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Date of Meeting: 27/04/2017

Application Reference: 00037/17

Type of Application: Full Planning Application
Registration Date: 10/01/2017
Decision Due By: 06/03/2017

Responsible Paul Bridge
Officer:
Location: RAISE EDUCATION AND WELLBEING SCHOOL 54-56

HOLMESWOOD ROAD, BOLTON, BL3 3HS

Proposal: RETENTION OF 2.0 METRE HIGH MESH SECURITY FENCE TO
FRONT OF PROPERTY

Ward: Harper Green

Applicant: Raise Education and Wellbeing School
Agent:

Officers Report

Recommendation: Approve subject to conditions

Proposal
Planning permission is sought for the retention of 2.0 metre high mesh security fence to front of this

property with associated pedestrian gates. The fencing is a mesh design and is powdercoated green.
The fence encloses the entrances to the Raise education units located at the ground floor. The
fencing was erected to prevent ongoing anti-social behaviour and to improve security to the Raise
Education Units.

Site Characteristics

The fence is located to the front of this three storey building which is constructed out of brick with a
tiled roof. There are commercial units at ground floor level with residential flats sited on the upper
floors.

Policy
National Planning Policy Framework (NPPF)

Core Strategies Policies: P5 Transport and Accessibility; CG3 The Built Environment; CG4 Compatible
Uses; RA1 Inner Bolton.

Allocations Plan Policies: None Applicable

Analysis
Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be

determined in accordance with policies in the Development Plan unless material considerations
indicate otherwise.
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Applications which are not in accordance with Development Plan policies should be refused unless
material considerations justify granting permission.

Similarly, proposals which accord with Development Plan policies should be approved unless there
are material considerations which would justify a refusal of permission.

It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.

The main impacts of the proposal are:-

* impact on the character and appearance of the building and the surrounding area
* impact on the amenity of neighbouring residents
* impact on parking/highway safety

Impact on the Character and Appearance of the Building and the Surrounding Area

Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape quality
of the area, and will require development to be compatible with the surrounding area, in terms of
scale, massing, grain, form, architecture, street enclosure, local materials and landscape treatment.

The application site is located within the Harper Green area of Inner Bolton. The surrounding area
has a mix of boundary treatments consisting of walls, fence and bushes which differ in height (as
well as some sites being open plan). The application site occupies an area directly to the front of
54-56 Holmeswood which is set back approximately from 10m from the Road and on a slightly lower
level.

The mesh fencing encloses the entrances to the Raise education units located at the ground floor
and provides additional security and prevent anti-social behaviour. It is considered that the character
and visual amenity of the building and wider area is not compromised by the design, which respects
the context in which it is set. For these reasons the mesh fencing is considered to be acceptable in
terms of its siting and design.

The boundary treatment defines the separation between public and private space. Consequently, it
would help to deter criminal activity. In addition, the mesh fencing is designed in such a way as to
allow views through it ensuring a level of natural surveillance to the building at ground floor level.
Given that the boundary treatment is a maximum of 2m in height, it is considered that it does not
appear unacceptably dominant.

It is considered therefore that the fencing does not form an incongruous or obtrusive feature within
its setting and does not harm the character of the immediate surrounding area, nor is it detrimental
to the visual amenity of the wider surrounding area in accordance with policies CG3 and RA1 of the
Core Strategy.

Impact on the Amenity of Neighbouring Residents

Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security.

Given the size and siting of the fencing in relation to the residential flats above and nearest to the
adjacent properties, it is considered that the mesh fencing does not have a significant impact on
neighbouring occupiers in terms of loss of light or an overbearing impact in accordance with Policy
CGA4.
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Impact on Parking/Highway Safety

Policy P5 of the Core Strategy states that the Council will ensure that developments take into account
[amongst other things] parking, in accordance with the parking standards set out in Appendix 3.
Policy S1.2 states that the Council will promote road safety in the design of new development.

The proposal would not result in the loss of any existing parking provision and coupled with the size
and siting of the fence and the fact that the mesh fencing would be visually permeable, it is
considered therefore that the fencing does not have an unacceptable impact on highway safety or
parking provision in accordance with policy P5 of the Core Strategy.

Other Issues

Access to the flats for the occupiers of the residential dwellings on the upper floor is maintained.
Where necessary the occupiers of the flats have been given the access code to the electronic
pedestrian access gates to enable controlled access.

Conclusion

It is considered that the fencing does not have an unacceptable detrimental impact on the street
scene, highway safety, design and crime or the amenity of neighbours in accordance with all relevant
policies within NPPF and Core Strategy and that there are no other material considerations that
outweigh those policies.
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Representation and Consultation Annex

Representations

Letters:- two letters have been received in response to the planning application publicity which raise
the following concerns:-

impact on visual amenity (Officer's note: this issue has been address in the appraisal above)

e the applicants did not consult with neighbours before the fencing was erected. (Officer's note:
national policy does recommend that applicants consult with neighbours before the submission of
a formal application, however this a recommendation and not a statutory requirement)

e loss of business and/or property value. (Officer's note: the loss of property or business value is
not a material planning consideration)

Petitions:-None received
Town Council:- N/A
Elected Members:-None received

Consultations
Advice was sought from the following consultees: none.

Planning History
None relevant in this instance.

Recommendation: Approve subject to conditions

Recommended Conditions and/or Reasons

1. The development hereby permitted shall remain coloured green and maintained in complete
accordance with the following approved plans:

Location Plan received 10th January 2017
Ground Floor Plan received 10th January 2017
Photo of Fencing received 10th January 2017

Reason

For the avoidance of doubt and in the interests of proper planning.
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Application Reference: 00322/17

Type of Application: TPO Application
Registration Date: 22/02/2017
Decision Due By: 18/04/2017

Responsible Stuart Cairns

Officer:

Location: 3 THE WESLEYS, FARNWORTH, BOLTON, BL4 0]
Proposal: FELLING OF ONE ASH TREE.

Ward: Harper Green

Applicant: Mr Alan Pilling
Agent :

Officers Report

Proposal
The applicant would like to fell one Ash tree. Their justification for this is that it is causing the

residents to have a diminished quality of life, excessive shading to the properties and severe damp.
The tree is subject to a Tree Preservation Order, Bolton 229 (T14)

Site Characteristics
The Ash tree (T1) is situated to the Plodder Lane side of the property on the southern aspect.

Analysis
Section 40 of the Natural Environment and Rural Communities Act (NERC) of 2006 requires all public

bodies to have regard to biodiversity conservation when carrying out their functions. Section 197 of
the Town & Country Planning Act 1990 places a general duty upon Local Planning Authorities to
ensure the preservation of trees, where appropriate.

The National Planning Policy Framework contains 12 core land-use planning principles that should
underpin both plan-making and decision-taking. One of these principles is that planning should
contribute to conserving and enhancing the natural environment. It also states that planning
permission should be refused for development resulting in the loss or deterioration of irreplaceable
habitats, including ancient woodland and the loss of aged or veteran trees found outside ancient
woodland, unless the need for, and benefits of, the development in that location clearly outweigh the
loss

Policy SO12 of Bolton's Core Strategy is as strategic policy and states that one objective of the Core
Strategy is to protect and enhance Bolton's biodiversity. Policy CG1.2 of Bolton's Core Strategy states
that the Council and its partners will safeguard and enhance biodiversity in the borough by protecting
sites of urban biodiversity including trees, woodland and hedgerows from adverse development.
Policy RA1 relates specifically to Inner Bolton and states that the Council will ensure that
development takes opportunities to improve upon the existing low levels of green infrastructure and
soft landscaping in inner Bolton, using native plant species where appropriate.

The NPPF states in paragraph 109 that the planning system should contribute to and enhance the
natural and local environment by protecting and enhancing valued landscapes, geological
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conservation interests and soils.

Core Strategy Policy CG1.2 safeguards and enhances biodiversity in the borough by protecting sites
of urban biodiversity including trees, woodland and hedgerows from adverse development, and
improving the quality and inter connectivity of wildlife corridors and habitats.

The Councils Trees & Woodland Manager (CT&WM) undertook a ground inspection of the Ash tree
and found it to be a mature tree that has been pruned in the past with good wound occlusion
forming in general. The CT&WM noted that there was no evidence of rootplate movement to suggest
the stability of the tree was at risk at the time of inspection. The CT&WM also noted that the canopy
was healthy and was exhibiting good bud definition and expected shoot extension for a tree of this
age, form and maturity. In addition there was no externally visible evidence of fungal brackets or
decay on the stem of the tree to suggest their structural integrity was being compromised at the time
of inspection.

The canopy of the tree has been raised in the past and slightly reduced to remove overhang to the
road and properties. Crown thinning has also been undertaken with good wound occlusion forming in
general.

In respect to the points raised for the removal of the tree the CT&WM would note that the applicants
have stated that the Ash tree is causing the residents to have a diminished quality of life based upon
the following issues.

1. The tree causes severe damp - The CT&WM would note that in the supporting information that
the applicants have submitted they have stated there is damp and green mould on the inside
floor and walls of the property. However they do not state how this is related to the tree. The
tree has been crown raised in the past with the lower canopy of the tree having been raised to
improve air circulation around the roof lines of numbers 2 & 3 The Wesleys.

The CT&WM would note that internal damp is usually caused by one of two things: either a
sudden increase in the amount of moisture entering the building, or a gradual local build-up of
moisture caused by its inability to escape. It is noted that the applicant has stated that they have
installed an air filter into the property which should reduce the issue. If there is water ingress into
the property this may be due to a requirement for the gutters to be cleared, however it is
considered that with regular maintenance blocked gutters can be avoided.

2. The tree causes excessive shading to the properties — The tree has been crown raised and
thinned in the past to improve the light filtration to the properties on the underside of the
canopy. It is considered that for most of the day the light filtration to the south facing windows
will be restricted to the stem of the tree. It is worthy of note that the western elevation, south
facing window of the applicants property will be heavily shaded during the morning hours due to
the building design of the property (see attached photos). The CT&WM does not concur that the
tree is blocking the street lamp as it is some distance from the tree.

There are two paved areas to the south of 2 The Wesleys, one closest to the property and one
closer to the Plodder Lane highway. Whilst it is noted that there is some movement to the flags
nearest the front wall and gated entrance with Plodder Lane it is considered that this could be
repaired, and should not result in the loss of the tree. The CT&WM notes that there are four trees
along the frontages of 1-3 The Wesleys and each tree has been pruned in the past to improve
light filtration to the properties/gardens. Each tree in its own right will create some shading
issues at some point during daylight hours to the properties. However the CT&WM does not
consider this should form sufficient reason for the removal of a healthy tree of high visual
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amenity.

3. Trees branches fall off the tree — The CT&WM notes that there was no evidence of dead, dying or
damaged branches that would pose a potential damage hazard to members of the public or
property at the time of inspection. It is considered that regular maintenance of the tree in line
with the applicants duty of care should prevent any potential damage hazards taking place and
therefore this should not form a reason for the removal of the tree.

4. Berries and leaves constantly fall from the tree. It should be noted that this is a seasonal issue
and a natural phenomenon and should not form reason for the removal of a healthy tree.

5. Effects of the tree roots to the area at the back of the property - Whilst the CT&WM has not seen
the alleged damage to the flags at the rear of the property he would consider that if the tree is
causing a change to the plane of the land that this would be evidenced by damage to the
properties; none of which was evident at the time of inspection.

The applicant has not indicated on the application form (section 8 Additional Information Part 2
Alleged Damage to the property) if they consider subsidence to be an issue. The CT&WM notes
that should additional evidence be supplied in respect to this issue that the Council's tree officers
would be willing to consider this information further.

6. In respect to the previous drain repair issues the CT&WM notes that no evidence of this has been
supplied as part of this application. However he would consider that if the repair was correctly
undertaken then there should be no reason to assume that the drain would become damaged a
second time.

7. In respect to the alleged damage caused by mould to the garage roof the CT&WM would
consider that as the garage is some distance away from the tree it is unlikely that the tree is the
sole reason for the formation of the mould.

8. Cleaning of gutters — The CT&WM notes that leaf fall into gutters can be reduced by the use of
gutter guards and thus will reduce the requirement and frequency to have the gutters cleaned.

9. The Applicant cannot have Sky TV — The CT&WM notes that no evidence from the Applicant or
their Sky provider in respect of this claim has been submitted for consideration.

Based upon the above information the CT&WM considers that the reason stated for the removal of
the Ash tree are not justified and therefore the application is not supported.

Conclusion

It is considered the works specified within the application are in excess of good arboricultural
practice. The specified works would have a detrimental impact upon the amenity and character of
the area, and would be contrary to CG1.1 and CG1.2 of Bolton’s Core Strategy, Safeguarding trees,
woodlands and hedgerows.

It is therefore recommended that Members refuse the application to fell the Ash tree.
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Representation and Consultation Annex
Representations

Elected Members:- Councillor Howarth has requested that the application be heard at Planning
Committee.

Planning History

Ref. No: 87035/11: Pruning Of One Ash Tree at 3 The Wesleys, Farnworth, Bolton, BL4 0]] |
Received: Wed 26 Oct 2011 | Validated: Wed 26 Oct 2011 | Status: Decided - Approved
Ref. No: 74397/06: Pruning Of One Ash Tree at 3 The Wesleys, Farnworth, Bolton, BL4 0J] |
Received: Tue 30 May 2006 | Validated: Tue 30 May 2006 | Status: Decided — Approved

Recommendation: Refuse

Recommended Conditions and/or Reasons

1. The Ash tree (T1) is a healthy specimen, and its removal would be contrary to CG1.1 and CG1.2 of
Bolton’s Core Strategy, Safeguarding trees, woodlands and hedgerows in that it would result in the
unacceptable tree loss, to the detriment of the character, appearance and amenity of the surrounding
area.
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TPO APPLICATION NO. 00322/17
PROPOSAL: FELLING OF ONE ASH TREE.

LOCATION: 3 THE WESLEYS, FARNWORTH, BOLTON, BL4 0JJ

T1 Ash tree viewed from Plodder Lane

T1 Ash tree viewed from Plodder Lane

T1 Ash tree crown raised in the past.

T1 Ash tree viewed from Plodder Lane

Photo taken at 10.50hrs (23/3/17) — shows shading

The CT&WM noted that there was no evidence of
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TPO APPLICATION NO. 00322/17
PROPOSAL: FELLING OF ONE ASH TREE.
LOCATION: 3 THE WESLEYS, FARNWORTH, BOLTON, BL4 0JJ

by the stem of the tree rather than the canopy. Note
shading to side window at No. 2 The Wesleys is form
the building itself.

rootplate movement to suggest the stability of the tree
was at risk at the time of inspection.

No damage evident to the front of the property. The tree
is approx. 5.2 metres from the southern elevation.
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00095/17

Development & Regeneration Dept Town Hall, Bolton, Lancashire, BL1 1RU
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Date of Meeting: 27/04/2017

Application Reference: 00095/17

Type of Application: Full Planning Application
Registration Date: 18/01/2017
Decision Due By: 14/03/2017

Responsible Helen Williams

Officer:

Location: HILLCROFT, DARK LANE, BLACKROD, BOLTON, BL6 5JL

Proposal: CHANGE OF USE AND CONVERSION OF STABLE TO DWELLING
TO INCLUDE CHANGE OF USE GRAZING LAND TO DOMESTIC
CURTILAGE.

Ward: Horwich and Blackrod

Applicant: Mr P Byron
Agent:

Officers Report

Recommendation: Refuse

Proposal
Permission is sought for the change of use and conversion of the stable building to a dwelling and

part of the surrounding open land to a domestic curtilage (garden areas). The stable building was
erected circa 2009/10.

The detached stable building is of a blockwork construction with Marley Modern roof tiles. The
proposed external finish is of random stone cladding. The building has several modest windows and
functional door openings, with roof lights in both roof planes (which would all continue be utilised in
the proposal). A limited number of new window openings would be formed.

The applicant has submitted that the adjacent sand paddock would remain in situ (not be included
within the proposal). A hard surfaced parking area and domestic bin store area would separate the
sand paddock from the proposed dwelling.

The proposal also includes works to increase structural load where required, works to widen the
foundations and weather proofing and insulation works.

Since the initial submission the applicant has amended the proposed domestic curtilage plan to show
the proposed curtilage "red edged" and the wider site ownership "blue edged". Neighbours have
been reconsulted on the amended plan.

Site Characteristics

The 0.7 hectare application site is located off Dark Lane within the Green Belt. Stables at 'Hillcroft' lie
approximately 95 metres to the east. Open agricultural land lies to the north and west. The nearest
residential property (18 Dark Lane) is approximately 190 metres in distance to the south east of the
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application site. Crowshaw Farm lies approximately 200 metres to the south, Longworths Tenement
Farm lies approximately 250 metres to the east and Little Scotland and the built up area of Blackrod
starts 300 metres beyond to the east.

The application site comprises stables and surrounding open land. The stable building and adjacent
sand paddock lie approximately 1.3 metres lower than, and to the west of, the main field. An existing
embankment forms the proposed curtilage boundary. The stable building is barely visible from Dark
Lane.

The original and existing vehicular access is to the north of the site, off Dark Lane. A new vehicular
access into the site off Dark Lane has planning consent (to the north of the layby), the new access
crosses the field to the south of the stable development (93652/15).

Policy
National Planning Policy Framework (NPPF)

Core Strategy Policies: P5 Transport and Accessibility; S1.2 Road Safety; CG3 The Built Environment;
CG4 Compatible Uses; OA1 Blackrod and Horwich.

Allocations Plan Policies: CG7AP Green Belt.

SPD Accessibility, Transport and Safety.

Analysis

Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with policies in the Development Plan unless material considerations
indicate otherwise.

Applications which are not in accordance with Development Plan policies should be refused unless
material considerations justify granting permission.

Similarly, proposals which accord with Development Plan policies should be approved unless there
are material considerations which would justify a refusal of permission.

It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.

The main impacts of the proposal are:-

impact on the purposes and openness of the Green Belt
impact on the character and appearance of the area
impact on highway safety

impact on ground stability

* K ¥ ¥

Impact on the Purposes and Openness of the Green Belt

Section 9 of the National Planning Policy Framework (NPPF) concerns protecting Green Belt land. The
Government attaches great importance to Green Belt. The fundamental aim of Green Belt policy is to
prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts
are their openness and their permanence.

Paragraph 87 of the NPPF states that inappropriate development is, by definition, harmful to the
Green Belt and should not be approved except in very special circumstances. Paragraph 88 continues
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that when considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt. Very special circumstances will not exist
unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is
clearly outweighed by other considerations.

Paragraph 90 of the NPPF states that certain forms of development are not inappropriate
development in Green Belt, provided they preserve the openness of the Green Belt and do not
conflict with the purposes of including land in Green Belt. These include [amongst other things] the
re-use of buildings provided that the buildings are of permanent and substantial construction.

Policy CG7AP of the Council's Allocations Plan reflects the national Green Belt policy contained within
section 9 of the NPPF.

The proposed conversion of the stable building would constitute the re-use of a building that is of
permanent and substantial construction. The applicant has submitted details of the work required to
enable the residential conversion and the Council's Building Control Officers have advised that the
applicant's structural report confirms that the building would be suitable for the proposed change of
use. The proposals do not comprise any extension to the existing footprint, scale or height of the
existing building.

For the proposed development to be considered “not inappropriate development in Green Belt” the
proposal must preserve the openness of the Green Belt and not conflict with the purposes of
including land in Green Belt (paragraph 90 of the NPPF).

The proposed use of the building, as residential, is an inappropriate use within the Green Belt,
however “barn conversions” within the Green Belt are often accepted given that these buildings are
already there and that there is no further harm to the openness of the Green Belt from the re-use of
these buildings. Unlike a traditional barn conversion, this proposal would convert a newly (circa
2009/10) built stable building which, unlike traditional farm buildings, does not have the same
heritage or aesthetic value. It is however accepted that the residential re-use of the building (in
itself) would not have a greater harm on the openness of the Green Belt than its current stable use
as no extensions are proposed.

Officers however consider that the determining issue in this case is the proposed change of use of
land around the building to residential/domestic curtilage. The size of the proposed curtilage (at
approximately 1,800 sq metres including the building footprint) is not considered to be limited in
scale.

It is noted that the applicant proposes this area as curtilage to the dwelling as it follows the existing
topography of the site (it is at a naturally lower ground level than the surrounding land) and that the
site is not particularly visible from public areas, however the proposed domestic use of this land has
the potential to change the character and appearance of the site (from rural to domestic) and the
openness of the Green Belt in this location. Whilst the local planning authority could remove
permitted development rights from the proposed residential curtilage (which would restrict such
developments as extensions, outbuildings and fencing) it could not restrict the erection of domestic
paraphernalia on the land (such as garden furniture, washing lines, swings, wendy houses, etc.)
which do not require the benefit of planning permission and by their very nature would alter the
character and openness of the area.

Trees and shrubs could be planted around the boundaries of the proposed curtilage to the dwelling,

which would help screen the development from wider views, however if would be very difficult for
the local planning authority to condition the retention of this landscaping and the proposal should not
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have to rely on substantial screening to make it acceptable.

Whilst the proposed development would be distant from the nearest neighbouring dwellings in the
area (and therefore would not lead to the unrestricted sprawl of the built up area of Blackrod) it
would however represent encroachment into the countryside and would not assist in urban
regeneration (paragraph 80 of the NPPF).

For the reasons discussed above, it is considered that the proposed development (by virtue of the
proposed residential use and extent of the proposed residential curtilage) would represent
inappropriate development in the Green Belt as it would not preserve the openness of the Green Belt
and would conflict with the purposes of including land in the Green Belt. It is therefore considered
that the proposed development would be contrary to section 9 of the NPPF and Bolton's Allocations
Plan Policy CG7AP.

Impact on the Character and Appearance of the Area

Policy CG3 of the Core Strategy states that the Council will expect development proposals to
contribute to good urban design, conserve and enhance local distinctiveness (ensuring development
has regard to the overall built character and landscape quality of the area) and require development
to be compatible with the surrounding area in terms of scale, massing, grain, form, architecture,
street enclose, local materials and landscape treatment. Policy OA1 states that the Council will ensure
that development in Horwich and Blackrod respects street patterns, the grain and the form of
predominant architectural styles and where possible makes sympathetic use of locally distinctive
materials such as stone.

The site is located off the western side of Dark Lane within a Green Belt location. The nearest
residential property (no. 18 Dark Lane) is approximately 190 metres in distance to the south east of
the application site.

The proposals do not comprise any extension to the existing footprint or height of the stable. The
stable building and sand paddock lie approximately 1.3 metres lower than, and to the west, of the
main field, the stable building is approximately 110 metres from Dark Lane.

The proposal involves the residential conversion of the stable building to provide a four bedroom,
single storey dwelling. The stable building is of a blockwork construction with Marley Modern roof
tiles. The proposed external finish is random stone cladding. The building has several window and
door openings and roof lights in both roof planes, which would all be utilised in the proposal. A
limited number of new window openings would be formed, being two small openings in the currently
blank rear/west elevation and two additional glazed doors in the side/south elevation. The existing
roller shutter entrance (east elevation) would be glazed and minor alterations would be made to the
existing pedestrian access door. The windows have stone cills and are recessed and window frames
would be dark grey UPVC.

The proposed vehicle access and hardstanding would be crushed stone planings.

The proposal also involves the change of use of the immediate surrounding open land to domestic
garden, which has been discussed above.

It is not considered that the proposed alterations to the building (to accommodate the proposed
dwelling) would significantly harm the character and appearance of the area given the limited
proposed changes.

Impact on Highway Safety
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Policy P5 of the Core Strategy states that the Council will ensure that developments take into account
[amongst other things] servicing arrangements. Policy S1.2 states that the Council will promote road
safety in the design of new development.

A new vehicular access into the site off Dark Lane has planning consent (to the north of the layby),
which would cross the field to the south of the stable development (93652/15). The access would be
constructed of stone and is to be 4.5 metres wide, with a steel field access gate being set back 6
metres from the new junction with Dark Lane. A post and rail fence would be erected on either side
of the entrance to the access.

The Council's Highway Engineers have raised no objection to the proposal, providing that the same
conditions are applied as with planning consent 93652/15, which stipulate that the entrance to the
access has 6 metres radii and visibility splays of 2.4 metres by 45 metres. The proposed field gate
will be set back 6 metres from Dark Lane, to allow for vehicles to pull in off Dark Lane before
opening the gate.

It is considered, subject to conditions, that the proposal would not jeopardise highway safety,
compliant with Core Strategy Policies P5 and S1.2.

Impact on Ground Stability

Policy CG4.3 of the Core Strategy states that development proposals on land that is (or is suspected
to be) affected by ground instability must include an assessment of the extent of the issues and any
possible risks. Development will only be permitted where the land is, or is made, suitable for the
proposed use.

The Coal Authority has raised no objection to the proposal and therefore it is considered that the
proposal would comply with Policy CG4.3 of the Core Strategy.

Other Matters

Greater Manchester Ecology Unit (GMEU) have reviewed the submitted bat report and as the
proposal is conversion and not demolition, recommend that a pre-cautionary emergence bat survey
be undertaken during the period May to August prior to commencement of development. GMEU
recommend that this be conditioned.

The Council's Greenspace Management Team have raised no objection to the proposal and
recommend that a bat survey is conditioned to be undertaken prior to commencement of
development, should the application be approved.

The Council's Drainage and Technical Support Team have raised no objection to the proposal.

The Council's Landscape Design Team have commented that details of boundary treatments and
hard and soft (trees and shrubs) landscape proposals are required before determination since this is
a very sensitive site. Boundaries and gates should be in keeping with the rural nature of the site and
there should be mixed native species hedges wherever possible. The hardstanding around the
building should be kept to a minimum to reduce visual impact on the countryside. The gateway off
Dark Lane should be treated in as low key way as possible, to look like a farm access, and to avoid
suburbanising the appearance of this section of Green Belt land.

Local finance considerations

Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. The
following is considered to be a local financial consideration in this case:

102



New Homes Bonus for the one proposed dwelling — this is not a material planning consideration.

Conclusion

For the reasons discussed above, it is considered that the proposed development by virtue of its
residential use and the scale of the proposed residential/domestic curtilage would harm the purposes
and openness of the Green Belt, contrary to section 9 of the NPPF and Bolton's Allocations Plan
Policy CG7AP.

Members are therefore recommended to refuse the application for this reason.
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Representation and Consultation Annex

Representations

Letters:- One letter has been received from a resident of Dark Lane objecting to the proposal on the
grounds of:

* Impact on the Green Belt

Reconsultation - No further comments received.

Town Council:- Blackrod Town Council proposed no comment to this application at their meeting of
6th February 2017 and requested that health and safety aspects are sought as this is a development
within the identified Hazard Zone that surrounds the pumping station.

Consultations
Advice was sought from the following consultees: The Council's Highways Engineers, Drainage and

Bridge Maintenance, Greenspace Management, Landscape Development and Design, Building
Control, The Coal Authority and Greater Manchester Ecology Unit.

Planning History
Prior Approval was refused for the proposed change of use of agricultural building to dwelling house
(Use Class C3) in June 2016 (96496/16).

Permission was granted in July 2015 for the formation of vehicular access to the stable block
(93652/15).

Permission was granted in March 2009 for the erection of one stable block (81541/09).
An application for the erection of one stable block was refused in September 2008 (80599/08).

A sand paddock, rail fencing, hardstanding and floodlighting were approved in July 2006 (74428/06).

Recommendation: Refuse

Recommended Conditions and/or Reasons

1. The proposed development by virtue of its proposed residential use and scale of domestic curtilage
represents inappropriate development within the Green Belt and the Applicant has provided no very
special circumstances to outweigh the harm caused to the purposes and openness of the Green Belt,
and the proposal is contrary to national guidance contained within section 9 of the National Planning
Policy Framework and Policy CG7AP of Bolton's Allocations Plan.
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Hillcroft, Dark Lane, Blackrod, Bolton, BL6 5JL

Site Plan shows area bounded by: 360599.41, 411233.14 360740.83, 411374.56 (at a scale of 1:1250), OSGridRef: SD60671130. The representation of a road, track or path is no evidence of a right of
way. The representation of features as lines is no evidence of a property boundary.

Produced on 4th Apr 2017 from the Ordnance Survey National Geographic Database and incorporating surveyed revision available at this date. Reproduction in whole or part is prohibited without the
prior permission of Ordnance Survey. © Crown copyright 2017. Supplied by www.buyaplan.co.uk a licensed Ordnance Survey partner (100053143). Unique plan reference: #00210389-388CF7

Ordnance Survey and the OS Symbol are registered trademarks of Ordnance Survey, the national mapping agency of Great Britain. Buy A Plan logo, pdf design and the www.buyaplan.co.uk website
are Copyright © Pass Inc Ltd 2017
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Application number
00155/17

Town Hall, Bolton, Lancashire, BL1 1RU

Development & Regeneration Dept
Telephone (01204) 333 333

Development Management Section

permission of the Controller of H.M. Stationery Office. Crown

Reproduction from the Ordnance Survey Map with the
Copyright and may lead to prosecution or civil proceedings. @

Crown Copyright and database rights 2016. 0100019389
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Date of Meeting: 27/04/2017

Application Reference: 00155/17

Type of Application: Full Planning Application
Registration Date: 07/02/2017
Decision Due By: 03/04/2017

Responsible Helen Williams

Officer:

Location: NEVY FOLD FARM, OLD LANE, HORWICH, BOLTON, BL6 6QL

Proposal: DEMOLITION OF FARM BUILDING AND ERECTION OF 4No
STABLES.

Ward: Horwich North East

Applicant: Miss Claire Wilkinson
Agent:

Officers Report

Recommendation: Approve subject to conditions

Proposal
Permission is sought for the demolition of a brick built storage building at the farm and its

replacement with a stable block containing four stables. The stables would be attached to an existing
open barn (metal cladded roof supported by steel posts), which would be converted into a storage
area (board cladding would be erected to create an enclosed space). The space between the
proposed stables and storage area would however remain open at the front and rear, but would be
gated with low gates.

The resultant stable building would have a mono-pitched roof (as existing) and would measure 2.7
metres to the eaves (at the eastern front elevation) and 3.8 metres to the ridge (at the western rear
elevation): the same height as the former storage building and open barn. The stables would be
constructed of treated timber board cladding (above a base wall of random stone), would have a
fibre cement sheeted roof, and would be 21.7 metres long and 6.2 metres deep.

A yard area (measuring 3.7 metres by 21.7 metres) is proposed immediately to the east of the
proposed stables.

Site Characteristics

The stable building is proposed to the rear (south) of the farmhouse and former piggery building at
Nevy Fold Farm. It would replace a brick built storage building (which is already partially
demolished/fallen down) and would be attached to an existing open barn (metal cladded roof
supported by steel posts).

The farm is located within Green Belt and occupies approximately 5 hectares of land (the majority
being open fields to the south and east).
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Neighbouring the farmhouse to the west is the dwelling "The Barn", which was formerly part of Nevy
Fold Farm. This property has a stable building comprising five stables to its south (to the south west
of the proposed stable building).

To the north of the farmhouse runs Old Lane, which also contains public right of way HOR072. On
the opposite side of the lane is the dwelling "Nevy Fold House". To the north east on Old Lane (over
80 metres away from the proposed building) are the cottages at 7 to 11 Old Lane, and to the west
(approximately 90 metres away) is the dwelling at Bolton Fold Farm.

Policy
National Planning Policy Framework (NPPF)

Core Strategy Policies: P5 Transport and Accessibility; S1 Safe Bolton; CG1 Green Bolton; CG3 The
Built Environment; CG4 Compatible Uses; OA1 Horwich and Blackrod.

Allocations Plan Policies: CG7AP Green Belt.

Planning Control Policy Note (PCPN) 28: Equestrian Developments.

Analysis
Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with policies in the Development Plan unless material considerations

indicate otherwise.

Applications which are not in accordance with Development Plan policies should be refused unless
material considerations justify granting permission.

Similarly, proposals which accord with Development Plan policies should be approved unless there
are material considerations which would justify a refusal of permission.

It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.

The main impacts of the proposal are:-

impact on the purposes and openness of the Green Belt
impact on the character and appearance of the area
impact on the amenity of neighbouring residents
impact on flood risk and drainage

* % ¥ *

Impact on the Purposes and Openness of the Green Belt

Section 9 of the National Planning Policy Framework (NPPF) concerns the protection of Green Belt
land. The Government attaches great importance to Green Belts. The fundamental aim of Green Belt
policy is to protect urban sprawl by keeping land permanently open; the essential characteristics of
Green Belts are their openness and their permanence.

Paragraph 89 of the NPPF states that a local planning authority should regard the construction of
new buildings as inappropriate in the Green Belt, however exceptions to this include [amongst other
things] the provision of appropriate facilities for outdoor sport and outdoor recreation, as long as it
preserves the openness of the Green Belt and does not conflict with the purposes of including land
within it.

110



Allocations Plan Policy CG7AP reflects national planning guidance on Green Belt development.
PCPN28 provides local policy guidance on equestrian developments.

The proposed four stables would constitute a facility for outdoor sport/recreation. The applicant has
proven that the four stables are "appropriate facilities" (genuinely required) by providing copies of
horse passports for two horses that they already own and one for a horse that they have on
permanent loan. The applicant has confirmed that the fourth stable would be for a foal of one their
own horses.

The size of each stable (3.6 metres by 6.2 metres), although larger in depth than the recommended
standard within the PCPN, is considered to be acceptable in this instance given that the proposed
depth of the new building is the same as the former building it is to replace. The proposed storage
area in the converted attached barn would be of the same scale as the stables.

The proposed yard area (the width of the proposed building and 3.7 metres deep) is considered to
appropriate in scale and there is ample grazing land within the farm for the horses.

It is considered that the stable building would be sited in the most suitable location for it at the farm,
within a group of existing buildings, close to the farmhouse and replacing a former building. It is
therefore considered that the proposed siting and scale of the building (low in height at a maximum
of 3.8 metres) would not harm the openness or purposes of the Green Belt in this location (it would
be viewed with other existing buildings at the farm).

It is therefore considered that the proposed development would not be inappropriate development in
the Green Belt, compliant with Section 9 of the NPPF and Policy CG7AP of Bolton's Allocations Plan.

Impact on the Character and Appearance of the Area

Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape quality
of the area, and will require development to be compatible with the surrounding area, in terms of
scale, massing, grain, form, architecture, street enclosure, local materials and landscape treatment.
Policy OA1 specifically concerns development in Horwich and Blackrod and states that the Council will
conserve and enhance the character of the existing landscape and physical environment and ensure
that development respects street patterns, the grain and the form of predominant architectural styles
and where possible makes sympathetic use of locally distinctive materials such as stone.

As discussed above, it is considered that the scale of the proposed stable building is appropriate and
that the building would be sited in the most suitable location for it at the farm (on the site of a
former building and close to the other existing buildings).

The stable building would only be visible to the public along Old Lane, to the north east of the site.
From this viewpoint the building would be viewed in context with the other farm buildings and also
with the existing two timber built stable buildings on adjoining land (in the field adjoining the farm to
the north east and in the field to the rear of "The Barn").

It is proposed to construct the building (and erect the walls within the open barn) in treated timber
board cladding, on top of a low wall of random stone. The stone to be used as the base of the
building (and also as the base for the yard area) is recycled stone which is already on site (this will
be shown in the site photos to be displayed at the Committee meeting).

It is considered that the proposed materials would be compatible with the area, with the two
neighbouring stable buildings also being constructed from timber cladding. Indeed, timber cladding is

111



the most common material used in the construction of small scale stables (and less easy to be
converted into an alternative use).

The use of a cement sheeted roof is not objected to given that it would match the existing roof over
the open barn and would not be visible from public viewpoints (owing to the proposed mono-pitch of
the roof). The design of the roof would also be similar to the corrugated sheet roofing of the
neighbouring stable to the south west.

It is therefore considered that the proposed development would not harm the character and
appearance of this rural-fringe area, compliant with Policies CG3 and OA1 of Bolton's Core Strategy.

Impact on the Amenity of Neighbouring Residents

Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security.

The proposed stables would be approximately 25 metres away from the nearest neighbouring
dwelling "The Barn". This dwelling would not have direct views of the stable building, owing to the
location of the former stone piggery building. A tall wooden fence and high hedging also forms the
boundary between "The Barn" and the application site.

Details of how and where manure would be stored on site is suggested by condition, which would
ensure that this sited away from the neighbouring dwelling.

It is considered that the proposed development would not unduly harm the amenity of neighbouring
residents, compliant with Policy CG4 of Bolton's Core Strategy.

Impact on Flood Risk and Drainage

Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton and
other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk.

The Council's Drainage Officers have raised no objection to the proposed development and therefore
it is considered that the proposal complies with Policy CG1.5 of the Core Strategy.

Local finance considerations

Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. There are
not considered to be any local financial considerations in this case.

Conclusion

For the reasons discussed above it is considered that the proposed stable building would not
prejudice the purposes and openness of the Green Belt in this location, would be compatible with the
character and appearance of the area, would not unduly harm the amenity of neighbouring residents,
and would not increase the risk of flooding in the area. Members are therefore recommended to
approve this application.

112



Representation and Consultation Annex

Representations
Horwich Town Council:- raised an objection at their meeting of 23rd February as they considered
that the proposed materials to be used are not in keeping with the existing buildings.

Consultations

Advice was sought from the following consultees: Drainage Officers, Public Rights of Way Officer,
Ramblers Association, Peak and Northern Footpath Society, Open Space Society, and the Coal
Authority.

Planning History
Prior approval for the erection of an agricultural building was given in September 2008 (79744/08).

Permission was granted for a single storey extension to the dwelling in March 1989 (32995/89).

Permission was granted in February 1987 for the change of use of a barn to a dwelling (28577/87).

Recommendation: Approve subject to conditions

Recommended Conditions and/or Reasons

1. The development hereby permitted shall be begun before the expiration of three years from the date
of this permission.

Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as

amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. Prior to the commencement of development the details (samples if required) of the type and colour
of materials to be used for the external walls and roof to be agreed with the Local Planning Authority.
The approved materials shall be implemented in full thereafter.
Reason

To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

3. Before the development is first brought into use a detailed scheme shall be submitted to and
approved by the Local Planning Authority showing the design, location and size of a facility to store
waste materials/manure. The approved scheme shall be implemented in full prior to the development
first being brought into use and retained thereafter.

Reason

To ensure satisfactory provision is made for the storage of waste materials and to comply with
policies CG3 and CG4 of Bolton's Core Strategy.

4. The stable block and manege hereby approved shall be used solely for the private/personal use of the
applicant and their family and shall not be used for any business or commercial purposes.

Reason
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For the avoidance of doubt as to what is permitted and to safeguard the purposes of the Green Belt,
and to comply with Policy CG7AP of Bolton's Core Strategy.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:

"Replacement building including 4 stables [elevations & plan]"; Rev No. 1; dated
29-11-16

"Nevy Fold Farm Site Plan"; received 20 Mar 2017

Reason

For the avoidance of doubt and in the interests of proper planning.
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Application number
00072/17

Development & Regeneration Dept Town Hall, Bolton, Lancashire, BL1 1RU
Development Management Section Telephone (01204) 333 333
Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.

Crown Copyright and database rights 2016. 0100019389
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Date of Meeting: 27/04/2017

Application Reference: 00072/17

Type of Application: Full Planning Application
Registration Date: 16/01/2017
Decision Due By: 12/03/2017

Responsible Melissa Pagan

Officer:

Location: 17 EDGMONT AVENUE, BOLTON, BL3 6TY
Proposal: ERECTION OF FIRST FLOOR EXTENSION AT REAR
Ward: Rumworth

Applicant: Mrs ROKAD
Agent : Y A ARCHITECTURAL SERVICES

Officers Report

Recommendation: Refuse

Proposal
Planning permission is sought for the erection of a first floor extension to the rear of the dwelling.

The proposed first floor rear extension would project 4.87m from the rear elevation of the original
dwelling and would measure 2.9m in width. A window would be included on the rear elevation that
would serve a bedroom and a window would be included in the inward facing side elevation that
would serve a bathroom. The proposed extension would host a hipped roof structure that would sit
below the existing ridge and would have an eaves height of 6.2m.

This application is a resubmission of application 97530/16 which was refused on the grounds that the
proposed development would have a detrimental impact on the outlook and living conditions of
neighbouring residents at No.19 Edgemont Avenue and 521 and 514 Bridgeman Street, by way of
the first floor element projecting beyond the 4 metres permitted by the Council's policy. No
amendments have been made to the original proposal and no extenuating special circumstances or
special considerations have been highlighted.

Site Characteristics

The property is a mid-terrace property on a row of 17 dwellings. The application dwelling benefits
from an existing single storey rear extension that projects 4.87m from the rear elevation of the
original dwelling and abuts the rear site boundary. The adjoining neighbour No.15 Edgmont Avenue
has a two storey rear extension, the ground floor element is built up to the rear site boundary and
the first floor element projects 4m from the rear elevation of the original dwelling. The other
adjoining neighbour No.19 Edgmont Avenue had been granted planning permission for a two storey
rear extension in 2013, but it has not been implemented. The immediate surrounding area is
predominantly residential in nature with industrial units also located to the south-west of the site.

Policy
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National Planning Policy Framework (NPPF)

Core Strategies Policies: CG3 The Built Environment; CG4 Compatible Uses; RA1 Inner Bolton
SPD House Extensions

SPD General Design Principles

Analysis

Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with policies in the Development Plan unless material considerations
indicate otherwise.

Applications which are not in accordance with Development Plan policies should be refused unless
material considerations justify granting permission.

Similarly, proposals which accord with Development Plan policies should be approved unless there
are material considerations which would justify a refusal of permission.

It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.

The main impacts of the proposal are:-

* impact on the character and appearance of the dwelling and the surrounding area
* impact on the amenity of neighbouring residents

Impact on the Character and Appearance of the Dwelling and the Surrounding Area

Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape quality
of the area, and will require development to be compatible with the surrounding area, in terms of
scale, massing, grain, form, architecture, street enclosure, local materials and landscape treatment.
Policy RA1 of the Core Strategy relates specifically to developments in Inner Bolton and states that
the Council will conserve and enhance the character of the existing physical and natural environment,
and will require special attention to be given to the massing and materials used due to the
predominance of red-brick, slate-roofed, two-storied terraced housing. The Council will also
strengthen the traditional grid-iron pattern and street-scaping of existing housing and mills and will
make efficient use of land in inner Bolton due to existing higher levels of development density,
requiring development to conform to the overall spatial approach.

SPD House Extensions provides general advice on house extensions and offers guidance relating to
the effect of extensions on the appearance of the dwelling itself and the effect of extensions on the
street scene and the character and appearance of the area.

The Council's policy on extensions set out in the House Extensions SPD (2012) specifically relating
to terrace houses, allows for extensions up to 4m to the rear from the original rear elevation of the
dwelling. Unlike the single storey rear extension policy for terrace dwellings, there are no
exceptions to the policy for first floor rear extensions. The proposed first floor rear extension would
project 4.87m from the rear elevation of the original dwelling, and would therefore not be in
accordance with the council's House Extensions SPD or Policy RA1 of the Core Strategy which
states that special attention should be given to the massing of the development.

As the proposed extension is sited to the rear of the dwelling, it would not be visible from the

street scene, however as the projection of the proposed first floor rear extension is not in
accordance with the policies set out in the House Extensions SPD, it is considered that the
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proposed extension is unacceptable.

Impact on the Amenity of Neighbouring Residents

Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security. SPD House Extensions provides general advice on house extensions and offers guidance
relating to the impact of extensions on neighbouring properties, particularly in relation to natural
light, privacy and overlooking.

The Council's House Extensions SPD was adopted in 2012 and states that rear single or two storey
extension on terraced properties of up to 4 metres in length (taken from the original rear elevation
of the property) will normally be considered acceptable. The purpose of the above is to ensure that
neighbouring properties are not unduly affected in terms of their living conditions by reason of
being overshadowed by any development to a degree where reasonable outlook would be lost.

Adjoining neighbour No. 15 Edgemont Avenue was granted planning permission for a two storey
rear extension that would project 4.8m at both ground and first floor. This permission was
approved in 2006, prior to the adoption of the current SPD for House Extensions. Although
permission was granted for a projection of 4.8m at first floor level, the occupant has built the first
floor element to a 4m projection. Adjoining neighbour No.19 Edgemont was also granted planning
permission for a two storey rear extension. Originally a projection of 4.7m was proposed, however
as the application was validated in 2013, when the 2012 House Extensions SPD had been adopted,
amended pans were requested asking for a 4m first floor projection in order to comply with the
council's policy. Planning permission was approved for a 4m first floor projection at No.19
Edgemont Avenue, however the planning permission has not been implemented. As adjoining
neighbour No.19 Edgmont Avenue does not have any extensions, any development that occurs at
the adjoining neighbouring properties would have a significant impact on the outlook and provision
of light to the windows on the rear elevation of No.19.

In addition to the above, as the proposed extension would project fully up to and onto the rear
boundary wall, it would reduce the privacy interface to the main room rear windows to the facing
houses at 512 and 514 Bridgeman Street to approximately 10.3m. Notwithstanding the sympathetic
approach for extensions to terraced houses provided for by the SPD - House Extensions (paras.4.19
- 4.24) this shortfall is considered to be so significant in respect of the normal requirement for 21m
between facing main room windows (SPD - House Extensions, para.4.7) as to justify a further
reason for refusal in this case. The proposed first floor rear bedroom window would unduly intrude
upon the privacy which the facing neighbours at 512 and 514 Bridgeman Street might reasonably
expect to retain and enjoy.

The proposed first floor rear extension would project 4.87m from the rear elevation of the original
dwelling, which is not in accordance with the council's policies and would result in a significant
detrimental impact on the amenity of the neighbouring dwelling No.19 Edgmont Avenue. As No.15
Edgmont Avenue has a two storey extension along the shared boundary, the impact caused by the
proposed extension would be reduced. However the proposed development is not in compliance
with the policies set out in the House Extensions SPD and are therefore considered to be
unacceptable.

Conclusion _

This application is a resubmission of application 97530/16 which was refused on the grounds that the
proposed development would have a detrimental impact on the outlook and living conditions of
neighbouring residents at No.19 Edgemont Avenue and 521 and 514 Bridgeman Street. No
amendments have been made to the original proposal and no extenuating special circumstances or
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special considerations have been highlighted. Amended plans were requested, reducing the
projection to the permitted 4 metres but none were received. Officers note that the proposed 4.87
metre extension is in excess of the 4 metres permitted by the adopted House Extensions policy. It is
therefore considered that the proposed first floor rear extension would be contrary to Core Strategy
Policies CG3 and RA1 by virtue of the scale and sitting of the extension, presenting an over-dominant
feature and having a detrimental impact on the amenity of the neighbouring dwellings.

Officers understand that the justification offered for exceeding the Council's adopted policy is that
the Applicant's son is getting married and wishes to stay at home to look after his mother. However,
the "Determining Planning Applications" section of the National Planning Policy Framework states
that the Courts have found that planning is concerned with the use of land in the public interest, so
that the protection or promotion of purely private interests cannot be a material consideration of
significant weight. The Council's House Extensions SPD sets out one sole exception to this - a more
flexible approach is taken where the extension would be clearly and solely for the benefit for the
day-to-day living of a disabled person, for example a ground floor bedroom and bathroom. This is on
the basis that the protection of the living conditions of disabled people is in the public interest.
However, in this instance, the justification proposed by the Applicant is considered instead to be a
fairly typical and common reason why a homeowner would wish to seek to extend their home, rather
than the rare and exceptional circumstances envisaged by national and local planning policies. Nor
has any reason been articulated as to why an extension of 4.87 metres would achieve this aim but an
extension of 4 metres would not.

For the reasons given above, the proposed extension is in excess of the size of extension permitted
by the Council's adopted policy and the justification given by the Applicant is not a material
consideration of sufficient weight to override this.

Local finance considerations

Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. There are
not considered to be any local financial considerations in this case.
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Representation and Consultation Annex

Representations
Letters:- None received

Petitions:- None received
Town Council:- None

Elected Members:- Councillor Ibrahim has requested that this application be brought to
committee.

Consultations
N/A

Planning History
97530/16 - Erection of a first floor rear extension - refused 2016

Recommendation: Refuse

Recommended Conditions and/or Reasons

1. The proposed extension would, by virtue of its design, height and siting be detrimental to the
character and appearance of the area and in particular would impact detrimentally on the outlook
and living conditions of neighbouring residents at Number 19 Edgmont Avenue and is contrary to
Policy CG3 and CG4 of Bolton's Core Strategy and Supplementary Planning Document - "House
Extensions".
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PROJECT.
PROPOSED ERECTION OF A FIRST FLOOR
REAR EXTENSION AT 17 EDGMONT
AVENUE, BOLTON.

JOBTITLE.

LOCATION PLAN.

CLIENT

MRS ZAIBUNNISHA ROKAD.

GENERAL NOTES.

1. This drawing s the properly of Y A Architectural Services and copyright is reserved by
them. and this crawing is not 1o be copied or disclosed by or o any unauthorised
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Application number
00050/17

Town Hall, Bolton, Lancashire, BL1 1RU

Development & Regeneration Dept
Telephone (01204) 333 333

Development Management Section

permission of the Controller of H.M. Stationery Office. Crown

Reproduction from the Ordnance Survey Map with the
Copyright and may lead to prosecution or civil proceedings. @

Crown Copyright and database rights 2016. 0100019389
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Date of Meeting: 27/04/2017

Application Reference: 00050/17

Type of Application: Outline Planning Permission
Registration Date: 12/01/2017
Decision Due By: 12/04/2017

Responsible Alex Allen

Officer:

Location: TONGE FOLD MILL, CLEGG STREET, BOLTON, BL2 6BL
Proposal: OUTLINE APPLICATION FOR THE DEMOLITION OF EXISTING

INDUSTRIAL BUILDINGS AND ERECTION OF 24 NO.
RESIDENTIAL DWELLINGS WITH ASSOCIATED HIGHWAY
IMPROVEMENTS (ACCESS & LAYOUT DETAILS ONLY)

Ward: Tonge with the Haulgh

Applicant: G M Properties
Agent : Northern Design Partnership

Officers Report

Recommendation: Approve subject to conditions

Proposal
The applicant proposes the demolition of all existing buildings on site and the erection of 24

dwellings in 6 blocks ranging from two storey 3 bedroomed terraced properties, a block of 6 one
bedroomed apartments over 2 stories and two blocks of 3/4 bedroomed properties over 2.5 stories.
The development would also make provision for enhancements to the existing road network,
including off road parking for proposed new residents (c. 200%) and a car parking area for existing
residents off Back Clegg Street.

The development site would be accessed from Clegg Street, which is itself accessed from Edditch
Grove.

Site Characteristics

The area is made up of a mix of industrial and residential uses. Surrounding the application site to
the north and east are traditional terraced houses. Edditch Farm and High Bank House adjoin the site
to the south east. Leverhulme Park adjoins the site to the south and west. Other industrial uses are
present in the immediate vicinity on Romer Street. A 15 metre telecommunications mast is adjacent
to the site on the south west boundary.

Clegg Street is an unadopted road and is in a poor condition.

The application site itself is in industrial use as Haslams Sheet Metal Works. Two large brick buildings
are present on the site, one of which fronts directly onto Clegg Street.

Policy
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National Planning Policy Framework (2012)

Core Strategy (2011) P1 Employment, P5 Accessibility, S1 Safe, CG2 Sustainable Design and
Construction, CG3 The Built Environment, CG4 Compatible Uses, SC1 Housing, RA1 Inner Bolton and
IPC1 Infrastructure and Planning Contributions.

Infrastructure and Planning Contributions SPD, Sustainable Design and Construction SPD, General
Design Principles SPD and the Accessibility, Transport and Safety SPD.

Analysis
Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be

determined in accordance with policies in the Development Plan unless material considerations
indicate otherwise.

Applications which are not in accordance with Development Plan policies should be refused unless
material considerations justify granting permission.

Similarly, proposals which accord with Development Plan policies should be approved unless there
are material considerations which would justify a refusal of permission.

It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.

The main impacts of the proposal are:-

* principle of residential development

* impact on the character and appearance of the area

* impact on the living conditions of existing/future residents
* impact on existing trees

* impact on highway safety

* impact on existing infrastructure

Principle of Residential Development

The proposal would regenerate an existing mill site which is surrounded on two sides by residential
uses. The mill's close proximity to existing residential uses and the poor quality access routes which
current users of the mill use ensure the current use is incompatible with the surrounding area. The
proposed residential redevelopment would be on previously developed land within the urban area
and would assist the Local Planning Authority meeting the housing requirements outlined within CS
policy SC1.

The loss of the existing site to residential development was established in February 2005 when
outline planning permission was granted for the demolition of the buildings and the erection of
dwellings and again in 2012 by Planning Committee.

The proposal would remove a non-conforming use in an otherwise residential area and therefore
complies with policy.

Impact on the Character and Appearance of the Area

Guidance contained within the NPPF and Core Strategy policies CG3 and RA1 seeks to ensure that
new development proposals should be compatible with the surrounding area in terms of scale,
massing, grain, form and architecture.
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The proposal would remove a number of large utilitarian mill buildings and replace them with
residential development. Whilst the external appearance / design and scale of the proposed
properties would be assessed at a reserved matters stage, it is considered that residential scale
development would be in character with the wider area providing an opportunity to regenerate the
site and the wider area.

The proposal would comply with guidance contained within the NPPF and Core Strategy policies
listed above.

Impact on the living conditions of existing/future residents
Core Strategy policy CG4 seeks to ensure that new development proposals are compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security.

It is considered that the proposal would enhance the overall living conditions of existing/future
residents as it would result in the regeneration of the site which is currently harmful to visual amenity
and would also result in @ more compatible land use given the predominant residential character of
the wider area. The proposal would remove a complex of large two storey mill buildings from the site
and would replace it with development which would have less impact on existing/future residents
living conditions.

The proposed interface distances for properties would be as follows:

e between existing properties on Hengist Street and Block A would be between 27 and 28 metres
(back to back relationship);

e between existing properties on Edditch Grove and Blocks E and F would be c. 21.8 metres (back
to back relationship);

e between existing flats located within High Bank and Block B would be just over 17 metres
(oblique back to back relationship); and

e between the southern gable of Block B with the 2nd bedroom of Edditch Farm would be c. 10.5
metres.

The overall scale of the proposal of the development would be assessed at the reserved matters
stage. It is noted that the full permission which was granted in 2013 allowed for the development of
both 3 storey properties (Blocks C and D) and also two storey development in the other approved
Blocks. The proposed layout also is a duplication of the siting / layout of the 2013 permission which
was considered to be acceptable.

The proposal is considered to comply with policy.
Impact on Existing Trees

Core Strategy Policy CG1 seeks to ensure that the Council and its partners will safeguard and
enhance biodiversity including trees, woodland and hedgerows from adverse development.

There are no trees located within the curtilage of the site. There are however some trees located on
the adjoining public open space which partially overhang the application site. The applicant has
amended the overall proposed layout to revert back to the layout which was approved in 2013.
Subject to a method statement for construction of the dwellings the Council's Trees and Woodland
officer has found the layout to be acceptable

It is considered that the proposal would comply with policy.

Impact on Highway Safety
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Core Strategy policies P5 and S1 seek to ensure that new development proposals provides adequate
accessibility by a range of modes of transport including providing adequate servicing requirements
and parking. In addition, new development should promote road safety through its design and
layout.

A number of local residents have objected to the current proposal due to the potential loss of car
parking outside the houses together with the remote location for communal car parking at the rear of
properties on Hengist Street.

The proposed access to the site has previously been approved under the earlier planning permissions
for the site. The current industrial use of the site has to use the existing poor quality roads which
lead up to the mill buildings and is not adequate to meet the modern industrial requirements.

The proposal would remove industrial use from the adjoining roads. In addition, the proposed access
road from Clegg Street and the internal access road would all be brought up to adoptable standards
i.e. 5.5 metre wide roads with 2 x 2 metre footpaths. Furthermore, Back Edditch Road will also be
upgraded to full adoptable standards to allow for bin lorry access. The proposal would also create a
parking area for local residents in the south east corner of the site (8 spaces). Whilst there are some
existing properties on Clegg Street, they will benefit from the enhanced road network.

In addition, the proposed car parking for the proposed housing would benefit from 200% car parking
spaces with the six flats having 5 car parking spaces. Given that the apartments are only 1 bedroom
units it is considered this level of parking is appropriate.

The Council's Highways Engineers raise no objections to the proposal. They have previously
confirmed that the proposed residents car parking area would not prevent access to any of the rear
yards which exist off Back Clegg Street.

The proposal complies with policy.

Impact on Sustainability

Core Strategy Policy CG2 seeks to ensure that new development proposals over 5 units makes
provision for incorporating a number of sustainability measures within residential proposals. Whilst
the applicant has not provided detailed specification of how they will meet these requirements, they
have made a clear statement that they would be willing to incorporate such measures within any
future proposed development.

It is considered that this clear commitment is sufficient at the outline planning stage to enable the
Council to consider that the proposal is capable of complying with Core Strategy Policy CG2, subject
to the imposition of relevant planning conditions.

Impact on Existing Infrastructure

Core Strategy Policy IPC1 seeks to ensure that new development proposals make reasonable
provision or contribution towards the cost of appropriate physical, social and green infrastructure.
The threshold for this requirement is the provision of 15 dwellings. New residential developments
would potentially require the following contributions: affordable housing, open space provision,
health and well being, education and community facilities in addition to potential off site highway
improvements.

The development has been assessed to have the following requirements:

e Public open space: £21,528
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Public health: nil provision

Affordable housing: 3 units at 60% discount for affordable rent
Education: £52,199.84 for primary provision and £54,523.23
Public art: nil as scheme is under threshold of 2500 square metres

The Council's Surveyors have confirmed that the scheme would not be viable and therefore there is
no requirement for on/off site contributions. This is consistent with the view taken when Members
considered the full application for the site in 2013.

The proposal complies with policy.

Conclusion

The proposed development would remove a non-conforming use located in a predominantly
residential area with a residential development which would improve the overall character of the
area, including the local road network. The proposal would make a valuable contribution to housing
provision in the Borough which has the potential to enhance the living conditions of existing and
future residents. The proposal complies with policy and is recommended for approval subject to
conditions.
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Representation and Consultation Annex

Representations

Letters:- three objection letters and one comment letter have been received from occupants of
Edditch Grove (two from the same address). The objections letters raise concern over the following
issues:

loss of parking outside people's homes

e property values being reduced (not a material planning consideration)
the 8 spaces shown on the proposed site plan for local residents are not in a convenient location
for residents on Edditch Grove

e the proposal would increase in road traffic, have a detrimental impact on local road infrastructure
and potentially on child safety

The comment letter raises queries over whether the proposed housing would be for the private or
social housing market and if they would be providing rented accommodation.

The issue of whether the houses would be either private or social housing is not a material planning
consideration in itself. It is noted however that due to the site viability the applicant is proposing that
the proposed development would not provide for affordable housing. The issue of whether the
proposed development would be for the rental market or private sale is again not a material planning
consideration and is outside the control of the planning system.

Consultations

Advice was sought from the following consultees: Greater Manchester Archaeological Unit, Primary
health Care Trust, Greater Manchester Police and the Council's Trees and Woodland Officer,
Landscape Design and Development Officers, Strategic Housing Unit, Corporate Property Services,
Asset Management Unit, Regeneration and Economic Development section, Pollution Control officers
and Highways Engineers.

Planning History
Outline planning permission for demolition of buildings and the erection of dwellings was granted in

February 2005 (means of access only). The proposed access from Clegg Street was agreed at this
outline stage.

Full planning permission was granted in March 2013 (Ref: 87809/12) for the demolition of the
existing industrial building and the erection of 24 dwellings with associated highway improvements.

Recommendation: Approve subject to conditions

Recommended Conditions and/or Reasons

1. The development hereby permitted shall be begun before the expiration of 3 years from the date of
this permission.

Reason

Required to be imposed pursuant to section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. No development shall be commenced until full details of the type and colour of facing materials to be
used for the external walls and roof(s) have been submitted to and approved in writing by the Local
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10.

Planning Authority.
Reason
To ensure the development safeguards the character and visual appearance of the locality.

Trees and shrubs shall be planted on the site in accordance with a landscape scheme to be submitted
to and approved by the Local Planning Authority before development is started. Such scheme shall
be carried out within 6 months of the occupation of any of the buildings or the completion of the new
development, whichever is the sooner, or in accordance with phasing details included as part of the
scheme and subsequently approved by the Local Planning Authority; any trees and shrubs that die or
are removed within five years of planting shall be replaced in the next planting season with others of
similar size and species.

Reason

To soften the development proposed and to enhance and improve the setting of the development
within the landscape of the surrounding locality.

Before development commences details of the treatment to all boundaries to the site shall be
submitted to and approved by the Local Planning Authority. Such details as are approved shall be
implemented in full before the development is first occupied or brought into use and retained
thereafter.

Reason

To ensure adequate standards of privacy are obtained and to enhance the setting of the development
within the landscape character of the locality.

No development shall be commenced until full details of existing and proposed ground levels within
the site and on land adjoining the site by means of spot heights and cross-sections; proposed siting
and finished floor levels of all buildings and structures, have been submitted to and approved by the
Local Planning Authority. The development shall then be implemented in accordance with the
approved level details.

Reason

To ensure the development safeguards the character and visual appearance of the locality and to
safeguard the living conditions of nearby residents particularly with regard to privacy and outlook.

No development shall be commenced unless and until full details of the highway works

e Back Edditch Grove at the rear of No's 2 to 18 Edditch Grove comprising widening to 9 metres
overall and the making up to adoptable standards.

e Junction of Back Edditch Grove at the side of No. 2 Edditch Grove comprising of the making up
to adoptable standards;

e Junction of Edditch Grove with Back Edditch Grove comprising of the making up to adoptable
standards;

e Back Clegg Street comprising the widening of the back street and provision of 8 public parking
spaces (As shown on Drawing No. 1403 020 Rev J);

e Clegg Street at the side of No. 11 Clegg Street comprising of the widening to 9.5 metres overall
and making up to adoptable standards.

have been submitted to and approved by the Local Planning Authority, and none of the development
shall be brought into use until such details as approved are implemented in full. Such works to be
retained thereafter.

Reason

In the interests of highway safety.

Prior to the commencement of development, an energy assessment of the approved development
shall be submitted to the Local Planning Authority. The submission shall include a scheme which
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11.

12.

13.

details how either (i) renewable energy technology or (ii) an alternative scheme e.g. enhanced
insulation shall reduce CO2 emissions of predicted energy use of the development by at least 10%.
The approved scheme shall be installed, retained and maintained in perpetuity thereafter unless
agreed by the Local Planning Authority.

Reason

To enhance the sustainability of the development and to reduce the reliance on fossil fuels in order to
comply with Core Strategy policy CG2.

The dwellings hereby approved shall achieve a Code Level 3 in accordance with the requirements of
the Code for Sustainable Homes: Technical Guide (or such national measure of sustainability for
house design that replaces that scheme). Within four months (unless otherwise agreed in writing
with the LPA) of first occupation of the development hereby approved a Final Code Certificate will be
submitted to the Local Planning Authority certifying that Code Level 3 has been achieved.

Reason
To reduce the impact on climate change and to improve the sustainability of the site.

No building hereby permitted shall be occupied until surface water drainage works have been
implemented on site which reduce the existing surface water run off by at least 50% in accordance
with details that have been submitted to and approved in writing by the local planning authority.

Before these details are submitted an assessment shall be carried out of the potential for disposing of
surface water by means of a sustainable drainage system in accordance with the principles set out in
Annex F of PPS25 (or any subsequent version), and the results of the assessment provided to the
local planning authority. Where a sustainable drainage scheme is to be provided, the submitted
details shall:

1. provide information about the design storm period and intensity, the method employed to
delay and control the surface water discharged from the site and the measures taken to
prevent pollution of the receiving groundwater and/or surface waters;

2. include a timetable for its implementation; and

3. provide a management and maintenance plan for the lifetime of the development which
shall include the arrangements for adoption by any public authority or statutory undertaker
and any other arrangements to secure the operation of the scheme throughout its lifetime.

Reason:

To reduce the risk of contaminating surface water run off and reduce the risk of localised flooding
and down stream flooding by ensuring the provision of a satisfactory means of surface water

dispersion

Phase 2 Report

Should the approved Phase 1 Report recommend that a Phase 2 Report is required, then prior to
commencement of any site investigation works, design of the Phase 2 site investigation shall be
submitted to, and approved in writing by, the Local Planning Authority. Site investigations shall be
carried out in accordance with the approved design and a Phase 2 Report shall then be submitted to,
and approved in writing by, the Local Planning Authority prior to commencement of development.
The Phase 2 Report shall include the site investigation data, generic quantitative risk assessment,
detailed quantitative risk assessment (if required) and recommendations regarding the need or
otherwise for remediation.

Should the Phase 1 Report recommend that a Phase 2 Report is not required, but during construction
and prior to completion of the development hereby approved, contamination or gas migration is
found or suspected, the developer shall contact the Local Planning Authority immediately and submit
proposals for investigation and remediation of the contamination or gas migration within seven days
from the date that it is found or suspected to the Local Planning Authority for approval in writing.
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14.

15.

16.

Options Appraisal

Should the Phase 2 Report recommend that remediation of the site is required then unless otherwise
agreed in writing with the Local Planning Authority, no development shall commence unless or until
an Options Appraisal has been submitted to, and approved in writing by, the Local Planning
Authority. The Options Appraisal shall include identification of feasible remediation options,
evaluation of options and identification of an appropriate Remediation Strategy.

Implementation of Remediation Strategy

No development shall commence, unless otherwise agreed in writing with the Local Planning
Authority, until the following information relating to the approved Remediation Strategy has been
submitted and approved by the Local Planning Authority:

Detailed remediation design, drawings and specification;

Phasing and timescales of remediation;

Verification Plan which should include sampling and testing criteria, and other records to be retained
that will demonstrate that remediation objectives will be met; and

Monitoring and Maintenance Plan (if appropriate). This should include a protocol for long term
monitoring, and response mechanisms in the event of non compliant monitoring results.

The approved Remediation Strategy shall be fully implemented in accordance with the approved
phasing and timescales and the following reports shall then be submitted to the Local Planning
Authority for approval in writing:

vii) A Verification Report which should include a record of all remediation activities, and
data collected to demonstrate that the remediation objectives have been met; and
viii) A Monitoring and Maintenance Report (if appropriate). This should include monitoring

data and reports, and maintenance records and reports to demonstrate that long term monitoring
and maintenance objectives have been met.

Reason

To ensure that the development is safe for use.

The dormer front(s) and cheeks shall be clad in tiles to match those of the existing roof.
Reason

To ensure the development fits in visually with the existing building and safeguards the character and
visual appearance of the locality.

Notwithstanding the provisions of Schedule 2 Part 1 of the Town and Country Planning General
Permitted Development Order 1995 (or any order amending or replacing that order) no extensions,
porches, garages, outbuildings, sheds, greenhouses, oil tanks, or hardstandings shall be erected
within the curtilage of (any of) the approved dwellinghouse(s), other than those expressly authorised
by this permission.

Reason

The private garden space of the dwellings is limited and any extension would result in an
unsatisfactory scheme in terms of open space and privacy requirements.

Notwithstanding the provisions of Schedule 2 Part 1 of the Town and Country Planning General
Permitted Development Order 1995 (or any Order amending or replacing that Order) no dormers
shall be constructed or other alterations to the roof carried out on the approved dwelling(s) other
than those expressly authorised by this permission.

Reason
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17.

18.

19.

20.

21.

To safeguard the architectural character and appearance of the dwelling.

Notwithstanding the provisions of Class A to Schedule 2 Part 2 of the Town and Country Planning
General Permitted Development Order 1995 (or any Order amending or replacing that Order) no
fences, gates, walls shall be erected within the curtilage of (any of) the approved dwelling house(s)
other than those expressly authorised by this permission.

Reason

The development has been designed with specific regard to the design of boundaries and new fences
and walls in these positions would spoil the appearance of the site.

No demolition,development or stripping of soil shall be started until the trees within or overhanging
the site which are identified on the following approved Drawings:

e  Drawing No. 12/AIA/BLTN/03 02 Tree Protection During Demolition Plan dated May 2012
e Drawing No. 12/AIA/BLTN/03 04 Tree Protection Plan dated May 2012

have been surrounded by the approved fencing. The approved fencing shall extend to protect the
Tree Root Protection Zone(in accordance with BS 5839) or as may otherwise be agreed in writing
with the Local Planning Authority; such fences shall remain until all development is completed.

Reason
In order to avoid damage to tree(s) within the site which are of important amenity value to the area.

No work, including the storage of materials, or placing of site cabins, shall take place within the
extreme circumference of the branches of any tree which are identified on Drawing No's
12/AIA/BLTN/03 02 Tree Protection During Demolition Plan dated May 2012; and Drawing No.
12/AIA/BLTN/03 04 Tree Protection Plan dated May 2012.

Reason
In order to avoid damage to tree(s) within the site which are of important amenity value to the area.

No development shall be started until a minimum of 14 days notice in writing has been given to the
Local Planning Authority that the protective fencing referred to in Condition 18 has been erected.

Reason

In order that the Local Planning Authority can inspect the protective fencing with a view to to
avoiding damage to tree(s)/shrub(s)/hedgerow(s) within the site which are of important amenity
value to the area.

The development hereby permitted shall be carried out in accordance with the following approved
plans:

Drawing No. 1403 02 Rev ] - Proposed Site Layout received 11/03/13;

Drawing No. 1403 03 Proposed Elevations received 30/03/12;

Drawing No. 1403 04 Proposed Elevations Block AF and B Rev. A received 04/04/12;
Drawing No. 1403 05 Proposed floor plans Block A and F Rev. A received 04/04/13;
Drawing No. 1403 06 Proposed floor plans Block B Rev A - received 04/04/13;

Drawing No. 1403 07 Rev B - Proposed Plans and Elevations Block C received 11/03/13;
Drawing No. 1403 08 Rev A - Proposed first floor plans Block C received 04/04/12;
Drawing No. 1403 09 Rev A - Proposed 2nd floor plan Block C received 04/04/12;
Drawing No. 1403 10 Rev B - Proposed Plans and Elevations Block D received 11/03/13;
Drawing No. 1403 11 Rev A - Proposed First Floor plan Block D received 04/04/12;
Drawing No. 1403 12 Rev A - Proposed 2nd floor plan Block D received 04/04/12;
Drawing No. 1403 13 Rev A - Proposed Floor Plans Block E received 04/04/12.

Reason
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For the avoidance of doubt and in the interests of proper planning.
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Application number
00091/17

p
Development & Regeneration Dept Town Ha", BOltOn, Lancashire, BL1 1RU
Development Management Section Telephone (01204) 333 333
Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.

Crown Copyright and database rights 2016. 0100019389
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Date of Meeting: 27/04/2017

Application Reference: 00091/17

Type of Application: Full Planning Application
Registration Date: 23/01/2017
Decision Due By: 23/04/2017

Responsible Alex Allen

Officer:

Location: UNIT 33, GREAT BANK ROAD, WESTHOUGHTON, BOLTON, BL5
3XA

Proposal: ERECTION OF TWO STOREY EXTENSION TO BE USED FOR

CHILLING AND PACKING, NEW PLANT ROOM AND BIN STORE
TOGETHER WITH ENCLOSED CONVEYOR BELT FOR
TRANSPORTING PRODUCT FROM EXTENSION TO COLD STORE
UNIT 30

Ward: Westhoughton North

Applicant: Stateside Foods limited

Agent : Warburton Associates

Officers Report

Recommendation: Approve subject to conditions
Proposal

The applicant proposes the erection of a two storey extension to Unit 33 to provide chilling and
packaging facilities (Deep Chill Extension). A total of 1,484 square metres of floor space would be
provided over two floors together with a new plant room (63 square metres) and a bin store
outrigger of 22 square metres.  The proposed extension would be c. 37 metres in length, 19.5
metres in width/depth and have a shallow dual pitched roof 8.65 metres to the eaves and 9.63
metres to the apex of the roof.

An enclosed conveyor belt will take product from the 'Deep Chill' Extension to the cold store in Unit
30. The finished floor level of the building would match the existing floor level of Unit 33 and would
be of a similar height as Unit 33. The proposed enclosed conveyor belt would exit from the eastern
elevation of the proposed extension at a height of c. 70 cm above proposed ground level rising to a
height of c. 2.3 metres where it enters the northern elevation of Unit 30. The conveyor belt would
be supported by slim metal columns.

The elevations of the building would be broken up by patterned colour cladding panels which would
reduce the visual impact of the extension. The colours chosen would match the existing Unit 33
(grey and terracotta).

An integral part of the development would be to remove the existing pond which is located within the
site, reduce ground levels and relocate the existing boundary fence. The applicant has confirmed
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that the new fence would be green powder coated weldmesh fencing i.e. the same as existing and
would also be located wholly within land within their ownership. As part of the proposal the
applicant would need to remove a 8 metre section of existing hedgerow.

Amended plans have been submitted which show a new fenceline together with a new section of
hawthorn hedge measuring 81 metres in length. This would be conditional upon any approval.

Site Characteristics

The application relates to a rectangular shaped site which forms part of the Stateside Foods
operations located within Wingates Industrial Estate in Westhoughton. Stateside Foods as a
company occupy both sides of Great Barn Road within the southern part of Wingates Industrial
estate.

The application site itself is characterised by a pond which occupies the majority of the site which has
rushes around the edge of it. The remainder of the application site is characterised by existing paths
around the existing industrial buildings, small areas of grass and a length of existing hedgerow which
forms part of a longer hedgerow which runs along part of the northern boundary of the site.

The northern edge of this part of the Industrial Estate is characterised by a number of relatively large
industrial buildings, some of which are set back from the shared boundary with Long Lane by a few
metres and a number of other industrial structures including sprinkler tanks and other external plant
and machinery.

Weldmesh security fencing provides the boundary of the site with Long Lane to the north, west and
east. Long Lane immediately to the north of the Stateside Foods site area forms vehicular and
pedestrian access to a group of residential properties at Willow Bank together with access to farms to
the west. To the north, east and south of the site lies the remainder Wingates Industrial Estate.

Policy
National Planning Policy Framework

Core Strategy P5 Accessibility, S1 Safe, CGl Cleaner Greener, CG2 Sustainable Design and
Construction, CG3 The Built Environment, CG4 Compatible Uses, OA3 Westhoughton.

General Design Principles SPD and the Accessibility, Transport and Safety SPD.

Analysis
Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be

determined in accordance with policies in the Development Plan unless material considerations
indicate otherwise.

Applications which are not in accordance with Development Plan policies should be refused unless
material considerations justify granting permission.

Similarly, proposals which accord with Development Plan policies should be approved unless there
are material considerations which would justify a refusal of permission.

It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.

The main impacts of the proposal are:-
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* principal of development;

* impact on the character and appearance of the site/area;
* impact on surrounding land uses;

* impact on ecology/biodiversity;

* impact on highway safety including public rights of way;
* impact on drainage/surface water run-off;

* impact on sustainability.

Principal of Development

Core Strategy policy P1 seeks to ensure the Council safeguards existing employment sites where they
are compatible with residential amenity. In addition, Core Strategy policy M6 states that the Council
and its partners will refurbish and redevelop Wingates for B2 and B8 employment uses as
opportunities arise.

The proposal would be entirely consistent with this approach involving the erection of an extension
which would be used for B2/B8 manufacturing and storage purposes.

The proposal would be compliant with Core Strategy policies P1 and M6.

Impact on the Character and Appearance of the Site/Area

Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape quality
of the area, and will require development to be compatible with the surrounding area, in terms of
scale, massing, grain, form, architecture, street enclosure, local materials and landscape treatment.

Policy OA3 of the Core Strategy relates specifically to developments in Westhoughton and states that
the Council will conserve and enhance the character of the existing physical environment.

Whilst the proposal would result in the loss of an 8 metre long section of existing hedgerow this
would be replaced by new 81 metre long hedge which would be planted along the length of the
northern boundary of the site. Whilst the proposal would remove an existing pond the extension
would complement the scale and design of the adjoining buildings located within the Stateside Foods
site.

Whilst the extension would project towards Long Lane it is considered sufficient distance from the
road/lane with adequate new landscaping to soften the development and complement the character
of the wider area.

The proposal complies with policy.

Impact on Surrounding Uses

Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security.

The proposed extension would provide a processing unit and a link to the storage area within Unit
30. The applicant notes that the proposal would reduce the level of fork lift truck movements within
the site.

The Council's Environmental Health officers have assessed the proposal and have commented that
they have no objections to the proposal subject to conditions regarding noise emissions from the site

143



and details of extraction and filtration scheme and the provision of a Phase I study. Appropriate
schemes would have the ability to ensure that the closest residential properties at Willow Bank would
not have their living conditions compromised.

Subject to conditions it is considered that the proposal complies with policy.

Impact on Ecology/Biodiversity

Guidance contained within the National Planning Policy Framework (paragraph 118) states that when
determining planning applications, local planning authorities should aim to conserve and enhance
biodiversity. Guidance advises that if significant harm resulting from a development cannot be
avoided (through locating on an alternative site with less harmful impacts), adequately mitigated, or,
as a last resort, compensated for, then planning permission should be refused.

Core Strategy policy CG1 seeks to ensure that the Council and its partners will safeguard and
enhance biodiversity in the urban and rural areas by protecting sites of biodiversity from adverse
development.

The proposal would result in the loss of a pond which is located within the application site. The pond
is described as 16 metres by 12 metres and in excess of 1.5 metres deep. The pond has a mature
margin of tall aquatic vegetation dominated by bulrush. The pond also supports dense submerged
and floating aquatic plants such as water mint, watercress, Canadian pond weed and floating
sweet-grass.

As part of the applicants submission they have provided a Great Crested Newt Presence and Absence
Survey which did not identify any protected species on the proposed development site. The survey
concludes that the pond did not support any protected species (Great Crested Newts or water voles).
A number of smooth (22 adults) and palmate newts (4 adults) were counted within the pond.

Officers from the Greater Manchester Ecology Unit regard the loss of the established pond as being
contrary to Core Strategy policy CG1 and paragraph 109 of the NPPF. They suggest that to make
the application more acceptable the applicant should submit proposals for compensating and / or
mitigating for the loss of the pond. However, GMEU officers state that if permission is granted a
condition should be placed on the decision notice which requires a method statement to provide
measures for when the pond is drained to avoid the unnecessary harm to wildlife. The method
statement would need to be implemented in full (which would be a requirement of the condition).

Greenspace Management officers comment that the loss of the pond would be difficult to mitigate for
on site or within land in the ownership of Stateside Foods. They suggest the removal of the newt
population and relocation elsewhere would be an acceptable biodiversity contribution.

As stated by Greenspace Management officers the opportunity for the applicant to mitigate against
the loss of the pond are limited within land owned by Stateside Foods. This matter has been
discussed with the applicant who have agreed to secure removal / translocation of the newts / other
wildlife to suitable alternative habitat in due course.

It is considered that the loss of the pond would need to be balanced against the benefits which
would potentially accrue from the proposed development.

Impact on Highway Safety Including Public Rights of Way

Policy P5 of the Core Strategy states that the Council will ensure that developments take into account
[amongst other things] parking, in accordance with the parking standards set out in Appendix 3.
Policy S1.2 states that the Council will promote road safety in the design of new development.
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The Council's Highways Engineers have confirmed that based on the Council's maximum car parking
standards the proposal would require an additional 19 spaces.

The applicant has confirmed that the proposal would not result in an increase in the number of
people employed. The applicant has also confirmed that they have recently purchased Direct House
to the north of the application site. This would give the company the use of an additional 51 car
parking spaces with a further 66 spaces available in the next 18 months. Furthermore, the applicant
has recently provided additional car parking on the eastern part of their curtilage.

It is considered that in the light of the above there would be no requirement for additional car
parking.

Policy PSAP of the Allocations Plan states that the Council will permit development proposals
affecting public rights of way, provided that the integrity of the right of way is retained.

The Council's Public Rights of Way Officer has confirmed that the proposal would not impinge on the
public footpath which runs along Long Lane.

The proposal is considered to comply with policy.

Impact on Drainage/Surface Water Run-off

Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton and
other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk. Policy
CG2.2 states that the Council will ensure that all non-residential units of over 500 sq. metres
demonstrate sustainable management of surface water run-off.

The applicant has committed to provide a drainage strategy for the site which states surface water
run off from the site would be limited by attenuation measures. A detailed scheme, including an
appropriate long term management/maintenance regime will be secured by planning condition.

It is therefore considered that the proposed development will not increase the risk of flooding and
will provide sustainable management of surface water run-off, compliant with Policies CG1.5 and
CG2.2 of the Core Strategy.

Impact on Sustainability

Core Strategy policy CG2 seeks to ensure that new development proposals which create over 500
sq.metres of new floorspace ensure that the development achieves a build standard of BREEAM Very
Good, reduce CO2 emissions by 10% and reduce surface water run-off from developments by at
least 50%.

The applicant has submitted a sustainability assessment and energy statement. In summary, this
document states that the applicant proposes a fabric first approach to assist in the reduction in
energy demand and CO2 emissions from the use of the building. It is proposed to use a heat pump
cooling system when combined with the fabric first approach would result in a reduction in CO2
emissions by 11.1%.

The Statement also refers to the fact the building cannot achieve a BREEAM rating due to the limited

building facilities located. However, the development will aspire to achieve the required Energy
Credit requirements equivalent to BREEAM Very Good.
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Subject to conditions it is considered that the proposal would comply with CS policy CG2.

Conclusion

It is considered that the proposal complements the overall character and appearance of the Wingates
Industrial Estate whilst providing adequate landscape buffers/treatment to offset any visual impact
the proposed new building would have. The applicant is committed to providing sufficient off road
parking elsewhere within the site. Whilst the proposal would result in the loss of an existing pond
which is home to a number of newt species and other wildlife. Subject to a satisfactory method
statement, it is considered that the newts and other wildlife can be translocated elsewhere within the
vicinity of the site. It is considered that the proposal would enable the expansion of Stateside Foods
within Wingates Industrial Estate with all the consequential economic benefits this would bring about.

The proposal is on balance recommended for approval subject to conditions.
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Representation and Consultation Annex

Representations
Letters:- four objection letters have been received by local residents. The key issues raised are as

follows (Officers comments are shown in bold):

e Loss of existing hawthorn hedge along the site boundary — loss of habitats and green buffer -
see report above;

e Removal of pond — impact on ecology/biodiversity - see report above;

Encroachment of proposed fence on Long Lane - the applicant has provided evidence (Land
Registry detail) which clearly shows that the proposed extension and relocation of
the fence would be within land in their ownership;

e Any replacement planting for the vegetation lost? see report above;

e Purpose of pond was to allow fire engines to use the water in the event of a fire — what are the
health and safety implications of this? - the existing pond water is not suitable for use in
the event of a fire. Stateside Foods have a large water tank located close to the
application site which would be used in the event of a fire.

e Has development already commenced? - the applicant has not commenced work on the
proposed development although some minor works have been undertaken e.g.
installation of gates, formation of a new path and installation of a gabion wall
structure;

e Removal of a private road sign - not a material planning consideration;

e Other issues raised by the objectors at No. 4 with regard to noise issues from the wider site —
potential of the development to result in further noise issues - existing noise complaints from
the site have been sent to the Council's Pollution Control team for them to
investigate.

Petitions:- no petitions have been received.
Town Council:- raise no objections.
Elected Members:- no comments received.

Consultations
Advice was sought from the following consultees: Westhoughton Town Council, Pollution Control
officers, Highways Engineers, Landscape Design officers and Drainage / Flood Risk team.

Planning History
Planning permission was granted in October 2011 (Ref: 86443/11) for the erection of 2.4 metre high

weldmesh security fencing around the site perimeter. This was subsequently implemented in full.
Planning permission was granted in April 2016 (Ref: 95752/16) for the conversion of a warehouse to
a chill store and the erection of a cold store with a new parking area. This extension at the corner of
Long Lane and Great Bank Road has just been completed.

Planning permission was granted in September 2016 (Ref: 97058/16) for the change of use of a
store to a bakery, the erection of an extension to provide an additional bakery and warehouse
storage facility including new loading bays, 2 new flour silos and the erection of an outbuilding to
house pumps for the sprinkler system. This permission remains unimplemented at present.

Recommendation: Approve subject to conditions

Recommended Conditions and/or Reasons
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The development hereby permitted shall be begun before the expiration of three years from the date
of this permission.

Reason

Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Prior to the commencement of development the details (samples if required) of the type and colour
of materials to be used for the external walls and roof to be agreed with the Local Planning Authority.
The approved materials shall be implemented in full thereafter.

Reason

To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

Before the approved development is commenced details of the existing and proposed
ground levels within the site and on adjoining land including spot heights, cross sections and finished
floor levels of all buildings and structures shall be submitted to and approved in writing by the Local

Planning Authority. The approved details shall be implemented in full and retained thereafter.
Reason

To safeguard the visual appearance and or character of the area and in order to comply with Core
Strategy policies CG3 and CG4.

Prior to the commencement of the development:-

e A Site Investigation report shall be submitted to and approved in writing by the Local
Planning Authority. The investigation shall address the nature, degree and distribution of
land contamination on site and shall include an identification and assessment of the risk to
receptors focusing primarily on risks to human health, property and/or the wider
environment; and

e The details of any proposed remedial works shall be submitted to, and approved in writing
by the Local Planning Authority. The approved remedial works shall be incorporated into the
development during the course of construction and completed prior to occupation of the
development or the development being first brought into use; and

Prior to first use/occupation of the development hereby approved:

e A Verification Report shall be submitted to, and approved in writing by, the Local Planning
Authority. The Verification Report shall validate that all remedial works undertaken on site
were completed in accordance with those agreed by the LPA.

Reason
To safeguard the amenity of the future occupants of the development and to comply with Core

Strategy policy CG4.

No development shall take place until details of the implementation, maintenance and management
of the sustainable drainage scheme have been submitted to and approved by the Local Planning
Authority. The approved scheme shall be implemented in full and thereafter retained, managed and
maintained in accordance with the approved details. Those details shall include:

1) A timetable for its implementation, and
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2) A management and maintenance plan for the lifetime of the development which shall include
arrangements for adoption by any public body or statutory undertaker, or any other arrangements to
secure the operation of the sustainable drainage scheme throughout its lifetime.

Reason

To ensure the site provides satisfactory means of surface water drainage and in order to comply with
Core Strategy policies CG1.5 and CG2.

The development hereby approved shall be constructed in accordance with the approved
Sustainability Assessment and Energy Statement dated 10/01/17 in order to ensure that the
approved development will result in a reduction in CO2 emissions from the development by at least
10% and the achievement of ensuring the development meets the Energy credit requirements
equivalent to BREEAM Very Good (Industrial) Standard as outlined within Section 1 of the approved
report.

Within 6 months of the completion of the development verification of the reduction in CO2 emissions
and achievement of the Energy Credits equivalent to BREEAM Very Good (Industrial) standard shall
be submitted to and approved in writing by the Local Planning Authority.

The approved scheme shall be installed, retained and maintained in perpetuity.
Reason
In the interests of tackling climate change and in order to comply with Core Strategy policy CG2.

Prior to the commencement of any groundworks including the draining of the existing pond a scheme
shall be submitted to and approved in writing by the Local Planning Authority which provides details
of measures to be taken during any drain-down of the ponds to avoid unnecessary harm to wildlife.

The proposal shall include measures to translocate the smooth and palmate newts from the pond to
an alternative habitat. The approved drain down and translocation scheme shall be implemented in
full. A validation report which verifies the implementation of the approved scheme shall be submitted
to the Local Planning Authority prior to first use of the extension hereby approved.

Reason
In the interests of the protection of wildlife and in order to comply with Core Strategy policy CG1.

Trees and shrubs shall be planted on the site in accordance with a landscape scheme to be submitted
and approved in writing by the Local Planning Authority prior to the development being first brought
into use. The approved scheme shall be implemented in full and carried out within 6 months of the
occupation of any of the buildings or the completion of the development, whichever is the sooner, or
in accordance with phasing details included as part of the scheme and subsequently approved by the
Local Planning Authority. Any trees and shrubs that die or are removed within five years of planting
shall be replaced in the next available planting season with others of similar size and species.

Reason

To reflect and soften the setting of the development within the landscape and in order to comply
with Core Strategy policies CG1 and CG3.

The rating level, as defined in BS4142:2014, shall not exceed the measured daytime and/or night
time background sound level at the closest residential properties at any time.

A noise assessment shall be carried out and a report submitted to, and approved in writing by, the
Local Planning Authority prior to the construction phase of the development. The report shall include
all the information specified in Clause 12 of BS4142:2014 and details of any mitigation proposed to
achieve the rating level. The approved details shall be carried out in full and retained thereafter.

Reason
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10.

11.

To minimise the impact of noise on the general and residential amenity from the increase and
alteration of commercial and/or industrial uses in the area and in order to comply with Core Strategy
policy CG4.

No soil or soil forming materials shall be brought to the site until a testing methodology including
testing schedules, sampling frequencies, allowable contaminant concentrations (as determined by
appropriate risk assessment) and source material information has been submitted to and approved in
writing by the Local Planning Authority. The approved testing methodology shall be implemented in
full during the importation of soil or soil forming material.

Prior to the development being first brought into use or occupied a verification report including soil
descriptions, laboratory certificates and photographs shall submitted to and approved in writing by
the Local Planning Authority.

Reason

To ensure the site is safe for use and in order to comply with Core Strategy policy CG4.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:

Drawing No. 4300 005 - Proposed Ground Floor Roof Plan, dated December 2016;
Drawing No. 4300 006 - Proposed first floor plan, dated December 2016;

Drawing No. 4300 007 - Elevations As Proposed in Context, dated December 2016;
Drawing No. 4300 08 - Roof plan as proposed, dated Dec 2016;

Drawing No. 4300 113 - Proposed Route of conveyor belt, dated April 2017;
Drawing No. 210416JC-01 - Site Survey, dated April 2016.

Reason

For the avoidance of doubt and in the interests of proper planning.
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