeguard the nest(s).

. United Utilities
A public sewer crosses this site and United Utilities will not permit building over it. 
United Utilities 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.  

The location of the public sewer and its access strip is to be provided under the 
reserved matter of Layout.

. Coal Authority 
The proposed development lies within a coal mining area which may contain 
unrecorded mining related hazards. If any coal mining feature is encountered during 
development, this should be reported to The Coal Authority. 

Any intrusive activities which disturb or enter any coal seams, coal mine workings or 
coal mine entries (shafts and adits) requires the prior written permission of The Coal 
Authority. 

Property specific summary information on coal mining can be obtained from The Coal 
Authority's Property Search Service on 0845 762 6848 or at www.groundstability.com

Signed:

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

Date of Decision: 01/06/2023        
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Head Office
Booths Park, Chelford Road, Knutsford, Cheshire, WA16 8GS

01565 755 422
www.acsconsulting.co.uk

Scotland Office
272 Bath Street, Glasgow, G2 4JR
0141 354 1633

glasgow@acsconsulting.co.uk
www.acsconsulting.co.uk

Ian Murat
M.Sc, F.Arbor.A, CEnv, MCIEEM, RC. Arbor.A

Registered Consultant of the Arboricultural Association.
ian.murat@acsconsulting.co.uk
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