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Bolton Council has approved a Guide to Good Practice for Members and Officers Involved in the  

Planning Process. Appendix 1 of the Guide sets down guidance on what should be included in 
Officer Reports to Committee on planning applications. This Report is written in accordance with 

that guidance. Copies of the Guide to Good Practice are available at www.bolton.gov.uk 

 
Bolton Council also has a Statement of Community Involvement. As part of this statement, 

neighbour notification letters will have been sent to all owners and occupiers whose premises 
adjoin the site of these applications.  In residential areas, or in areas where there are dwellings in 

the vicinity of these sites, letters will also have been sent to all owners and occupiers of residential 

land or premises, which directly overlook a proposed development. Copies of the Statement of 
Community Involvement are available at www.bolton.gov.uk 

 
The plans in the report are for location only and are not to scale.  The application site will generally 

be in the centre of the plan edged with a bold line. 
 

The following abbreviations are used within this report: - 

 
UDP The adopted Unitary Development Plan 2005 

RSS Regional Spatial Strategy for the North West of England 2008 
PCPN A Bolton Council Planning Control Policy Note 

PPG Department of Communities and Local Government Planning Policy Guidance 

Note 
MPG 

 
SPG 

SPD 

Department of Communities and Local Government Minerals Planning Guidance 

Note 
Bolton Council Supplementary Planning Guidance 

Bolton Council Supplementary Planning Document 
PPS Department of Communities and Local Government Planning Policy Statement 

TPO Tree Preservation Order 

EA Environment Agency  
SBI 

SSSI 

Site of Biological Importance 

Site of Special Scientific Interest 
GMEU The Greater Manchester Ecology Unit 

  

 
The background documents for this Report are the respective planning application documents 

which can be found at:- 
 

www.bolton.gov.uk/planapps 
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Date of Meeting:  31/07/2014

Application Reference: 90726/13

Type of Application: Full Planning Application
Registration Date: 08/10/2013
Decision Due By: 02/12/2013
Responsible
Officer:

Location: SS OSMUND AND ANDREW ROMAN CATHOLIC PRIMARY
SCHOOL, FALKIRK DRIVE, BOLTON, BL2 6NW

Proposal: DEMOLITION OF EXISTING NURSERY MODULAR BUILDING
TOGETHER WITH THE ERECTION OF A SINGLE STOREY
NURSERY SCHOOL BUILDING AND FORMATION OF PLAY
AREAS WITH THE ERECTION OF FENCING TO BOUNDARIES

Ward: Breightmet

Applicant: Mr THORPE
Agent : MTC Designs

Officers Report

Recommendation: Approve subject to conditions

Background
In 2007, permission was granted for the erection of a modular building with an external
play area on a temporary 3 year basis. This application was approved with conditions at
committee on 04/10/2007.

In 2010, permission was granted for an extension of time of a further 3 year period. This
application was approved with conditions at committee on 24/06/2010.

In 2013, permission was granted for an extension of time for a further 3 year period. The
application was approved with conditions at committee on the 13/06/2013.

Proposal
The new building will be a single storey structure with opposite sloping flat roofs. The
external walls will be constructed in facing brickwork similar to the existing school
buildings. An external hard and soft play surface, garden area for outdoor play and
learning will be created on the site of the temporary building and will be fenced by a steel
hoop design at 1.1m high. Replacement tree and shrub planting will be provided to the
eastern, western and southern boundaries.

The building will be 21.5m long and 11.0m wide and the maximum height of the building
from ground level will not exceed 5.5m. The hard standing play area will be 21.0m long
and 8.0m wide.

The new building for the nursery will be located in the south-east corner of the site on
the existing hard standing play area adjacent to the temporary building. The building
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orientation will be similar to that of the existing temporary building so that the long
elevations of the building face north/south and the external play area faces west.

As the new building will be located on the existing hard standing play area for the
nursery, during the build period which is estimated to be approximately 6 months, the
nursery will share outdoor play facilities with the school in particular the
Pre-School/Reception garden.

Once the new building has been completed the temporary building will be removed and
the new external play area will be constructed. 

The building will provide facilities for up to 45 children at any one time and will provide
employment for 7 full time staff and 7 part time staff. The hours of operation for the
nursery will remain unchanged. The nursery will open between 7.30am and 6.00pm
Monday to Friday.

The existing car parking arrangements for the nursery will remain unchanged. Staff will
park in the existing car park to the north of the site which is accessed from Connel Close.
Visitor parking will also be provided in the existing car park. The existing pedestrian
entrance to the building on Falkirk Drive will remain.

Site Characteristics
The site is an established primary school with a nursery building on the Southern
elevation, fronting Brodick Drive. Residential properties are located to the east on Kilbride
Avenue and to the west on Falkirk Drive. The nursery comprises a single storey building
with pergola and associated play area. A 3 metre high acoustic fence has been erected
adjacent to the boundaries of properties on Falkirk Drive.

Policy
National Planning Policy Framework

Core Strategy policies:

CG3 the Built Environment, CG4 Compatible Uses, RA3 Breightmet, and S1 Safe Bolton

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 area
* impact on trees
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* impact on residential amenity
* impact on the highway
* impact on flood risk and drainage

Impact on the character and appearance of the area
Policy CG3 of the Bolton Core Strategy states that the Council expects development
proposals to contribute to good urban design, respect and enhance local distinctiveness,
ensuring development has regard to the overall built character and landscape quality of
the area.

In the original application it was acknowledged that the building was not to a satisfactory
design and therefore a temporary permission was granted, in view of the school seeking a
more permanent solution.

The new building will placed on the existing hard standing play area adjacent to the
temporary building and the new external play area will be repositioned to the west of the
site.

The new building will be a single storey structure consisting of opposite sloping flat roofs
with the external walls being constructed in facing brickwork to complement the existing
school buildings. The external hard and soft play surface and garden area will be fenced
with steel hoop top fence and replacement tree and shrub planting will be provided.

Given the temporary appearance of the existing nursery building, it is considered that the
design of the proposed new building will be an improvement to the character and
appearance of the surrounding area and will enhance the view from Brodick Drive. The
design detail of the proposed building is therefore acceptable as it will enhance and
complement the character and appearance of the surrounding area in accordance with
policy CG3 of the Core Strategy. 

Impact on trees
The Council's Tree and Woodland Officers have advised that the proposed building is
sited close to two Silver Birch trees on the eastern boundary of the school. These are
considered to be of high amenity value being visible from Brodick Drive. An additional 3
metres clearance is required to ensure their retention. The Applicant has been asked to
amend the site plan accordingly and further progress will be reported at the meeting.

The proposed path to the community nursery building may impact on a Field Maple tree.
It is recommended that if this is damaged at the construction stage that the tree is
replaced and a condition to this effect is included at the end of this report.

Impact on residential amenity
The nature of the original temporary planning agreement has always stated that a
permanent structure should replace the existing modular building. This is a 'like for like'
brick built replacement which can only enhance the existing views for residents.

The orientation of the new building will be similar to that of the existing temporary
building with the long elevations of the building facing north/south and the external play
area facing west. As a result the windows of the proposed new building do not overlook
any of the surrounding neighbouring properties. Therefore, it is not considered that the
built structure of the development would result in an unacceptable loss of light or be
overbearing on the occupiers of adjacent residential dwellings.
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Given that the proposed new building is simply a ‘like for like’ replacement of the existing
building there will be no increase in the number of children attending the nursery than at
present. Furthermore, whilst the proposed nursery would operate between the hours of
7.00am-6.00pm, the outdoor play area would not be in use for the full 11 hours and there
is likely only to be a small proportion of children outside at any one time. Whilst the site
would introduce additional noise from outdoor play, the repositioning of the play area to
the western area of the site in conjunction with existing acoustic fencing will help to
reduce noise levels.

The applicants have submitted a Noise Assessment in support of the application. The
assessment concludes that the development would not cause an unacceptable worsening
of noise disturbance from children playing. Bolton’s Environmental Health Officers have
raised no objections to the application are satisfied with the findings of the Noise
Assessment.

However, the Environmental Health Officers have recommended that it may be of value
to assess the proposed construction of the building façade facing the school yard to see if
some acoustic absorbance could be provided within the structure to reduce the reflective
surface to assist in mitigation of noise from the school yard being reflected towards the
residential properties on Kilbride Avenue. A condition could be attached requiring this
acoustic cladding should Members be minded to approve the application, although it
needs to be understood that noise already emanates from the school, so such a condition
could be construed as unreasonable so this is not recommended by Development
Management Officers.

Impact on the highway
Policy S1 of the Bolton Core Strategy promotes road safety in the design of new
development.

The existing car parking arrangements for the nursery will remain unchanged and staff
will park on the existing school car parking area to the north of the site which is accessed
from Connel Street. Visitors to the nursery will be encouraged to park in this car park and
then walk to the nursery using Crinan Way and the existing footpath running north-south
along the western boundary of the school field. The existing pedestrian access will remain
unchanged and parents will be asked to use these when bringing the children into the
nursery.

Bolton Council’s Highways Engineers have raised no objections to the application but have
noted that there are traffic related issues within the vicinity of the nursery mainly
generated at certain times of the day, namely at school start/finish times. However, the
applicants have provided evidence showing there is no specific spike in dropping off or
picking up times.  Car parking activity therefore tends to be spread fairly evenly
throughout the day which results in less demand for parking.  In addition, the applicants
have advised that the nursery management encourages parents to drop off and pick up
the children either before or after the beginning and end of the school day to limit
potential congestion around the site.

Bolton’s Highways Engineers have also advised that analysis of the last 5 years accident
data has revealed that there has been no injury reported accidents at this location thus
adding a certain level of assurance in terms of road safety implications.

The proposed development would therefore not result in an unacceptable impact in
highway safety or the accessibility of the site nor does it raise any issues around the
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undue impact on highway matters to warrant refusal of the application in accordance with
policy S1 of the Core Strategy. A condition is recommended at the request of the
Highways Engineers for a full review of traffic orders within the vicinity of the site and any
promotions/revocations deemed necessary shall be funded at the Applicant's expense.

Impact on flood risk and drainage
Paragraph 100 of the NPPF states that inappropriate development in areas at risk of
flooding should be avoided by directing development away from areas at highest risk.

Paragraph 103 of the NPPF states that when determining planning applications local
planning authorities should ensure flood risk is not increased elsewhere. 

The application site is located in Flood Zone 1 which is at low probability of flooding.

In terms of drainage, the Applicant has confirmed that there is no septic tank on the site,
the drainage from the nursery is connected into the school’s system then discharged into
the main sewer. However, a condition has been attached requiring the submission of a
scheme for the disposal of foul and surface waters as this will ensure the scheme does
not increase the risk of flooding in accordance with advice given in the NPPF.

Conclusion
Members will note from the comments above that in this particular case there are several
material planning considerations to balance in coming to a view. The new building is
simply a ‘like for like’ replacement of the existing temporary building and there will be no
increase in the number of children attending the nursery as a result of the proposals. The
new building will be located in the south east corner of the site, however in order to
reduce noise levels the outdoor play area will be repositioned to the west of the site away
from the residential properties on Kilbride Avenue.

It is also important to note that in terms of impact on the highway, the nursery operates
much differently from the school as ‘drop off’ and ‘collection’ of children is spread over a
greater period in the mornings, lunch times and afternoon rather than a fixed time. The
nursery management also try to encourage parents to drop off and pick up the children
either before or after the beginning and end of the school day to limit potential
congestion around the site.

Taking all material considerations into account, it considered that the scheme accords
with the relevant development plan policies and the NPPF and as such that the scheme
should be approved subject to the conditions listed below.
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Representation and Consultation Annex

Representations
Letters:-

15 letters of objection have been received.

4 letter of support has been received.

Grounds of support
 The nursery is local to users
 The facility allows parents to return to work
 Noise mainly comes from the school children and not from the nursery
 There is a need for the nursery and to refuse an application for a permanent

building to adversely affect the  local community’s childcare provision
 Provides much needed employment within the local area
 The temporary building has served its purpose and a new build is the only way

forward

Grounds of objection
 There are continuing traffic and parking issues
 Increase in pupil numbers
 Increase in overall size and height of the building
 No car parking for staff
 There is existing nursery provision within the area
 Majority of nursery places taken up by children who do not live nearby
 Increase in pupil numbers will lead to an increase in noise
 The building was only supposed to temporary
 The use of a septic tank
 The land is already overdeveloped
 Poor design of the new building
 Location of the new building in relation to trees
 Disproportionate aggravation to the health and quality of life of the residents in

the local area

Responses
 The users of the facility cannot be controlled by the planning system, nor where

users commute from. Officers do consider however, that given its location and
association with the existing/established school, that the majority of users would
likely come from the local area.

 Officers acknowledge that there are existing issues with school traffic particularly
at certain periods of the day. However, as the new building is to be no larger in
size than the existing temporary building and there will be no increase in pupil
numbers, it is considered that highway issues will not be exacerbated to a level to
warrant refusing this application.

 The applicants have confirmed that the proposals will connect to the mains sewer
and there will be provision for a septic tank on site.

 Officers acknowledge that the site would introduce additional noise from outdoor
play, it is considered that the repositioning of play area to west of the site in
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conjunction with existing acoustic fencing will help to limit noise levels.

Petitions:-None received

Elected Members:- None received

Consultations
Advice was sought from the following consultees:

Highways and Engineering Division- Have raised no objection subject to the attachment
of a condition requiring a full review of traffic orders within the vicinity of the site. Any
promotions/revocations deemed necessary shall be funded at the applicants expense.

Tree and Woodland Officers- Have advised that the proposed building is sited close to
two Silver Birch trees on the eastern boundary of the school. These are considered to be
of high amenity value being visible from Brodick Drive. An additional 3 metres clearance is
required to ensure their retention. The proposed path to the community nursery building
may impact on a Field Maple tree. It is recommended that if this is damaged at the
construction stage that the tree is replaced and a condition to this effect is included at the
end of this report.

Education Social Worker-No comment

Asses Management Unit- No comment

Early Years Development and Childcare Partnership- No comment

Environmental Health Officers- No objection. The findings of the Noise Assessment are
satisfactory. However, it may be of value to assess the proposed construction of the
building façade facing the school yard to see if some acoustic absorbance could be
provided within the structure to reduce the reflective surface to assist in mitigation of
noise from the school yard being reflected towards the residential properties on Kilbride
Avenue.

Environment Agency- No objection subject to the attachment of a condition requiring a
scheme to dispose of foul and surface water has been submitted to and approved in
writing by the Local Planning Authority.

Planning History
A planning application (89764/13) for variation of Condition 1 on Planning
Permission 83982/10 (to facilitate the retention of single storey modular building
with pergola and external plan area for an additional period of three years)
approved by committee in June 2013.

A planning application (86432/11) for the erection of a 3 metre high acoustic fence to
boundary with numbers 1-15 Kilbride Avenue together with associated shrub planting was
approved by committee in August 2011.

A planning application(85979/11) seeking consent for the felling of 2 no. silver birch trees
was refused by committee in June 2011.

A planning application (83982/10) for the retention of single storey modular building with
pergola and external play area for an additional temporary period of three years was

11



granted approval by committee in June 2010.

A planning application (77949/07) for the erection of a single storey modular building
with pergola and associated external play area for a temporary period of 3 years was
approved with conditions in October 2007.

A planning application (74468) for the erection of extensions to front, side and rear
together with 2.4 metre high perimeter fence (without complying with con. 10 on
planning application 73072/05 requiring the provision of a drop off prior to the school
re-opening) was approved with conditions in July 2006.

A planning application (73072/05) for the erection of extensions at front, side and rear
together with a 2.4m high perimeter fence was approved with conditions in April 2005.

A planning application (58848/01) for an extension to the existing car park for 6 cars was
approved with conditions in May 2001.

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

P192/06-Proposed Ground Floor Plan
P192/07-Proposed South and North Elevations
P192/08-Propsoed East and West Elevations
P192/SP2-Proposed Site Plan
P192/SP3-Streetscene Drawing

Reason

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

3. The development hereby permitted shall not be commenced until such time as a scheme to dispose
of foul and surface water has been submitted to, and approved in writing by, the local planning
authority. The scheme shall be implemented as approved.

Reason

To prevent pollution to the water environment

4. Prior to the first occupation of the new building full details relating to the layout of the external
children’s play area shall be submitted and approved in writing by the Local Planning Authority. The
scheme as may be approved shall be implemented in full within 3 months of the date of first
occupation. 
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Reason:

To safeguard the amenity of the area

5. Prior to the commencement of development samples of the materials to be used for the external
walls and roof shall be submitted to and approved in writing by the Local Planning Authority. The
approved materials shall be implemented in full thereafter.

Reason

To ensure the development reflects local distinctiveness.

6. Upon completion of the building hereby permitted the existing temporary building shall be completely
and permanently removed within 28 days.

Reason

The building has only been permitted on a temporary basis.

7. Prior to the commencement of development a full review of traffic orders within the vicinity of the
site shall be submitted to and approved in writing by the Local Planning Authority. Any
promotions/revocations deemed necessary shall be implemented in full at the Applicant's expense
prior to the development being first brought into use and retained thereafter.

Reason

In the interests of highway safety.

8. Within 12 months of any damage to the Field Maple tree not covered by Tree Preservation Order but
nevertheless shown for retention, a suitable replacement of a size, species and location to be agreed
in writing with the Local Planning Authority shall be replanted. Any such tree which dies or is
removed (including those which die) within 5 years of planting shall be replaced in the next available
planting season with another of a similar size and species.

Reason

To safeguard the tree within the development site.
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Date of Meeting:  31/07/2014

Application Reference: 91080/13

Type of Application: Outline Planning Permission
Registration Date: 29/11/2013
Decision Due By: 27/02/2014
Responsible
Officer:

Jodie Turton 

Location: LAND NORTH OF BRITANNIA WAY, BOLTON

Proposal: OUTLINE APPLICATION (ALL MATTERS RESERVED) FOR THE
ERECTION OF EMPLOYMENT UNITS (CLASS B1/B2/B8) AND
ASSOCIATED WORKS

Ward: Crompton

Applicant: Bellway Homes Ltd and B&E Boys Ltd
Agent : Turley Associates

Officers Report

Recommendation: Delegate the decision to the Director

Background
This application was deferred by Members at the 3rd July committee meeting in order for
Members to undertake a site visit.

The applicant has confirmed that they are willing to support the District Valuers
assessment of viability, which confirms planning obligations of £2.1 million for the
associated residential development scheme (91081/13).  However, this is dependent on
the Council removing the S.106 obligation on the applicant to carry out the access
infrastructure improvement works to the employment site.  The reasoning behind this is
that the level of planning obligation sought as set out by the District Valuer has
implications for the landowner, in that it would result in a lack of immediate funds being
made available to develop the employment site, effectively eliminating any surplus funds
to undertake the highway works in a prompt manner.  It is important to note, that this
does not however remove the committment of the applicant to develop the employment
site in the medium term, it simply reflects the impact of the increased S.106 monies on
the immediate funds available to the applicant to undertake the works.

It is therefore proposed to Members that the applicant's committment to carry out the
access infrastructure works to the employment site is removed from the S.106
agreement.  If however Members consider these infrastructure works an essential
element of the proposed scheme, the landowner has suggested the following alternative:

Reduction of the S.106 planning obligation by £450,000, which would be added back to
the sale price received by the applicant.  This would allow for the delivery of the access
infrastructure works to be included in the S.106 Agreement and to be delivered within 18
months of the grant of planning permission.  The £450,000 would then be paid to the
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Council via a deferred stage payment, upon completion of employment floorspace.

Proposal
This is an outline application for the erection of employment units.  It is intended that the
future use of the site will be for any combination of uses falling into the following use
classes, as defined by the Town and Country Planning (Use Classes) Order 1987 (as
amended): B1 (business), B2 (general industrial) and B8 (storage and distribution). The
application is for all matters to be reserved, therefore although an indicative layout has
been submitted, this is for the purpose of determining the suitability of the site for the
proposed use and does not provide a definitive layout. 

Access to the site will be from the existing private access from Britannia Way, the
employment site will form an extension to the business park, and will thus benefit from
the existing secure access. 

Site Characteristics
The application site forms part of an existing, larger employment site.  Britannia Way runs
along the southern boundary of the site, separated from the site itself by steep banking.
To the east of the site is a railway, with residential properties beyond.  To the west is an
existing business park and to the north is the remainder of the existing employment site,
which is subject of a separate planning application for residential development
(91081/13).

The site itself is approximately 4.6 ha and is roughly rectangular in shape.  A single
industrial unit occupies the site, this is in active B8 use and has a floor area of
approximately 3,000 sq metres.

To the east of the site is a public footpath and a line of electricity pylons.

Policy
National Planning Policy Framework (2012): 1. Building a strong, competitive economy; 4.
Promoting sustainable transport; 7. Requiring good design; 10. Meeting the challenge of
climate change, flooding and coastal change; 11. Conserving and enhancing the natural
environment.

Planning Practice Guidance (2014)

Core Strategy Policies: P1 Employment Sites; P5 Accessibility; S1 Safe Bolton; CG1 Flood
Risk; CG2 Sustainable Construction; CG3 Built Environment; CG4 Compatible Uses; RA1
Inner Bolton; IPC1 Infrastructure Requirements.

Submitted Allocations Plan: P6AP Mixed Use Development.

PCPN1 Health, Well Being and Quality of Life
PCPN2 Space Around Dwellings
PCPN10 Planning Out Crime

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
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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 provision of employment land
* impact on the highway
* impact on the character of the area
* impact on adjacent uses and residential amenity
* impact on the natural environment

Impact on the Provision of Employment Land
Section 1 of the NPPF is focused on building a strong, competitive economy.  The
Government is committed to securing economic growth in order to create jobs and
prosperity and building on the country's inherent strengths.  The Government is
committed to ensuring that the planning system does everything it can to support
sustainable economic growth.  Significant weight should be placed on the need to support
economic growth through the planning system.

Core Strategy policy P1 seeks to safeguard existing employment sites where they are
compatible with residential amenity and contribute to the sustainability of communities in
which they are situated.

Policy P6AP of the Submitted Allocations Plan states that the Council and its partners
require proposals for sites within mixed use areas to be brought forward within the
context of achieving a balanced mix of housing and employment uses over the whole
area.  This should achieve a comprehensive and viable development, appropriate
mitigation and ensure the timely provision of infrastructure amongst other things.

The application site is an existing employment site, which is allocated for employment in
the UDP proposals map and is also allocated for employment use in the Submitted
Allocations Plan.  The site is within an established employment area, forming part of The
Valley, which is one of the principal industrial/employment areas in the borough of Bolton.
 Retaining the employment use of this site is considered to present a valuable asset to
Bolton's employment land offer.  The application site currently forms part of a much
larger employment site, which although in its entirety is allocated for employment use in
the UDP, the Submitted Allocations Plan proposal is for a mixed use site, which supports
the current planning proposals to develop the northern two thirds of the site for
residential use and to retain the southern section of the site for employment.  In response
to the release of the northern section of the site for housing development, the Council
considers it necessary to protect the employment use of the site area subject of the
employment application.  This will be achieved through a Section 106 Agreement to
exclusively retain the site for employment use for a period of 5 years.  In addition, the
S.106 will also make provision for the active marketing of the site for the 5 year period to
ensure that every opportunity is given to develop and take forward the employment
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provision.

The proposal is considered to comply with local and national policy objectives in terms of
employment provision.

Impact on the Highway and Accessibility
Section 4 of the NPPF recognises the important role of transport policies in facilitating
sustainable development and contributing to wider sustainability and health objectives. 

Core Strategy policy S1 seeks to promote road safety in the design of new development.
Core Strategy policy P5 seeks to ensure that development is accessible by different types
of transport, prioritising pedestrians, cyclists and public transport over the motorised
vehicle.  Appendix 3 provides guidance on parking standards.

A Transport Assessment was submitted with the application, this has been assessed by
the Council's Highway Engineers and also independently by Transport for Greater
Manchester (TfGM).

Access to the employment site will be from an existing private, gated access off Britannia
Way.  This access is in the ownership of the applicant and provides secure access to an
existing business park.  Within the site, infrastructure improvements will be required to
modify and extend the access road to provide adequate access to the redeveloped
employment site.  Plans have been submitted to indicate the works proposed and these
works will be secured via S.106 to be carried out within 18 months of the date of the
planning permission, as part of the applicant's  committment to take forward the
employment development.

The Council's Highway Engineers have identified the requirement for off site highway
improvements to mitigate for the increase in traffic from the proposed development at
the junction of Eagley Way and Waters Meeting Road.  A sum of £6,300 is required as a
contribution to these junction improvements, this will be secured via a S.106 Agreement.

The reserved matters application will provide full details on car parking, however given
the size of the site and the indicative layout it is clear that the site has capacity to
accommodate sufficient car parking to serve the employment/industrial units.

It should also be noted that a public footpath (Bolton 505) runs along the southern and
eastern perimeters of the site.  Any future development must ensure that the footpath is
protected or that a legal order is entered into to alter the line of the footpath if necessary.

The proposal complies with policy on highway grounds.

Impact on the Character of the Area
Core Strategy policy CG3 seeks to ensure that development proposals contribute to good
urban design, conserve and enhance local distinctiveness and have regard to the overall
built character and landscape quality of the area.  Furthermore, development should be
compatible with the surrounding area, in terms of scale, massing, grain, form,
architecture, street enclosure, local materials and landscape treatment.

This is an outline application with all matters reserved therefore details of design do not
form part of the application submission and will be considered in detail at the reserved
matters stage.  Despite this, it is clear from the nature of the application proposal, the
existing building on site and the indicative layout provided that large scale industrial
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buildings will form the basis of the development.  The site falls within an existing
employment area, where there are a range of industrial and business units of varying
scales, massing and design.  The topography of the site and surrounding area will result
in the application site being on a higher level than the adjoining industrial area, however
given the existing industrial nature of the site it is evident that it will relate well to, and sit
comfortably alongside, the industrial/business environment. 

The proposal complies with Core Strategy policy CG3.

Impact on the Adjacent Uses and Residential Amenity
Core Strategy policy CG4 seeks to ensure that development is compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security,
and does not generate unacceptable nuisance, odours, fumes, noise or light pollution.

The current status of the site and the surrounding landuses is industrial in nature,
however in conjunction with this application a residential development scheme is being
considered by the Local Authority for the northern section of the site (90181/13).  The
plans indicate that a landscape buffer will run along the northern boundary of the site
between the residential and employment schemes.  This will ensure that the industrial
development is visually screened from future residential properties.  A condition will also
be implemented to ensure that there is a minimum distance of 21 metres between the
rear of residential properties and the industrial units to protect future residential amenity
and privacy. 

The proposal is considered to comply with Core Strategy policy CG4.

Impact on the Natural Environment
Section 10 of the NPPF recognises the important role of planning in helping shape places
to secure radical reductions in greenhouse gas emissions, minimising vulnerability and
providing resilience to the impacts of climate change and supporting the delivery of
renewable low carbon and associated infrastrucutre. Local planning authorities should
adopt proactive strategies to mitigate and adapt to climate change, taking full account of
flood risk, water supply and demand considerations.  Section 11 of the NPPF seeks to
ensure that the planning system contributes to and enhances the natural and local
environment.

Core Strategy policy CG1 seeks to safeguard and enhance biodiversity in the borough by
protecting sites of urban biodiversity and improving the quality and interconnectivity of
wildlife corridors and habitats.  The risk of flooding in Bolton and other areas downstream
should also be reduced by minimising surface water run-off from new development. 

A flood risk assessment has been provided with the application submission and a
commitment has been made by the applicant to install a Sustainable Urban Drainage
System (SUDS) at the site.  Further information is required by the Environment Agency
with regard to the rate of surface water run off and flood risk, however this will be
secured via condition to be submitted with the reserved matters application.

The submitted ecological study identifies that the site has limited possiblilities for roosting
bats, although there are areas of habitat for potential nesting birds.  It is therefore
recommended that adequate provision is made in the future development to compensate
for any loss of nesting opportunities and the landscape plan should incorporate areas of
native tree and shrub planting.
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Conclusion
The application site is within an existing eomployment area and is a designated protected
employment site in the UDP and the submitted Allocations Plan.  Modifications to the
submitted Allocations Plan propose the mixed use allocation of the site in order to release
the northern section of the site (subject of an application for residential development) for
residential use.  The proposed retention and development of the application site for
employment/industrial use is therefore acceptable in policy terms and the development of
the site is strongly supported.  The proposal is considered to comply with policy and is
therefore recommended for approval.
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Representation and Consultation Annex

Representations
Letters:- none received.

Consultations
Advice was sought from the following consultees: Highway Engineers, Pollution Control,
Greater Manchester Ecology Unit, Greater Manchester Police, Environment Agency, Public
Rights of Way Officers, Greenspace, United Utilities.

Planning History
None relevant/recent

Recommendation: Delegate the decision to the Director

Recommended Conditions and/or Reasons

1. Application for the approval of ‘Reserved Matters’ must be made not later than the expiration of three
years beginning with the date of this permission and the development must be begun not later than
whichever is the later of the following dates:

i) The expiration of five years from the date of this permission, or
ii) The expiration of two years from the final approval of the Reserved Matters, or, in the case of
approval on different dates, the final approval of the last such matter to be approved.

Reason

Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.

2. Details of the access, appearance, landscaping, layout, and scale, (hereinafter called "the reserved
matters") shall be submitted to, and approved in writing by, the Local Planning Authority before any
development begins and the development shall be carried out as approved.

Reason

To application is for outline planning permission and these matters were reserved by the applicant for
subsequent approval.

3. The reserved matters application shall include detailed plans showing the vehicular access
arrangements from Britannia Way.

Reason

In the interests of highway safety.

4. The reserved matters application shall include the following details:
1. Provision of biodiversity enhancements such as bat and bird boxes.
2. A sustainability statement, which addresses the requirements of Core Strategy policy CG2.2.
3. Details of the Sustainable Urban Drainage System.
4. Levels details, showing existing and proposed levels within the site and on adjoining land,

including spot heights, cross sections and finished floor levels.

The information shall be submitted to, and approved in writing, by the Local Planning Authority
before any development begins and the development shall be carried out in accordance with the
approved details.

Reason
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To ensure that the site meets with sustainability and biodiversity criteria.

5. No development approved by this planning permission shall be commenced until a scheme for the
50% reduction in surface water discharge from existing levels has been submitted to and approved in
writing by the local planning authority.

Reason

To prvent and/or reduce the risk of flooding.

6. Development shall not commence until a scheme for the eradication of Himalayan Balsam has been
submitted to, and approved in writing by, the Local Planning Authority.  This shall include a timetable
for its implementation.  The scheme shall be carried out as approved.  Should there be a delay of
more than one year between the approval of the scheme and its implementation or the
commencement of development then a new site survey and, if necessary, further remedial measures
shall be submitted for the further approval of the Local Planning Authority. 

Reason

To ensure the safe development of the site and eradication of an invasive species.

7. A minimum distance of 21 metres must be achieved between the industrial/employment buildings
hereby approved and the rear of the residential properties forming the residential scheme (91081/13)
to the north of the application site.

Reason

To safeguard residential amenity.
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Date of Meeting:  31/07/2014

Application Reference: 91081/13

Type of Application: Full Planning Application
Registration Date: 29/11/2013
Decision Due By: 27/02/2014
Responsible
Officer:

Jodie Turton 

Location: LAND SOUTH OF CROMPTON WAY, BOLTON.

Proposal: DEMOLITION OF EXISTING BUILDINGS; ERECTION OF 308 NO.
DETACHED, SEMI-DETACHED AND MEWS STYLE DWELLINGS,
TOGETHER WITH SITE PROFILING, HARD AND SOFT
LANDSCAPE AND ASSOCIATED WORKS.

Ward: Crompton

Applicant: Bellway Homes Ltd, Taylor Wimpey Manchester and B&E Boys Ltd c/o agent
Agent : Turley Associates

Officers Report

Recommendation: Delegate the decision to the Director

Background
The application was deferred by Members at the 3rd July committee meeting in order for
Members to undertake a site visit.

In the meantime further information has been provided by the applicant regarding the
S.106 planning obligations and the highway through the site, as well as other outstanding
issues covered below.

S.106 Planning Obligation
The applicant has confirmed that they are willing to support the District Valuers
assessment of viability, which confirms planning obligations of £2.1 million (taking into
consideration off-site highway contributions and the provision of on-site open space).
However, this is dependent on the Council removing the S.106 obligation on the
associated employment site to carry out the access infrastructure improvement works
(91080/13).  The reasoning behind this is that the level of planning obligation sought as
set out by the District Valuer has implications for the landowner, in that it would result in
a lack of immediate funds being made available to develop the employment site,
effectively eliminating any surplus funds to undertake the highway works in a prompt
manner.  It is important to note, that this does not however remove the commitment of
the landowner to develop the employment site in the medium term, it simply reflects the
impact of the increased S.106 monies on the immediate funds available to the applicant
to undertake the works.

It is therefore proposed to Members that the applicant's commitment to carry out the
access infrastructure works to the employment site is removed from the S.106
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agreement.  If however Members consider these infrastructure works an essential
element of the proposed scheme, the landowner has suggested the following alternative:

Reduction of the S.106 planning obligation by £450,000, which would be added back to
the sale price received by the applicant.  This would allow for the delivery of the access
infrastructure works to be included in the S.106 Agreement and to be delivered within 18
months of the grant of planning permission.  The £450,000 would then be paid to the
Council via a deferred stage payment, upon completion of employment floorspace.

Highway Link Road
During the application process initial discussions regarding a link road through the
development were for a major distributor road, however it became evident that this was
not feasible and further discussions with Officers then indicated that a highway link need
not be of such a scale and, instead, suggested that a ‘normal’ road (to be of adoptable
standard) simply permeating through the site from north to south would be suitable; this
would allow traffic generated from the development to travel north and south.  Following
this, the applicant amended the scheme accordingly and Members will note the residential
scheme includes the provision of a link road of adoptable standard from Crompton Way
through to the southern boundary of the residential application.  Beyond this, it is within
the site of the employment application where the technical and legal difficulties arise.

However  it  can  be  confirmed  that  B&E  Boys  are  willing  to  work  with  the  Council
 to  deliver  an  access network through its  employment  development  which would
ultimately provide an additional access link to its  southern  boundary.   It  is  envisaged
that  this  will  be  to  adoptable  standard  similar  to  that  which  has been agreed for
the residential element. This would then leave the Council to pursue the acquisition of
land from the 3rd party to facilitate a connection to Britannia Way.

Highway Works: S.278 or S.106
The applicant has agreed to the required off site highway works being carried out via a
S.278 agreement, which is the Council's preferred route for delivery.  However, the
applicant is concerned about the potential costs of the highway works increasing when
the schemes move into the detailed design stage.  Through a S.278 agreement route,
there would no control or overall cap of costs.  Given the delicate viability position of the
development, any further requests for additional funds would result in unforeseen
significant cost ramifications.  As a potential solution, the applicant suggest that a
mechanism could be introduced within the S.106 to confirm that should the final costs of
any highway works being delivered via S.278 exceed the financial obligation agreed, there
will be a subsequent reduction in other S.106 contributions provided by the development.

This mechanism is considered acceptable by Officers and this route is recommended to
Members.

Children's Play Area
The applicant has confirmed that two significant areas of public open space are proposed,
the area to the eastern side of the site will provide a more informal area of open space
and that to the west of the main access road will provide a trim-trail/recreational walk
arrangement set within dense woodland cover and which will incorporate children’s play
equipment.  Indicative proposals on how this specific area could be developed have been
provided with the planning application.  The applicant would be content with the
imposition of an additional planning condition to secure the agreement to these details
prior to occupation of development.
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Sustainable Construction
The applicant has provided further clarification about the sustainability measures being
undertaken to achieve Core Strategy policy CG2.  The applicant has confirmed during the
application process and secured via condition, the development will incorporate a
sustainable urban drainage scheme, which will reduce overall surface water run off by
50%.  Furthermore, taking the preferred approach to CO2 reduction by utilising the
“Fabric First” 2010 Construction Specification which incorporates low U-Values to the
floors/walls/roofs and windows, zero heat-loss through the party walls and attention to
reducing the heat loss through thermal bridging, the scheme will deliver a 25% CO2
reduction rather than the 10% CO2 reduction the policy advances.  This is a significant
improvement on the requirements of the policy and should be taken into consideration
when assessing the overall sustainability of the scheme. 

In respect of the Code for Sustainable Homes requirement the applicant has indicated
providing a Code Level 3 compliant scheme would increase build costs to circa £500,000.
The submitted viability assessment (which includes build costs to meet existing building
regulations not Code 3) demonstrates that the development cannot absorb all the
planning obligations sought as it stands.  As a result, it is considered that given the
compliance with the SUDS requirement and exceeding the CO2 requirement by 15% over
and above the policy requirement, these measures are considered to be acceptable and
placing any additional requirement on the development would seriously compromise the
viability of the scheme given the agreed S.106 amount.  Officers therefore recommend
that Members accept the sustainability measures proposed.

Conclusion
On the basis of the above information, the application is recommended for approval, with
an immediate recommendation of 'delegate to director' in order for the S.106 Agreement
to be completed.

Proposal
The application proposes a large residential development of 308 houses on an industrial
site to the south of Crompton Way.  A variety of house types are proposed, ranging from
smaller terrace properties, semi-detached properties and larger detached dwellings.  The
site will be accessed via Sandileigh Drive, off Crompton Way to the north.  Two areas of
public open space are proposed, a smaller area to the west of the main access road,
which will incorporate children's play equipment.  A larger area of open space will run
along the eastern boundary of the site, which is an area of undevelopable land due to the
line of electricity pylons which run along the length of this.

Car parking will be provided for each individual dwelling, with some properties
incorporating garages.

The residential development will form an extension to the recent residential development
to the north, also accessed from Sandileigh Drive.  Due to the number of dwellings being
accessed from Sandileigh Drive, the development will form a large cul-de-sac off
Crompton Way, a gated emergency access route will therefore be provided to the south
of the site, which can be used by emergency services.

A Section 106 Agreement is attached to the application.

Site Characteristics
This is a large industrial site, measuring approximately 9 hectares.  The site is dominated
by a large specialist foundry industrial building which has fallen into disrepair over recent
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years. 

The site until recently has been in operation, occupied by the manufacturer PMT, as well
as other smaller scale businesses occupying areas of the building and site.  PMT went into
administration in October 2013 and the building is now vacant. 

The site forms two thirds of an existing employment site, the southern section of the site
is to be retained for industrial use and is the subject of a separate application (91080/13).

To the north of the site is an existing residential development of 218 dwellings,
comprising a mixture of dwellings and apartments.  The east of the site is abutted by a
railway embankment and railway line beyond.  A line of electricity pylons runs along the
east of the site.  To the south is the remainder of the industrial site and beyond this The
Valley industrial area.  To the west, are treed areas, the land drops away and beyond this
are industrial units.

Policy
National Planning Policy Framework (2012): 4. Promoting sustainable transport; 6.
Delivering a wide choice of high quality homes; 7. Requiring good design; 8. Promoting
healthy communities; 11. Conserving the natural environment.

Core Strategy Policies: P5 Accessibility and Transport; S1 Safe Bolton; CG1 Cleaner and
Greener Bolton; CG2 Sustainable Design and Construction; CG3 The Built Environment;
CG4 Compatible Uses; SC1 Housing; RA1 Inner Bolton; IPC1 Infrastructure Contribution.

SPD Accessibility, Transport and Road Safety
PCPN2 Space Around Dwellings
PCPN10 Planning Out Crime

Submitted Allocations Plan

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 employment land provision
* impact on housing provision
* impact on the character and appearance of the area and designing out crime
* impact on the highway
* impact on residential amenity
* impact on the natural environment and public open space
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* impact on sustainable construction
* planning obligations

Impact on Employment Land Provision
Section 1 of the NPPF outlines the Governments commitment to securing economic
growth in order to create jobs and prosperity.  The Government is committed to ensuring
that the planning system does everything it can to support sustainable economic growth.
Despite this, the Government recognises that planning policies should avoid the long term
protection of sites allocated for employment use where there is no reasonable prospect of
a site being used for that purpose.  Land allocations should be regularly reviewed.  Where
there is no reasonable prospect of a site being used for the allocated employment use,
applications for alternative uses of land or buildings should be treated on their merits
having regard to market signals and the relative need for different land uses to support
sustainable local communities.

Core Strategy policy P1 seeks to safeguard existing employment sites where they are
compatible with residential amenity and contribute to the sustainability of communities in
which they are situated.  Where they are not compatible, mixed uses will be encouraged
to retain an element of employment.

The UDP proposals map identifies the application site as a designated protected
employment site.  The submitted Allocations Plan, which went before the Inspector in
April 2014, shows the site as an employment allocation, however the applicant has made
a representation to have the site allocated for residential use and the Council has
supported this.  The Inspector was therefore provided with information to alter the
allocation to a mixed use site, with the northern two thirds of the site to be allocated for
residential use and the southern third of the site to remain in employment allocation.
This alteration to the submitted Allocations Plan has been included as a Main Modification
(MM4), which:

 Adds the site at Crompton Way/Bolton Point site as a mixed use allocation and
removes it as protected employment land.

 adds Crompton Way/Bolton Point to the list of mixed use areas in Allocations Plan
policy P6AP

 Makes the appropriate changes on the policies map and other consequential
changes to the plan text.

These Main Modifications were published for consultation for a six week period starting
16th June and ending on 25th  July 2014. 

Policy P6AP of the submitted Allocation Plan makes provision for mixed use residential
and employment sites such as this one.  The policy requires proposals for sites within
mixed use areas to be brought forward in the context of achieving a balanced mix of
employment and housing uses over the whole area. This should achieve a comprehensive
and viable development, appropriate mitigation and ensure the timely provision of
infrastructure, services, open spaces and other facilities in a coordinated way.
Development in these areas will be guided by the following principles in order to ensure
they are economically, socially and environmentally suitable:

 Neighbouring uses should be compatible.
 Opportunities for employment should be maximised.
 Impact on the highway network must be acceptable.
 Development must be well served by public transport, and make effective

provision for cycling and walking.
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 Potential for sustainable energy sources must be maximised.
 Provision of open space will be required to meet the appropriate council standards

for residential development.

The supporting evidence provided by the applicant detailed the unsuitability of the
premises for employment use, the redundant nature of the existing industrial units given
the occupying company PMT Italia having recently gone into administration, and the lack
of demand for the type and size of industrial unit.

Although the submitted Allocations Plan has not been formally adopted it is a significant
material consideration in the consideration of the current application.  Furthermore, given
the housing need in the borough it is understood that the support from the site owner
(BE Boys Ltd) and from the Council via Planning Strategy in their representations to the
Inspector gives considerably more weight to the residential use of the site.

Impact on Housing Provision
Section 6 of the NPPF indicates the Government's commitment to significantly boost the
supply of housing.  Local Authorities should seek to ensure the delivery of a wide choice
of high quality homes, widen opportunities for home ownership and create sustainable,
inclusive and mixed communities.  Where there is identified need for affordable housing,
this should be provided on site.  Housing applications should be considered in the context
of a presumption in favour of sustainable development.

Core Strategy policy SC1 identifies that the borough requires a provision of 694 dwellings
per annum between 2008 and 2026.  At least 80% of housing development should be on
previously developed land, at a density of at least 30 dwellings per hectare.

It is clear from the local authorities position detailed in the section above that the
development of the site for residential use is acceptable in policy terms.  This is a
previously developed site, which abuts a recent residential development.  The site sits
comfortably between the Tonge Moor Road centre and Astley Bridge, providing local
services, whilst being within 2 miles of Bolton town centre.  There is a health centre
nearby on Crompton Way and a train station.  The site is therefore considered to be a
sustainable location. 

The delivery of 308 houses on this site will contribute to the local authority's requirement
to deliver a 5 year supply of housing and the development is therefore considered
important in policy terms.

Impact on the Character and Appearance of the Area and Designing Out Crime
Section 7 of the NPPF states that good design is a key aspect of sustainable development,
is indivisible from good planning, and should contribute positively to making places better
for people.  Developments should function well and contribute to the overall quality of the
area; establish a strong sense of place, using streetscapes and buildings to create
attractive and comfortable places to live; optimise the potential of the site to
accommodate development, create and sustain an appropriate mix of use (including
incorporation of green and other public space as part of the development.  Development
should respond to local character, create a safe and accessible environment where crime
and disorder, and fear of crime, not undermine quality of life or community cohesion; and
be visually attractive as a result of good architecture and appropriate landscaping.

Core Strategy policy CG3 seeks to ensure that development proposals contribute to good
urban design, conserve and enhance local distinctiveness and have regard to the overall
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built character and landscape quality of the area.  Furthermore, development should be
compatible with the surrounding area, in terms of scale, massing, grain, form,
architecture, street enclosure, local materials and landscape treatment.  Core Strategy
policy S1 seeks to ensure that development takes into account the need to reduce crime
and the fear of crime.  This is supported by guidance contained in PCPN10.

The application proposes 308 houses, providing a mix of two, three and four bedroom
properties, comprising of smaller terrace units and larger detached properties.  The layout
of the estate has been strongly influenced by the Manual for Streets approach, as well as
taking design influences from the modern residential scheme to the north of the site
(Sandileigh) and the more traditional schemes to the north and east.  The development
will share the same access from Crompton Way as the existing Sandileigh development,
which will be the only access into the site, essentially forming a large cul-de-sac.
Internally, the site will then be divided up into separate smaller cul-de-sacs.  The layout
aims to provide continuity of active street frontages and the enclosure of space by
development in order to define private and public areas.  Buildings have been arranged to
create active frontages and natural surveillance.  The aim of the layout is to create
distinct character areas, with buildings designed to form landmarks, gateways and focal
points, in order to provide visual interest across the development.

During the application process some problem areas have been identified with regard to
crime and ensuring that the design and layout of the development reduces vulnerability
for future residents.  The properties which back onto the southern boundary of the site
will abut a landscaped strip separating the neighbouring future employment site, a
condition has been included to ensure that boundary treatments are a minimum of 2.0
metres in height to ensure that the rear gardens are secure.  Furthermore, the
conditioned landscape scheme will be required to include species which will deter people
from using this area.  In addition, the development incorporates two areas of terraced
properties, in the south eastern and south western corners of the site.  In order to avoid
bin storage at the front of the properties pathways have been incorporated to provide
rear access to the gardens.  While it is acknowledged that bin storage to the front is not
ideal, well designed bin storage is considered to present a much more preferable option
to introducing paths to the rear gardens, which will undermine future security and safety
of residents.  The applicant has been unwilling to address this issue despite Greater
Manchester Police clearly advising against the use of these.  A condition has been added
to require the pathways to be gated with appropriate high level secure gates to alleviate
this issue.

A house type pack has been provided with the application submission, this details a large
range of designs and styles of houses.  The house designs use brick and render with slate
style roofs.  The designs follow the standard, modern housing estate design, with some
properties incorporating integral garages and others detached garages.  The housing
estate will be viewed largely in relation to the Bellway development to the north
(Sandileigh Drive) and the proposed development will be in keeping with the character of
this in terms of design and layout.

Overall, the development is considered to comply with policy in terms of design and
layout and thus complies with Core Strategy policy CG3.  The mitigation measures
required via condition will address the deficiencies in safety and security and therefore
the proposal is considered to, on balance, comply with Core Strategy policy S1.

Impact on the Highway
Section 4 of the NPPF seeks to promote sustainable transport.  Planning decisions should
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take into account the opportunities for sustainable transport modes, safe and suitable
access to the site for all people, and improvements within the transport network that cost
effectively limit the significant impacts of the development.  Developments should create
safe and secure layouts which minimise conflicts between traffic and cyclists or
pedestrians.

Core Strategy policy P5 states that the Council will ensure that developments take into
account accessibility by different types of transport, prioritising pedestrians, cyclists,
public transport users over other motorised vehicles and developments should be
designed to be accessible by public transport. Parking standards are contained in
Appendix 3, for residential developments the maximum parking standards are 2 spaces
per 2 to 3 bedroom dwelling and 3 spaces for 4 bedroom dwellings.

Link Road
During the pre-application and application process discussions were held, with Highways
Engineers and the applicant, about the Council's desire to have a new highway through
the site: a local distributor route, which would take pressure off the congested strategic
road network at Blackburn Road and Tonge Moor Road.  Highways noted that the existing
industrial access road which has already had a significant length adopted in terms of
Sandileigh Drive could form the distributor route. To the south of the site a short link
would be require to link into Britannia Way, although again the existing industrial access
road whilst not as direct would still offer the opportunity to deliver a route through the
site. The applicant did not take these comments on board and designed a cul-de-sac
arrangement with the site served solely off Sandileigh Drive. Highways continued to
pursue the provision to protect the line with support from the Executive Cabinet Member
which culminated in meetings with the applicant where agreement could not be reached.
Given the current site viability, the level of available evidence, and the timescales for
pursuing a protected line, there are clear risks to achieving the regeneration of the site in
a timely manner, and of being able to support a requirement for the distributor route
through the planning appeal process.  Highways has agreed not to pursue the provision
of a protected line through the site as part of the planning application, although they
remain concerned that this will result in the loss of one potential solution to ease
congestion on the heavily congested Blackburn Road and Tonge Moor Road corridors. Not
only will this development put more pressure on over capacity junctions but will have the
potential to limit any future development in the area with no realistic alternative
opportunities to tackle local congestion on the strategic network north of the town centre.

Transport Assessment
Highways commissioned Transport for Greater Manchester (TfGM) to review the transport
assessment submitted as part of the planning application. TfGM agreed with the traffic
flow and distribution data included in the transport assessment, although expressed
concern with the emphasis placed on the trip generation associated with the existing
lawful use of the site. TfGM considered that the site had not been generating significant
traffic for some time and that assessment of development impacts should be against
current flows with appropriate growth. TfGM provided evidence of the Transport for
London policy approach to off-setting of existing lawful use and that after a significant
period of the premises being partially or fully dormant the lawful use is deemed
redundant and a fresh planning application is required. The Beloit-Walmsley factory has
been winding down since 2001 and has had small scale use for many years. Highways
have argued that both the reduced use and unique nature of the operations in the
building should restrict the off-setting of the lawful use approach, as this would result in
an over-estimation of the existing impact and in turn an underestimation of the net
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impact of the proposed development.  Whilst the transport consultant agreed to remove
the off-setting associated with the B2 lawful use they continue to apply this approach to
the B1 and B8 elements resulting in a theoretical improvement to the highway network
without any off-site highway improvements.  Whilst agreement on the approach to the
transport assessment has not been reached, the applicant has proposed to contribute
£40,000 for MOVA at the Tonge Moor Road/Crompton Way Junction and a contribution of
£14,000 towards a scheme at the Blackburn Road/Crompton Way junction. In addition,
the applicant has agreed to pay £16,000 for a traffic calming scheme on Sandileigh Drive.

Internal Layout
Highways have expressed concerns about the restricted alignment of the S-bend at the
entrance to the site in terms of the potential for on street parking and the difficulty for
refuse vehicles to access the site. The transport consultant explained that this was at the
applicant's request as a form of traffic calming. The radii are 15 metre centre line and are
therefore in accordance with the Council’s guidelines. The number of drives accessing the
road at this location may also reduce the potential for on street parking, although
Highways is concerned that a future Traffic Regulation Order may be required if parking
and access becomes an issue and recommend it is a condition of approval.

The internal layout of the site has been strongly based around the Manual for Streets
guidance, which is considered a good practice guide to creating environments which are
not focused on the motor vehicle, but provide for pedestrians, cyclists and public
transport also.  Within the site some of the road widths do not meet the minimum
requirement set out in the Council’s Roads for Adoption criteria for shared surfaces,
despite this however discussions have led officers to understand the rationale for this and
consider the road layout to be of good design; this might prompt a review of the Council's
own guidelines.

One of the internal layout design features is the length of some of the cul-de-sacs.
Council policy states that a cul-de-sac can be no longer than 250 metres. Manual for
Streets does move away from numbers driven criteria and suggests that providing the
design has been agreed with the fire services then longer cul-de-sacs are acceptable. The
applicant has consulted the fire service and is proposing sprinkler systems where the
houses are beyond the 250 metre distance. The fire services have approved the layout of
the scheme.

The Council’s Roads for Adoption recommends a maximum of 5 dwellings can be served
off a private road. The applicant in certain instances is proposing up to 7 dwellings. The
applicant has demonstrated that the criteria can be achieved through extending the
adopted section of highway, however from a design perspective and supported by Manual
for Streets a more relaxed approach may result in a better design.

An emergency access will be provided for emergency service vehicles to the south west of
the site utilising the existing Walmsleys industrial access road. The applicant has
agreement with the land owner to use the access for this purpose.

Parking
On average a provision of 1.5 spaces per dwelling had been provided, however this does
not include garage spaces.  This parking provision is considered to be acceptable in policy
terms.  The applicant proposes to use parking courts in certain locations that are wide
enough to operate safely and provide sufficient space to turn a vehicle in.

Impact on Residential Amenity
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Core Strategy policy CG4 seeks to ensure that development is compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security,
and does not generate unacceptable nuisance, odours, fumes, noise or light pollution.
The guidance contained in PCPN2 seeks to ensure that adequate standards of privacy and
light, as well as garden sizes are achieved in new developments to ensure appropriate
levels of privacy and amenity are retained.

The application site is on a slightly lower level than the existing residential development
to the north, there is also an existing landscape buffer between the existing residential
site and the application site.  Furthermore, the orientation of existing and proposed
properties will ensure that there is no detrimental impact on privacy and residential
amenity and the interface distances meet policy requirements detailed in PCPN2.

In general, the majority of the residential estate proposed meets the interface distances
as detailed in PCPN2, however there are certain points where there is a shortfall.  The
applicant has provided a supporting document "Interface Analysis" where they have
provided justification for this and further details in the Design and Access Statement.  The
design rationale of the development is to provide a hierarchy of streets, focal points and
character areas, dual frontage houses have been utilised at junctions to provide natural
surveillance and active street frontages, however these inevitably results in a higher ratio
of principal elevations.  The design rationale for the site layout strongly adheres to the
Manual for Streets approach and given this is a nationally recognised guidance document,
the application of this to the current scheme is considered acceptable.

Due to the industrial nature of the application site there are potential contamination
issues.  In order to protect future residents from any impact from ground contamination
relevant studies have been submitted with the application submission in line with Core
Strategy policy CG4.  Pollution Control colleagues are satisfied with the information
submitted and have recommended relevant conditions which will be attached to the
planning permission to ensure the safe development of the site.

Impact on the Natural Environment and Public Open Space
Section 11 of the NPPF recognises the important role of the planning system in
contributing to and enhancing the natural and local environment.  It recognises the
importance of developing brownfield sites and mitigating against contamination.  Local
planning authorities should aim to conserve and enhance biodiversity.

Core Strategy policy CG1 seeks to safeguard and enhance biodiversity in the borough by
protecting sites of urban biodiversity including trees from adverse development, and
improving the quality and interconnectivity of wildlife corridors and habitats.

Given the industrial nature of the site there are very few trees and areas of natural
habitation on the site.  A small cluster of trees towards the western boundary of the site
is to be retained and incorporated into the public open space provision.  It is intended
that the retention of the trees will enhance the character and appearance of the
residential development, whilst providing interest to the public open space and
opportunities for wildlife.  Bat and ecology surveys have been submitted with the
application, although the site is not a rich wildlife area, there are opportunities for bird
and bat activity.  A condition is recommended in line with the recommendations of the
surveys for the development to incorporate appropriate bird nesting boxes and bat bricks
to maximise the potential for the site to attract wildlife in the future.

Two areas of public open space are proposed, one along the eastern boundary of the
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site, which due to the electricity pylons will have limitations on use.  The second area is
to be to the west of the site, close to the site entrance.  This area will accommodate play
equipment to be provided by the developer, the requirement and delivery of this will be
built into the S.106 Agreement.  The delivery and long term maintenance of the open
space and play equipment is to be managed by the developer and a condition has been
included to ensure this.

Impact on Sustainable Construction
Core Strategy policy CG2 seeks to ensure that development proposals contribute to the
delivery of sustainable development. 

Core Strategy policy CG2(2a) requires residential properties to achieve Level 3 Code for
Sustainable Homes.  No information has been provided with regard to this, therefore a
condition has been implemented to ensure that the applicant adheres to this requirement.

Core Strategy policy CG2(2b) requires developments to incorporate appropriate
decentralised, renewable or low carbon energy sources to reduce the CO2 emissions of
predicted regulated and unregulated energy use by at least 10%.  It acknowledges that
the most appropriate technology for the site and surrounding area should be used.  The
applicant has raised concerns about the inclusion of renewable energy technologies on a
housing site as they represent a long-term maintenance liability for future residents and
in previous schemes have been found to be unmaintained in the longer term and
therefore not providing the required environmental benefits.  This is not therefore the
preferred solution for achieving a reduction in carbon emissions on residential
developments.  Instead, an alternative approach to achieve the same objective of
reducing carbon emissions through the building fabric is suggested.  This has the
advantage of achieving a carbon reduction over the lifetime of the development without
the associated liabilities associated with renewable energy technologies.

The applicant has provided information on the inclusion of a Sustainable Urban Drainage
System (SUDS) and a commitment to reduce surface water run off by 50% in line with
the requirements of policy CG2(2c).

Planning Obligations
Core Strategy policy IPC1 states that the council will seek to ensure that developers make
reasonable provision or contribution towards the cost of appropriate physical, social and
green infrastructure required by the proposed development and/or mitigate the impact of
that development. 

The calculated commuted sums in line with council policy have been calculated as follows:

Affordable Housing £3,242,991
Public Open Space £291,000
Health £68,992
Education £341,643
Public Art £190,918
Highways £90,000 (including £20k contingency)
TOTAL £4,225,544

Due to the abnormal and development costs of this former industrial site, the applicant
has provided a viability assessment with the application which states that the
development will not stand the amount of planning obligations required by council policy.
The amount put forward by the applicant is £1.29 million.  The viability report has been
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assessed independently by the District Valuers and they have verified that planning
obligations of the amount detailed above would render the development unviable,
however the development could stand planning obligations of £2,582,000.

The applicant will be providing on site public open space, which will include a children's
play area, which will be retained and maintained by the developer and will have no
council responsibility.  The applicant has costed the provision of public open space,
including play equipment at £383,000 and this will be taken off the planning obligation
amount accordingly.  In addition, the essential highway works are to be provided via a
S.278 Agreement, at a cost of £90,000.  Taking these amounts off the planning obligation
the remaining amount available for affordable housing, health, education and public art is
£2,109,000, and this will be divided proportionally as follows:

Affordable Housing £1,771,560
Health £42,180
Education £189,810
Public Art £105,450
TOTAL 2,109,000
Public Open Space £383,000
Highways £90,000
TOTAL 2,582,000

Council policy favours the delivery of affordable housing on site.  The figure detailed
above would translate to 24 affordable rent properties on site, or 21 affordable rent and 7
shared ownership units.

The S.106 amount put forward by the applicant at £1.29 million is significantly below the
District Valuers findings of £2.582 million.  At the time of writing the report, the applicant
has not formally commented on the findings of the District Valuer and comments will be
reported to Members on the Schedule of Supplementary Information. 

Conclusion
The application submission has been submitted in conjunction with the employment
proposal on the land to the south of the application site (91080/13).  Together the
applications form a mixed use development, bringing forward a residential scheme on the
northern section and an employment development to the south.  This mixed use scheme
complies with policy P6AP of the submitted Allocations Plan, which is a material
consideration in the assessment of this application.  The details of the application
submission in terms of design, layout, highways, sustainable construction and landscaping
are all addressed in detail in the main body of the report and considered to be acceptable
in policy terms.

The full planning obligation amount is not achievable for this development due to the
industrial nature of the site and the associated remediation and development costs.  The
applicant's viability assessment asserts that a figure of £1.29 million is available for
planning obligations, however the District Valuer has undertaken an independent
assessment of this and has concluded that £2.582 million should be available.  Members
therefore need to take into consideration in their decision whether they believe the
benefits of the proposed residential development of the site to outweigh the loss in S.106
monies.
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Representation and Consultation Annex

Representations
Letters:- one letter of comment has been submitted asking whether children's play
equipment will be included in the development.

Consultations
Advice was sought from the following consultees: Pollution Control, Highway Engineers,
Landscape, Drainage Team, Greenspace, Economic Strategy, Transport for Greater
Manchester, Environment Agency, GMEU, Greater Manchester Police, Peak and Northern
Footpaths, Public Rights of Way Officer, Strategic Housing, Education (Asset
Management), Corporate Property, District Valuer.

Planning History
Outline planning permission approved in 2003 for the erection of B1, B2 and B8 units
(66201/03)

Reserved matters approval in 2004 for details of design, appearance and landscaping for
industrial units (68576/04)

Recommendation: Delegate the decision to the Director

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 commencement of development, other than demolition and remediation, a scheme for the
phasing of the development shall be submitted to, and approved in writing by, the Local Planning
Authority.  The development shall be carried out in accordance with the approved scheme.

Reason
To facilitate the phased development.

3. Prior to the commencement of development of each phase (other than demolition and remediation)
samples of the materials to be used for the external walls, including details of the colour scheme for
external render, and roofs in that phase, shall be submitted to and approved in writing by the Local
Planning Authority.  The approved materials shall be implemented in full thereafter.

Reason

To ensure the development reflects local distinctiveness.

4. No development or stripping of soil shall be started until:

1. The trees and hedgerows within or overhanging the site which are to be retained have been
surrounded by fences of a type to be agreed in writing with the Local Planning Authority prior to such
works commencing.
2. The approved fencing shall remain in the agreed location (in accordance with BS 5837:2012) until
the development is completed or unless otherwise agreed in writing with the Local Planning Authority
and there shall be no work, including the storage of materials, or placing of site cabins, within the
fenced area(s).
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3. No development shall be started until a minimum of 14 days written notice has been given to the
Local Planning Authority confirming the approved protective fencing has been erected.

Reason

To protect the health and appearance of the tree(s).

5. The development hereby approved/permitted shall secure a minimum 10% reduction in energy use
through a ‘building fabric first’ approach (enhanced insulation or construction technologies) when
compared to the Target Emission Rate set by Part L1a of the Building Regulations 2006, as detailed in
the submitted Sustainability Statement.  A report confirming the achievement of specified design
fabric shall be submitted to, and approved in writing by, the local planning authority prior to the
commencement of development. The development shall be implemented in accordance with the
approved details.

Reason

In the interests of tackling climate change.

6. Other than demolition or remediation, no development shall take place until a scheme of landscape
management, including long-term design objectives, management responsibilities and maintenance
schedules for all landscaped areas (except privately owned domestic gardens), including the
maintenance of play equipment, has been submitted to and approved in writing by the local planning
authority.  The scheme shall be fully implemented as approved in accordance with the timing/phasing
arrangements embodied within the scheme or within any other period as may subsequently be
agreed, in writing, by the local planning authority.

Reason
To ensure the effective long term landscape management of the site.

7. Other than demolition and remediation development shall not commence until a scheme for the
eradication of  Himalayan Balsam and Giant Hogweed has been submitted to and approved in writing
by the Local Planning Authority.  This shall include a timetable for its implementation.  The scheme
shall be carried out as approved.  Should there be a delay of more than one year between the
approval of the scheme and its implementation or the commencement of development then a new
site survey and, if necessary, further remedial measures shall be submitted for the further approval of
the Local Planning Authority. 

Reason

To ensure the safe development of the site and eradication of an invasive species.

8. No development shall take place until details of a the sustainable drainage scheme consistent with
that described within the Flood Risk Assessment (Rev. 2.0 November 2013) have been submitted to,
and approved by, the Local Planning Authority.  The submitted information shall include details of the
implementation, maintenance and management of approved scheme and the 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
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.

9. Other than demolition no development shall commence until an investigation and risk assessment has
been completed in accordance with a scheme to assess the nature and extent of any contamination
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on the site.  The contents of the scheme shall be approved in writing by the Local Planning Authority.
 The investigation and risk assessment must be undertaken by competent persons in accordance with
Model Procedures for the Management of Land Contamination (CLR 11) and a written report of the
findings must be produced.  The written report shall be subject to the approval in writing of the Local
Planning Authority and shall include:
(i)  a survey of the extent, scale and nature of contamination;
(ii) an assessment of the potential risks to human health, property or the environment;
(iii)  an appraisal of remedial options and proposal for a preferred option.

Reason

To ensure the development is safe for use.

10. Prior to the commencement of development (other than the demolition and remediation of the site)
full details of the following highway works shall be submitted to and approved in writing by the Local
Planning Authority:

1. Installation of MOVA at Tonge Moor Road/Crompton Way Junction.
2. Installation of traffic calming scheme at Sandileigh Drive as indicated on the submitted plan

(Potential Highway Improvements to Sandileigh Drive to Facilitate Residential Development;
Plan/001; 07/04/2014).

3. Moving traffic order for 20mph zone from Sandileigh Drive into the development.

None of the development shall be brought into use unless and until all developer obligations as set
out in that scheme are fulfilled.

Reason

In the interests of highway safety.

11. Other than demolition and remediation, the development hereby permitted shall not be commenced
until such time as a scheme to limit the surface water run-off generated by the proposed
development to a rate of 570l/s has been submitted to, and approved in writing by, the local planning
authority. The scheme shall confirm existing and proposed receptors and retain excess volumes of
run-off on site up to the 1 in 100yr event including 30% increase for climate change.

Reason
To reduce the risk of flooding by ensuring the satisfactory storage of/ disposal of surface water from
the site.

12. Other than demolition and remediation works, no development shall take place until a scheme for:

1. The provision of bird nesting boxes;
2. The use of bat bricks in new buildings; and
3. Installation of artificial bat roost boxes in suitable locations on potential flight lines.

Shall be submitted to and approved in writing by the Local Planning Authority. The approved scheme
shall be implemented in full and retained thereafter.

Reason

To ensure appropriate wildlife provision/protection.

13. Prior to a phase of development being first occupied, or brought into use, details of the gates to the
pathways providing access to the rear of the terrace properties within that phase of development
shall be submitted to, and approved in writing by, the Local Planning Authority.  The approved
scheme shall be implemented in full within 21 days of the Local Authorities approval, unless
otherwise agreed in writing with the Local Planning Authority and retained thereafter.

Reason
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To ensure adequate safety and security is achieved.

14. Notwithstanding the submitted plans, the boundary treatment to the rear gardens of plots B91 to B99
and B70 to B89 (as shown on approved plan reference: Draft Planning Layout; BHWL219/01, revision
H; 02-05-14), shall be a minimum of 2.0 metres in height, details of which to be submitted to, and
approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in
full prior to first occupation of the plots listed and retained thereafter.

Reason

To ensure adequate standards of safety and security are achieved.

15. Trees and shrubs shall be planted on the site in accordance with a landscape scheme to be submitted
to, 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.

16. Prior to the occupation of the dwelling house(s) hereby permitted provision shall be made for the
parking or garaging of (a) motor vehicle(s) adjacent to each of the dwelling houses in the area
identified for that purpose on the approved plan. Those areas shall thereafter be retained at all times
for that purpose.  Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order amending or replacing that Order) other that (a)
garage(s), no extensions, porches, outbuildings, sheds, greenhouses, oil tanks shall be erected within
that area.

Reason

To ensure that adequate provision is made for vehicles to be left clear of the highway.

17. No dwelling shall be occupied until the access road(s), footway(s) and footpath(s) leading thereto
have been constructed and completed in accordance with the drawing ref: BHWL219/AHP; dated
02-04-14 .

Reason

In the interests of highway safety.

18. Prior to the commencement of development of any phase of development hereby approved, a
scheme detailing how parts of the site within that phase of development to be used by vehicles are to
be laid out, constructed, surfaced, drained and lit, shall be submitted to, and approved in writing by,
the Local Planning Authority. The approved scheme shall be implemented in full and thereafter made
available for the use of vehicles at all times the development is in use.

Reason

To encourage drivers to make use of the parking and circulation area(s) provided.

19. Prior to each phase of the development first being brought into use/occupied a plan showing the
position of the approved boundary treatments shall be submitted to, and approved in writing by, the
Local Planning Authority.  The screen fence(s)/wall(s) shall be erected fully in accordance with the
approved plans and the design details contained on the following drawing references and retained
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thereafter:

1. 1800mm High Piers with Low Level Wall and Timber Infill Panel; BH/WL/SD/FD049;
dated 14.05.13.

2. 900mm 2 no. post and 2 no. rail fence (100mm post); BH/WL/SD/FD003; dated July
2006.

3. 1.8m closed boarded fence; BH/WL/SD/FD001; dated July 2006.
4. External Screening Details - Fence 7, Revision A; 12.03.13.

Reason

To ensure adequate standards of privacy and amenity are obtained and the development reflects the
landscape and townscape character of the area.

20. The garage(s) hereby approved/permitted shall be made available at all times for the parking of
motor vehicles.

Reason

The loss of garage spaces would be likely to lead to an increase in on-street parking to the general
detriment of highway safety.

21. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking, re-enacting or modifying that Order) no extensions, outbuildings
(other than those expressly authorised by this permission) shall be constructed on the following plots
(as shown on approved plan Draft Planning Layout; BHWL219/01, revision H; dated 02-05-14): T114
to T124; T127 to T137; B65 to B68; B93 to B105; B116 to B125; T47 to T56; T44, T45; T23 to T42.

Reason

The plot size is limited and any extension would result in an unsatisfactory scheme.

22. The development hereby approved shall be carried out in accordance with the recommendations of
the submitted Ecological Assessment (Ascerta Consulting Ltd), in that:
 Vegetation clearance and demolition works shall be undertaken outside of the bird breeding

season.
 Native tree and shrub planting must be included in the landscape plan.
 External lighting shall be erected, directed and shielded so as to avoid overspill into nearby

vegetation and nearby residential properties.

Reason

To protect biodiversity.

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

1. Draft Planning Layout; BHWL219/01 Rev: H; dated 02-05-14.
2. Adopted Highways Plan; BHWL219/AHP; dated 02-04-14.
3. 1800mm High Piers with Low Level Wall and Timber Infill Panel; BH/WL/SD/FD049;

dated 14-05-13.
4. 900mm 2 no. post and 2 no. rail fence (100mm post); BH/WL/SD/FD003; dated July

2006.
5. 1.8m closed boarded fence; BH/WL/SD/FD001; dated July 2006.
6. External Screening Details - Fence 7, Revision A; dated 12-03-13.
7. Proposed Finished Floor Levels; 001 Revision P3;  dated March 2013.
8. Topographical Survey; 0992/Topo; dated 22-02-13.
9. Proposed Garage - Single Detached; BN/NW/SG/001, Revision A; dated 16-02-10.
10. Proposed Garage - Twin Detached; BN/NW/TG/001, Revision A; dated 16-02-10.
11. House Type Pack, November 2013.
12. Tree Pit Detail; LDS269-04; dated October 2013.
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Reason

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

23. The dwellings hereby approved shall achieve a Code Level 3, or points equivalent to 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). No dwelling shall be
occupied until a Final Code Certificate can be demonstrated for it certifying that Code Level 3, or
points equivalent to Code Level 3, can be achieved.

Reason

To reduce the impact on climate change and to improve the sustainability of the site.
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Date of Meeting:  31/07/2014

Application Reference: 91663/14

Type of Application: Full Planning Application
Registration Date: 14/03/2014
Decision Due By: 08/05/2014
Responsible
Officer:

Location: LAND AT MILNTHORPE ROAD, BOLTON

Proposal: CHANGE OF USE OF LAND TO TODDLER PLAY AREA.

Ward: Breightmet

Applicant: Bolton M B Council
Agent : Bolton M B Council

Officers Report

Recommendation: Approve subject to conditions

Proposal
Planning Permission is sought for the installation of an equipped toddler play area on
safer surface, complementing the nearby existing senior play area.

The play equipment will be made of steel rubber and high density polyurethane infill
panels. The tallest piece of equipment is the toddler swing at 1.8m high.

The proposed fencing to the toddler play facility will be mild steel fencing 1.2m high with
a proprietary self-closing gate.

The layout of the play area is positioned to retain prominent existing trees on site.
However, two trees will be lost as part of the proposed development.

Site Characteristics
The proposed site is located in an area of Public Open Space to the west of Milnthorpe
Road and south of Fairmount Avenue in Breightmet.

The Open Space has tarmacadam surfaced circulatory paths and tree planting in groups.
To the south east is an existing fenced senior play facility on the Open Space. The senior
play facility is accessed from the Garage Colony off Toronto Street.

Adopted highways and local housing surround the Public Open Space. There is a
community centre building to the north east of the site of Deepdale Road.

Policy
National Planning Policy Framework - promoting sustainable transport, requiring good
design, promoting healthy communities, conserving and enhancing the natural
environment.
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Core Strategy Policies CG3 The Built Environment, CG4 Compatible Uses, SO9 & S1 Crime
and Safety, P5 Accessibility and Road Safety, SC2 Community Provision, RA3 Breightmet

PCPN10 Planning Out Crime; PCPN23 Protection of Urban Open Space; PCPN29 Fencing.

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 character and amenity of the surrounding area
* impact on living conditions
* impact on the highway
*impact on local recreational provision

Impact on character and amenity of the surrounding area   
Section 39 of the Planning and Compulsory Purchase Act 2004 places a general duty on
Local Planning Authorities that in the exercise of their powers they have regard to the
desirability of achieving good design.
The National Planning Policy Framework recognises the role of the planning system in
creating a high quality built environment and notes that well-designed buildings and
places can improve the lives of people and communities.

Policy SO11 of Bolton's Core Strategy is a strategic policy and seeks to conserve and
enhance the best of Bolton’s built heritage and landscapes, and improve the quality of
open spaces and the design of new buildings. Core Strategy Policy CG3 seeks to ensure
that development proposals display innovative, sustainable design that contributes to
good urban design, respects and enhances local distinctiveness, and has regard to the
overall built character and landscape quality of the area. Proposals should also be
compatible with the surrounding area, in terms of scale, massing, grain, form,
architecture, street enclosure, local materials and landscape treatment including hard and
soft landscaping and boundary treatment. Historical associations should be retained
where possible.

The operational development here is limited to the surfacing works, provision of
equipment and boundary treatment. The development is not of such a scale that it would
be visually inappropriate within this generally developed area.

The site is not isolated and benefits from good natural surveillance and this is considered
to minimize the possibility of crime.

48



The facility has been designed with accessibility standards in mind.

The layout of the play area is positioned to retain prominent existing trees on site,
however two trees will be lost as part of the proposed development. A tree survey has
been undertaken and submitted in support of the application. The tree survey has
identified that the two trees to be removed are of poor quality. Two replacement trees
are to be planted nearby within the Open Space. The replacement trees have been sited
to screen the play area from the properties opposite the play area on Milnthorpe Road.

It is considered that the proposed installation of children's play equipment on the site will
not have a negative impact on the character of the surrounding residential area, in terms
of design and scale and it is considered to comply with Core Strategy policies.

Impact on Living Conditions
The National Planning Policy Framework contains 12 core land-use planning principles
that should underpin both plan-making and decision-taking. Two of these principles are
that planning should always seek to secure a good standard of amenity for all existing
and future occupants of land and buildings and reduce pollution.

Policy CG4 of Bolton's Core Strategy seeks to ensure that new development is compatible
with surrounding land uses; protects amenity, privacy, safety and security; does not
cause unacceptable nuisance or pollution; and takes potential historic ground
contamination into account.

The use is considered appropriate for this area, given its very small scale, likely use by
toddlers and the distance to neighbouring properties. In addition, there is an existing
senior play facility located on the Open Space. The proposed use is therefore not
considered to be likely to give rise to land use conflicts over and above the existing lawful
use. The proposal is considered to comply with Policy CG4 of Bolton's Core Strategy

There are residential properties surrounding the site, all of which have been consulted.
However, this is not unusual in the location of play facilities, indeed such facilities should
be located where they benefit from natural surveillance. Isolated locations should be
discouraged.

Impact on Highway
Policy S1 of the Bolton Core Strategy promotes road safety in the design of new
development.

There are no highway objections to the proposed play area. The proposed play area
would be safely located some distance away from the carriageway and children would be
contained by the fencing and self-closing gate. The footway on Milnthorpe Road is
separated from the carriageway by a grass verge, resulting in a relatively safe route to
the play area for pedestrians.

Impact on Recreational Provision
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 take account of and support local strategies to improve health, social and
cultural wellbeing for all, and deliver sufficient community and cultural facilities and
services to meet local needs.

Policy SO1 of Bolton's Core Strategy is a strategic objective and seeks to, amongst other
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things, maximise access to health facilities, sporting and recreation facilities, especially for
those living in the most deprived areas, and to increase opportunities for walking and
cycling.

Bolton's Core Strategy states that green infrastructure in the urban area is important for
biodiversity and recreation, and provides a vital element in the visual environment. Policy
CG1 states that the Council will safeguard and enhance parks, gardens, allotments, civic
spaces, cemeteries and playing fields and improve the quality and multi-functional
benefits of these assets.

The proposed play equipment will encourage children to participate in an early active
lifestyle which is a key strategic goal for the Council, as well as giving young people the
chance to enjoy themselves in a safe and healthy environment. The proposal will provide
a quality recreational facility for toddler play with quality equipment provision.

The proposal is therefore in accordance with the policies set out within the NPPF and Core
Strategy Policies SO1 and CG1.

Conclusion
In weighing the proposal against Policy CG4 which seeks to reduce the impacts of
development on existing dwellings and Policies SO1 and CG1 which seeks to improve
recreational provision, it is considered that any policy conflict here should be resolved in
favour of the provision of recreational facilities for families in this neighbourhood.

The proposed installation of children's play equipment, and the associated erection of
fencing and laying out of a footpaths etc, are not considered to be detrimental to the
character or amenity of the surrounding area.

The proposal complies with policies and Members are therefore recommended to approve
this application subject to conditions.

Representation and Consultation Annex

Representations
Letters:-

1 letter of objection has been received from 1 Deepdale Road

Objection:

 Concerns regarding the location of the toddler play area next to a ‘T’ junction.

Response:

 There are no highway objections to the proposed play area. This would be
safely located some distance away from the carriageway and children would
be contained by the fencing and self-closing gate. The footway on Milnthorpe
Road is separated from the carriageway by a grass verge, resulting in a
relatively safe route to the play area for pedestrians. As a play area for
toddlers, children would travel to the play area under the supervision of
parents or carers.

Petitions: - None
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Town Council: - N/A

Elected Members: - N/A

Consultations
Advice was sought from the following consultees:

Corporate Property Services- No comment

Planning History
The site itself has no relevant planning history.

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. The development hereby permitted shall be carried out in accordance with the following approved
plan - Detailed Layout Plan 003

Reason

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

3. Phase II Report

Should the approved Phase I Report recommend that a Phase II Report is required, then prior to
commencement of any site investigation works, design of the Phase II 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 II Report shall then be submitted to,
and approved in writing by, the Local Planning Authority prior to commencement of development.
The Phase II 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 I Report recommend that a Phase II 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.

Options Appraisal

Should the Phase II 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.
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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:

i) Detailed remediation design, drawings and specification;
ii) Phasing and timescales of remediation;
iii) 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
iv) 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:

v) 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

vi) 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.
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LANDSCAPE DEVELOPMENT AND DESIGN
WELLINGTON HOUSE, WELLINGTON STREET, BOLTON. BL3 5DX

Tel. (01204) 333333
Director Malcolm J. Cox MBA, BSc, C.Eng, MICE

Scale Date Drawn/Checked by Drawing no.

This map is reproduced from Ordnance Survey on behalf of the Controller
of Her Majesty's Stationery Office © Crown copyright.  Unauthorised
reproduction infringes Crown Copyright and may lead to prosecution or
civil proceedings. 100019389. 2014

Proposed new toddler
play area 11.5 x 16m
showing play equipment
and indicative surfacing
design

2 new tree to replace tree Nos 1 & 2

Milnthorpe Road
Public Open Space

Proposed Toddler Play
Detail Layout Plan
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2 No Alnus incana (Grey Alder)
2X Selected Standard 10-12cm girth, 3-3.5m
height, bagged, min no of breaks 10,
tall staked and double tied.

tree Nos 1 & 2 marked in red to be
removed. 2 new trees to be planted
to north-east of proposed play area

tree Nos 3, 4, 5 & 6 marked in green
unaffected by proposed works.
Protect during construction period

Self closing gate - yellow

1.2m high bowtop
railings - orange
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INSTALLATION GENERALLY:

Set out and erect:
-  All fencing to be installed to abut hard surfacing.
- Post centres to be evenly spaced (maximum): 2150m. No make-up panels allowed.
-  To falls: Contractor to check all measurements and finished levels on site and install
posts and fencing to fit to gradient. Panels to be raked.
-  Alignment: Straight lines or smoothly flowing curves. Radius panels to be as per
layout drawing. Tops of posts to follow profile of the ground.
-  Setting posts: Rigid, plumb and to specified depth, or greater where necessary to
ensure firm and adequate support.
-  Fixings: All components securely fixed. Panels to be bolted to post with snap off
anti-vandal bolts.  Bolts to be painted in to match fencing
-  Gates: MGC+ 'Monohinge' self-closing vehicle gate Ref 48DRML1200 1.2m double
2522mm opening, and pedestrian gate Ref 48R1200 2 1.2m RH 1271mm opening, both
in powder coat finish standard colour yellow.
-  Finished construction to be smooth to touch and free from projections, deposits
residues and burrs

MILD STEEL BOW TOP RAKED FENCING SPECIFICATIONS:

Standard: To BS 1722-9.
Height:  1200mm, Verticals:  16mm Ø solid mild steel round bar.
Raked Horizontal rails: 10 x 50mm mild steel hot rolled rails. Bottom rail to be set
75mm above finished ground levels. Rails to be set to true line and levels.
Support stay of 16mm Ø solid mild steel round bar to be fixed to bottom rail of
fence panels in line with a central vertical.

Posts:  50 x 50mm square hollow section mild steel. breath holes to be in the
side(s) of the posts and not to be on the front/back of the post on installation.  Post
to be 1200mm height above ground. Fixing to be fishtailed or with baseplate
fit-for-purpose & to manufacturers details, fixed firmly in concrete mix as posts.

Treatment:  Hot dipped galvanized and polyester powder coated in RAL 2010
Signal Orange. No make-up panels allowed.
Method of setting posts/ stays/ legs: As details.  Conformity: Submit manufacturer's
and installer's certificates, to BS 1722-9.

MILD STEEL BOWTOP RAKED FENCE Elevation 1:20

LANDSCAPE DEVELOPMENT AND DESIGN
WELLINGTON HOUSE, WELLINGTON STREET, BOLTON. BL3 5DX

Tel. (01204) 333333
Director Malcolm J. Cox MBA, BSc, C.Eng, MICE

Scale Date Drawn/Checked by Drawing no.

1:20    Mar2014        SM           005
@A4

Hulton Lane Playing Fields
Edge Hill Road

Proposed Play Area
Fencing Detail

Monohinge self-closing gate by MGC+

0 0.2 0.4 0.6 0.8 1.0 2.0metres @ 1:20
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Date of Meeting:  31/07/2014

Application Reference: 91983/14

Type of Application: Full Planning Application
Registration Date: 08/05/2014
Decision Due By: 02/07/2014
Responsible
Officer:

Martin Mansell

Location: FORMER ELITE SECURITY, 125 MAYOR STREET, BOLTON, BL1
4SJ

Proposal: CHANGE OF USE FROM GYM AND OFFICES TO DAYCARE AND
RESPITE CENTRE INCLUDING ALTERATIONS TO DOORS AND
WINDOWS.

Ward: Halliwell

Applicant: Max Potential UK Ltd
Agent : Graham Lea Architecture

Officers Report

Recommendation: Approve subject to conditions

Proposal
Consent is sought to use this building as respite residential care for nine young people
with learning disabilities together with a daycare facility. External alterations would be
limited to the provision of a main entrance at the rear of the site. The existing entrance
from Mayor Street would be converted to an emergency exit with a push-bar system. The
existing 7 car parking spaces at the rear would be retained.

Site Characteristics
The site is an existing building with an industrial appearance, fronting Mayor Street. It is
unusual in that its first floor is accessed directly from Mayor Street and the ground floor is
accessed from Back Mayor Street. This is due to the difference in levels between the front
and rear which itself results from Mayor Street rising to be carried over the railway bridge
to the south.

It is understood that the building was last used as a gym and training facility for a
security firm.

The area is considered to be predominantly residential, particularly to the west along Spa
Road and directly adjacent at 127 Mayor Street, though other uses exist including a small
shop to the north and a furniture showroom and industrial premises opposite.

Approximately 10 years ago, a small housing development was constructed on Network
Rail land adjacent to the railway. This development is accessed from Spa Road via Back
Mayor Street and therefore shares its access with the application site.

Policy
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National Planning Policy Framework - promoting sustainable transport, delivering a wide
choice of high quality homes, requiring good design, promoting healthy communities

Core Strategy Objectives: SO9 Crime and Road Safety, SO14 Inclusive Housing, SO16
Community Cohesion and Access.

Core Strategy policies:- H1 Health Facilities, P5 Transport, S1 Crime and Road Safety,
CG3 Design and the Built Environment, CG4 Compatible Uses
SC1 Housing Targets, SC2 Cultural and Community Facilities and RA1 Inner Bolton.

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 area
* impact on nearby uses
* impact on the road network
* impact on health and community provision

Impact on the Character and Appearance of the Area
Section 39 of the Planning and Compulsory Purchase Act 2004 places a general duty on
Local Planning Authorities that in the exercise of their powers they have regard to the
desirability of achieving good design.

The National Planning Policy Framework recognises the role of the planning system in
creating a high quality built environment and notes that well-designed buildings and
places can improve the lives of people and communities. Pursuing sustainable
development involves seeking positive improvements in the quality of the built, natural
and historic environment, as well as in people’s quality of life, including replacing poor
design with better design. The 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 always seek to secure high quality design and a good standard of
amenity for all existing and future occupants of land and buildings.

Policy SO11 of Bolton's Core Strategy is a strategic policy and seeks to conserve and
enhance the best of Bolton’s built heritage and landscapes, and improve the quality of
open spaces and the design of new buildings. Core Strategy Policy CG3 seeks to ensure
that development proposals display innovative, sustainable design that contributes to
good urban design, respects and enhances local distinctiveness, and has regard to the
overall built character and landscape quality of the area. Proposals should also be
compatible with the surrounding area, in terms of scale, massing, grain, form,
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architecture, street enclosure, local materials and landscape treatment including hard and
soft landscaping and boundary treatment. Historical associations should be retained
where possible.

It is understood that the existing roller shutter on the Mayor Street elevation would be
removed to allow for an emergency entrance and this is considered to be of benefit.
Minor changes are also proposed to the rear elevation and whilst these are also
considered to be an improvement, their benefit is limited by the fact that this elevation is
mostly hidden.

No other changes are proposed and therefore the proposal will have a small but positive
impact in visual terms.

Impact on Nearby Uses
The National Planning Policy Framework contains 12 core land-use planning principles
that should underpin both plan-making and decision-taking. Two of these principles are
that planning should always seek to secure a good standard of amenity for all existing
and future occupants of land and buildings and reduce pollution.

Policy CG4 of Bolton's Core Strategy seeks to ensure that new development is compatible
with surrounding land uses;  protects amenity, privacy, safety and security; does not
cause unacceptable nuisance or pollution; and takes potential historic ground
contamination into account.

The use is considered appropriate for this area, given the generally residential context.
The proposed use is not considered to be likely to give rise to land use conflicts over and
above the existing lawful use as a gym and training facility. No. 127 Mayor, a terraced
house, shares a party wall with the property and as the bedrooms would be adjacent to
this property it is considered to be appropriate to require further details of sound
insulation measures to ensure that there is no conflict.

Subject to this condition, the proposal is considered to comply with Policy CG4 of Bolton's
Core Strategy

Impact on Road Network
Policy SO9 of Bolton's Core Strategy is a strategic objective and seeks to, amongst other
things, improve road safety. Policy P5 seeks to ensure that new development takes into
account accessibility, pedestrian prioritisation, public transport, servicing, parking and the
transport needs of people with disabilities. Policy S1 seeks to promote road safety.

The Council's Highway Engineers consider that the proposed change of use would be
likely to result in increased vehicular access problems involving vulnerable road users and
passengers at a location close to a traffic signal controlled junction and with limited
forward visibility over the brow of the adjacent bridge. There is no footway at the front of
the premises on Mayor Street and any parking or ambulance drop off / pick up would
obstruct pedestrian and wheelchair movement. Vehicular access to the rear car park is
gained via Back Mayor Street, which is a narrow back street. and the Council has received
complaints that this street is often obstructed by parked cars, preventing access to
Mellow Close.

Highway Engineers therefore recommended that the Applicant funds or otherwise
provides the following highway improvements:-
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 waiting restrictions (Traffic Regulation Order), a footway and loading bay on Mayor
Street

 waiting restrictions (Traffic Regulation Order) on Back Mayor Street
 measures to ensure that any outward opening door does not affect passing

pedestrians

Highway improvements to Mayor Street
These measures are considered to be excessive. The Applicant has explained that their
intention is for the rear access to be used rather than Mayor Street. They would be willing
to accept a condition that limited the use of this door to emergency exit only via a
push-bar. If the Mayor Street door is only be used in the case of emergencies, then the
proposed highway improvements would be unnecessary as access at this point would be
reduced in terms of frequency when compared with the existing situation.

Highway improvements to Back Mayor Street
It is noted that an objector (comments detailed below) has also referred to previous
problems of the access to their property being blocked and has suggested this solution.
However, Planning Officers do not accept that the proposed use would increase the
amount of vehicle movements or numbers over an above the existing situation as a gym
and training centre or indeed previous industrial or storage uses. The Applicant has
explained that they pick off and drop off daycare service users themselves. The existing
car park is considered to be adequate to cope with staff, visitors and "changeovers" for
respite care. The proposed highway improvements are not considered to be justified by
the impacts of the development proposed.

Emergency exit on Mayor Street
This element has been the subject of some discussion with the Applicant. Highway
Engineers would prefer the door to be bricked up as there would then be no reason for
people to park inappropriately at the brow of the hill or close to the Spa Road junction.
However, the Applicant has stated that this would not be in the interests of the vulnerable
people in her care in case of a medical or fire emergency. Planning Officers have accepted
this. An emergency exit only has been suggested, but as such doors need to open
outwards, this would project over the footway and passing pedestrians could be at risk of
being hit by the door on the rare occasions of its use. A recessed door has been
considered, but these can often be a focus for anti-social behaviour and would not
therefore not comply with the principles of Secured By Design or Core Strategy Policies
relating to crime reduction. Highway Engineers suggested barriers to prevent pedestrians
coming close to the door in case it opens.

Planning Officers take the view that re-hinging the door so that it opens outwards would
not represent development requiring planning permission and therefore its impacts should
not be taken into account.  A condition limiting the door to emergency access only is
considered to be appropriate and sufficient in this instance.

Subject to this condition, the proposal is considered to comply with Core Strategy Policies
SO9, P5 and S1.

Impact on Health and Community Provision
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 take account of and support local strategies to improve health, social and
cultural wellbeing for all, and deliver sufficient community and cultural facilities and
services to meet local needs.
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"Healthy" is one of the six themes of Bolton's Sustainable Community Strategy, the other
five being Achieving, Prosperous, Safe, Cleaner & Greener and Strong & Confident. Policy
SO1 of Bolton's Core Strategy is a strategic objective and seeks to, amongst other things,
maximise access to health facilities. Policy H1 states that the Council and its partners will
support the development of new health facilities in accessible town centre locations, and
in renewal areas. Policy SO14 of Bolton's Core Strategy is a strategic objective and seeks
to, amongst other things, provide housing that meets the needs of everybody.

As a daycare and respite care facility the proposal would make a positive contribution to
health and community provision in Bolton.

Conclusion
Subject to the conditions proposed, the proposal would make a positive contribution to
health and community provision in Bolton and insufficient harm has been found to
outweigh this. The application is recommended for approval.
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Representation and Consultation Annex

Representations
Letters:- three letters of objection have been received from occupants or owners of
nearby residential properties. The issues raised include:-

 parking around the streets is already a huge problem with non-residents parking and
blocking the entrance to Mellow Close and the rear of properties on Mayor Street

 the Council should put parking restrictions in place
 the refuse vehicle has difficulty accessing the back street due to the high volume of

cars parked up in the back street
 noise from the gym has been a problem and there are no details of the operating

times of the facility
 the walls of the terraced houses do not provide adequate sound insulation

Consultations
Advice was sought from the following consultees: Highway Engineers

Planning History
Consent was granted in 2006 for the continued use of the rear ground floor as a
gymnasium (74913/06)

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. Before the approved development commences, a scheme shall be submitted to and approved in
writing by the Local Planning Authority specifying the provision to be made to control noise
emanating from the site, specifically between the site and No. 127 Mayor Street. The approved
scheme shall be implemented in full prior to the development being brought into use or first
occupied, whichever is sooner and retained thereafter.  

Reason

To safeguard the living conditions of residents, particularly from the effects of noise.

3. The development shall not be brought into use unless and until details of the treatment to the Mayor
Street entrance have been submitted to and approved by the Local Planning Authority. These details
should include the permanent removal of the roller shutter, prevention of  access directly from Mayor
Street  including a push-bar exit system and measures to reduce the likelihood of the opening of the
door affecting passing pedestrians. The door shall be installed entirely in accordance with the
approved details and be used only in the case of medical or fire emergency.  Once implemented the
approved works should be retained thereafter.

Reason

To prevent harm to highway safety on Mayor Street.
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4. Prior to the commencement of the use hereby permitted provision shall be made for the parking of
motor vehicles at the rear of the site in the area identified for that purpose on the approved plan.
The area shall thereafter be retained at all times for that purpose.

Reason

To ensure that adequate provision is made for vehicles to be left clear of the highway.

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

Drawing No. GL52D/01 - Existing and proposed plans and elevations scanned to file
08/05/14.

Reason

For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting:  31/07/2014

Application Reference: 91992/14

Type of Application: Full Planning Application
Registration Date: 19/05/2014
Decision Due By: 13/07/2014
Responsible
Officer:

Helen Williams 

Location: EAGLEY INFANT SCHOOL, STONESTEADS DRIVE, BROMLEY
CROSS, BOLTON, BL7 9LN

Proposal: RETENTION OF CLIMBING FRAME AT THE REAR OF SCHOOL

Ward: Bromley Cross 

Applicant: Eagley Infant School
Agent :

Officers Report

Recommendation: Approve without condition

Proposal
Retrospective planning permission is sought for the retention of a wooden climbing
frame/play equipment at the south eastern corner of the school site. The climbing frame
comprises two wooden turrets with a swing bridge in between. The towers measure 3.04
metres to their ridge and the swing bridge is 0.78 metres above the ground.

The structure is sited on a newly formed soft surfaced area and is 3.04 metres away from
the boundary with the rear gardens of 124 and 126 Lord's Stile Lane. The school has
recently erected a wicker screen attached to the palisade fencing along this boundary,
intended to provide extra screening between the structure and the neighbouring
residents.

The school has stated that the structure was designed for their youngest pupils (under 6
years old), is only used during the day between 09:30 and 11:00 hours and 13:30 and
15:00 hours, and there is adult supervision at all times.

The application has been submitted following an enforcement complaint.

Site Characteristics
The wooden climbing frame structure is sited at the south eastern corner of the primary
school site, on a grassed area. The structure is 3.04 metres away from the school's
boundary with the rear gardens of 124 and 126 Lord's Stile Lane. The school has recently
erected a wicker screen in front of and attached to the school's existing palisade fencing
along this boundary.

The land to the south of the school building slopes down towards the houses on Lord's
Stile Lane.
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124 to 130 Lord's Stile Lane are dormer bungalows.

Policy
National Planning Policy Framework (NPPF)

Core Strategy Policy: CG3 The Built Environment; CG4 Compatible Uses; OA5 North
Bolton

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

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, and does not generate unacceptable nuisance, odours, fumes, noise
or light pollution.

The wooden play structure has already been erected, without the benefit of planning
permission. It requires planning permission as it is within 5 metres of a boundary of the
school.

The structure is 3.04 metres away from the school's boundary with the rear gardens of
124 and 126 Lord's Stile Lane. The part of the structure where children are able to stand
(the centre of the turrets and along the swing bridge) is 0.78 metres above ground level.
Due to the slope of the land where the structure is sited, the structure is at a slightly
higher ground level than the houses to the rear.

The school have erected wicker screening along the existing palisade fence between the
climbing frame and the rears of 124 and 126 Lord's Stile Lane. The height of the wicker
screening has been recently raised (last month) as the objecting residents had
complained that children were still able to look into their gardens with the wicker
screening at a lower height (as was erected when theis application was originally
submitted). It is considered that the wicker screening at its latest level restricts any
undue overlooking.

The objectors have also raised objection to the noise disturbance generated by the
presence of the structure near their properties. It is inevitable that there will be some
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noise generated from schools and by children playing outside during playtimes. It is not
considered that the noise generated from children playing on the play structure (during
limited times of the school day) would unduly harm the amenity of neighbouring
residents. Furthermore, by increasing the height of the screening along the boundary,
children are not able to overlook as much and therefore will not be encouraged to "shout
hello" at residents whilst they are in their gardens.

It is considered that the proposed retention of the wooden climbing frame would not
unduly harm the amenity of neighbouring residents, thereby complying with Policy CG4 of
the Core Strategy.

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 and will require development to be compatible with the surrounding area.
Policy OA5 refers specifically to developments in North Bolton and states that the Council
will conserve and enhance the character of the existing physical environment and will
require special attention to be given to the massing and materials used in new
development.

The play structure is constructed from wood to a relatively high quality. It is a lightweight
structure given that it is mostly open. It is not considered that the structure detracts from
the character and appearance of the area.

The improved screening also further screens the structure from neighbouring residents.

It is therefore considered that the proposal would comply with Policies CG3 and OA5 of
the Core Strategy.

Conclusion
For the reasons discussed above it is considered that the retention of the wooden
climbing frame/play structure would not unduly harm the amenity of neighbouring
residents and would not detract from the character and appearance of the area. Members
are therefore recommended to approve this application.
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Representation and Consultation Annex

Representations
Letters:- Two letters of objection have been received from 126 and 128 Lord's Stile
Lane. These letters raise the following concerns:

Γ The climbing frame is only a few feet from their back fence and garden and stands at
least 3 feet above their fence;

Γ Lack of privacy; children can look into the gardens from the climbing frame;
Γ The wicker fence the school have put up is not tall enough to prevent children looking

into the gardens;
Γ Increase in noise levels; children shout hello at the residents in their gardens;
Γ Puts residents off sitting out in their gardens;
Γ It should not have been put up so near properties without first consulting the

neighbours;
Γ The climbing frame should be repositioned further away from neighbouring

properties;
Γ Special consideration should be given to the neighbours' personal circumstances

(officer's comment: personal circumstances should not be taken into consideration
when assessing planning application; they are not a material planning consideration);

Γ The frame would put off potential buyers of their property (officer's comment: this is
not a material planning consideration).

Consultations
Advice was sought from the following consultees: None, due to the nature of the
application proposal.

Planning History
Extensions to the school building were approved under applications 90655/13, 68272/04
and 57015/00.

New palisade fencing was granted permission under applications 84086/10 and 58863/01.

5 metre high lamp stands to the rear playground were granted permission in May 2009
(81895/09).

A concrete panel garage was approved in January 2003 (63482/02).

Recommendation: Approve without condition

Recommended Conditions and/or Reasons
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Date of Meeting:  31/07/2014

Application Reference: 92046/14

Type of Application: Outline Planning Permission
Registration Date: 16/05/2014
Decision Due By: 10/07/2014
Responsible
Officer:

Jodie Turton 

Location: LAND AT MASON CLOUGH, WHITEGATE DRIVE, BOLTON, BL1
8SE

Proposal: OUTLINE APPLICATION FOR THE ERECTION OF THREE
DETACHED DWELLINGS (ACCESS, LAYOUT AND SCALE
DETAILS ONLY).

Ward: Astley Bridge

Applicant: Mrs Ruth Legg
Agent : Good & Tillotson

Officers Report

Recommendation: Approve subject to conditions

Proposal
This application has been submitted as planning permission 86261/11 (which is identical
to this application) expires on 18th August 2014.

As with application 86261/11, outline permission is again sought for the erection of three
detached dwellings (three or four bedrooms with an integral garage) on land at Mason
Clough, off Whitegate Drive. The dwellings are proposed at two storeys but due to the
levels of the site two of the dwellings would be "split-level" (two storeys at the front and
single storey at the rear).

Access is again proposed down an existing vehicular access off Whitegate Drive, which
serves the existing dwelling "Largenwald".

Site Characteristics
The application site comprises the land to the north of "Largenwald" (a detached dwelling
built in the 1990s) and the access driveway to Largenwald (Mason Clough). The
application site is open and has the appearance of a very large garden to Largenwald.
The site has a raised plateau area to the east and slopes steeply down to Barley Brook to
the west. There are a number of trees to the north and west of the application site,
surrounding the brook (this area is also a Green Corridor site).

Mason Clough is accessed from Whitegate Drive. The area neighbouring the site is
suburban in character.

It is understood that the application site was previously used as a garden nursery, with
related buildings and garages.
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Policy
National Planning Policy Framework (NPPF)

Core Strategy Policies: P5 Accessibility and Transport; S1.2 Road Safety; CG1.2 Urban
Biodiversity; CG1.5 Flooding; CG3 The Built Environment; CG4 Compatible Uses; SC1
Housing; OA5 North Bolton.

PCPN2 Space Around Dwellings
SPD Accessibility, Transport and Road 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:-

Γ principle of residential development
Γ impact on the character and appearance of the area
Γ impact on the amenity of neighbouring residents
Γ impact on the highway
Γ impact on biodiversity

Principle of Residential Development
The National Planning Policy Framework (NPPF) encourages the effective use of land by
reusing land that has been previously developed (brownfield land) and states that
housing applications should be considered in the context of the presumption in favour of
sustainable development.

Policy SC1.2 of the Core Strategy states that the Council will ensure that at least 80% of
housing development will be on previously developed land and Policy SC1.5 ensures that
new housing will have a density of at least 30 dwellings per hectare. Policy OA5.1 states
that the Council will concentrate sites for new housing within the existing urban areas.

Two previous outline planning applications for the erection of three dwellings on the site
have been approved (53923/98 and 86261/11), with approval 86261/11 still being extant
(until 18th August). The principle of developing the site for three houses has therefore
already been established and has been considered acceptable by the Planning
Inspectorate (53923/98).

The proposal will deliver a small but positive benefit in terms of housing provision within
the borough.
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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 OA5 of the Core Strategy relates
specifically to development in North Bolton and states that the Council will conserve and
enhance the character of the existing physical environment, and will require special
attention to be given to the massing and materials used in new development.

The layout and scale of the proposed three dwellings has previously been approved under
application 86261/11. No amendments are proposed.

Although the proposal represents "backland" development (in that the site will lack an
active frontage and good natural surveillance) the principle of development has been
previously accepted given that the site already contains a dwelling ("Largenwald") and
the development would function as a place in its own right.

Each dwelling would have adequate amenity space to their rears.

Details of the appearance of the dwellings and the landscape treatment of the site will
need to be applied for within a subsequent reserved matters application.

It is therefore considered that the proposed development would not detrimentally harm
the character and appearance of the area, compliant with Policies CG3 and OA5 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. PCPN2 Space Around Dwellings sets out the Council's minimum
interface standards between dwellings.

The existing houses to the east of the application site on Whitegate Drive have long rear
gardens. The proposed dwellings will be sited between 22 and 26 metres away from the
rears of the neighbouring properties on Whitegate Drive, exceeding the minimum
interface standards between dwellings set out in PCPN2.

Plot 1 will be sited approximately 14 metres from the side of Largenwald (14 metres from
the side conservatory). There are no main windows in this side elevation of Largenwald,
therefore the proposed interface distance exceeds the minimum requirement of 13.5
metres set out in PCPN2.

It is considered that the proposed development would not unduly harm the amenity of
any neighbouring resident, compliant with Policy CG4 of the Core Strategy.

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

In determining the appeal for application 53923/98, the Planning Inspector noted that the
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existing access track to Largenwald varied in width between 2.97 metres and 3.2 metres,
was bounded on both sides by tall wooden fences, and had no opportunities for widening
or passing places. The Inspector however considered that the proposed volume of vehicle
movements would likely be less than those of the previous garden nursery and found that
access by emergency service and refuse vehicles would be possible, though not ideal.

The Council's Highways Engineers comment that the current access track has a
substandard width for four dwellings but raise no objection given the previous use of the
site and the appeal history.

It is therefore considered that the proposed development would not jeopardise highway
safety, compliant with Policies P5 and S1.2 of the Core Strategy.

Impact on Biodiversity
Policy CG1.2 of the Core Strategy states that the Council will safeguard and enhance
biodiversity in the borough by protecting sites of urban biodiversity including trees,
woodland and hedgerows from adverse development, and improving the quality and
interconnectivity of wildlife corridors and habitats.

The Council's Wildlife Liaison Officer has confirmed that the wooded clough and stream
(Barley Brook) to the west of the site (part of the wider Green Corridor) are not
designated for wildlife interest. They however comment that any contamination from the
development could impact upon the Site of Biological Importance (SBI) downstream to
the south and the wider landscape, therefore officers recommend that a condition be
attached to any approval to ensure there is adequate protection to the wooded clough
and watercourse.

The Council's Tree Officer raise no objection.

It is therefore considered, subject to the condition recommended by the Wildlife Officer,
that the proposed development would safeguard biodiversity, compliant with Policy CG1.2
of the Core Strategy.

Conclusion
It is considered for the reasons discussed above that the principle of residential
development on the site has already been established, and that the proposal would not
harm the character and appearance of the area, the amenity of neighbouring residents,
highway safety or biodiversity. Members are therefore recommended to approve this
application.
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Representation and Consultation Annex

Representations
Letters:- One letter of objection has been received from a neighbouring resident of
Whitegate Drive, which raises the following concerns:

Γ Their privacy will be reduced;
Γ The access to the site is inadequate to serve three additional dwellings. It is

unsurfaced, approximately 11 feet wide and bounded on each side by neighbouring
properties. There is no provision for access to be widened or a pedestrian footpath;

Γ The access is dangerous and likely to lead to accidents, both to residents on the site
and in Whitegate Drive;

Γ The access is too narrow for two cars to pass each other; it is likely that eight cars,
visitors and service vehicles would need to use the access track;

Γ Delivery, refuse and emergency service vehicles will not be able to access the track.

Consultations
Advice was sought from the following consultees: Highways Engineers, Tree Officers,
Wildlife Liaison Officer, Drainage Officers, Pollution Control Officers, Landscape Officers
and Environment Agency.

Planning History
Outline permission was granted at Planning Committee in August 2011 for the erection of
three detached dwellings (access, layout and scale details only) (86261/11). This
permission is still extant but due to expire on 18th August 2014.

Planning application 62008/02 for the renewal of application 53923/98 was refused under
delegated powers in July 2002. The reasons given for refusal was that the site was
greenfield and as the development would harm the character and appearance of the
adjacent protected open land/green corridor and the landscape character of the area.

Outline planning application 53923/98 for erection of three dwellings was refused under
delegated powers in January 1999 but subsequently allowed at appeal in June 1999.

Application 53162/98 for the erection of three dwellings (means of access only) was
refused under delegated powers in November 1998, for reasons of increased traffic and
the impact of that on residential amenity.

Permission was granted in 1990 for the erection of the dwelling "Largenwald", 1 Mason
Clough (37173/90).

Recommendation: Approve subject to conditions

Recommended Conditions and/or Reasons

1. Application for the approval of ‘Reserved Matters’ must be made not later than the expiration of three
years beginning with the date of this permission and the development must be begun not later than
whichever is the later of the following dates:

i) The expiration of five years from the date of this permission, or
ii) The expiration of two years from  the final approval of the Reserved Matters, or, in the case of
approval on different dates, the final approval of the last such matter to be approved.

Reason
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Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.

2. Details of the appearance and landscaping (hereinafter called "the reserved matters") shall be
submitted to and approved in writing by the Local Planning Authority before any development begins
and the development shall be carried out as approved.

Reason

To application is for outline planning permission and these matters were reserved by the applicant for
subsequent approval.

3. Prior to the development being first brought into use surface water drainage works should be
implemented in full in accordance with details that have been submitted to and approved in writing
with 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 the National Planning Policy Framework, and the results of
the assessment provided to the Local Planning Authority. Where a sustainable drainage system 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 ensure the site provides satisfactory means of surface water drainage.

4. No demolition, development or stripping of soil shall be started until:

1. The trees within or overhanging the site which are to be retained/or are subject of a Tree
Preservation Order (TPO) have been surrounded by fences of a type to be agreed in writing with the
Local Planning Authority prior to such works commencing.
2. The approved fencing shall remain in the agreed location (in accordance with BS 5837:2012) until
the development is completed or unless otherwise agreed in writing with the Local Planning Authority
and there shall be no work, including the storage of materials, or placing of site cabins, within the
fenced area(s).
3. No development shall be started until a minimum of 14 days written notice has been given to the
Local Planning Authority confirming the approved protective fencing has been erected.

Reason

To protect the health and appearance of the trees.

5. The development hereby approved/permitted shall not be brought into use unless and until a visibility
splay as shown on the approved plan has been provided and subsequently maintained free of all
obstructions between the height of 0.6 metres and 2 metres (as measured above carriageway level).

Reason

To ensure traffic leaving the site has adequate visibility onto the highway.

6. No dwelling shall be occupied until the access road and footway leading thereto have been
constructed and completed in accordance with the drawing ref: 1132 02 Rev. A .

Reason
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In the interests of highway safety.

7. Prior to the development being first occupied or brought into use, details of the treatment to all
boundaries to the site shall be submitted to and approved in writing by the Local Planning Authority.
The approved scheme shall be implemented in full within 21 days of the Local Authorities approval,
unless otherwise agreed in writing with the Local Planning Authority and retained thereafter.

Reason

To ensure adequate standards of privacy and amenity are obtained and the development reflects the
landscape and townscape character of the area.

8. Should contamination or gas migration be found or suspected during construction and prior to
completion of the development hereby approved, the Local Planning Authority must be contacted
immediately and proposals for the investigation and remediation of the contamination or gas
migration must be submitted to the Local Planning Authority within seven days from the date that it
is found or suspected, and subsequently agreed in writing by the Local Planning Authority.

Reason

To ensure the development is safe for use.

9. The garages hereby approved/permitted shall be made available at all times for the parking of motor
vehicles.

Reason

The loss of garage spaces would be likely to lead to an increase in on-street parking to the general
detriment of highway safety.

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

1132 02 Rev. A; "Proposed Site Layout"; dated 16.05.11

Reason

For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting:  31/07/2014

Application Reference: 92211/14

Type of Application: Full Planning Application
Registration Date: 12/06/2014
Decision Due By: 10/09/2014
Responsible
Officer:

Alex Allen

Location: BELVOIR HOUSE, BELVOIR STREET, BOLTON, BL2 6BA

Proposal: CHANGE OF USE OF FORMER OFFICES TO 18 SELF
CONTAINED STUDIO APARTMENTS, INCLUDING EXTERNAL
WALKWAY, TOGETHER WITH COURTYARD PARKING, CYCLE
STORE AND WASTE BIN STORAGE DETAILS

Ward: Tonge with the Haulgh

Applicant: Mr Luhar
Agent : Links Architecture Ltd

Officers Report

Recommendation: Approve subject to conditions

Proposal
The application proposes the change of use of the existing printers workshop (B2 use) to
18 x 1 bedroomed self contained flats (9 units on each floor).  The courtyard within the
site would be used for the parking of 4 cars, a cycle store and bin storage area.  To
facilitate the change of use a number of alterations to the external appearance of the
property will take place, including:

 removal of the existing fire escape and its replacement with a painted/powdercoated
steel gallery (walkway and stairs) to enable direct access to the first floor units;

 provision of an additional doorway on the Longworth Street elevation;
 demolition of a small single storey extension located within the existing courtyard

area;
 creation of doorways within the internal courtyard elevation;
 addition of two bedroom windows located in the western elevation of the property

which would overlook St Chad's Church.

The application forms part of scheme which seeks to promote vacant residential and
commercial units being brought back into residential use for social housing.  Bolton at
Home have an agreement with the site owner for the 18 units to lease the units for a 10
year period.  Bolton at Home would provide Empty Home Grant funding via the Homes
and Communities Agency to facilitate the conversion of the building.  Units would be
available at 80% of market rent.

Site Characteristics
The application relates to a L shaped 2 storey building which was originally used as the St
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Chads Church Hall and was then changed into a printers workshop with ancillary offices
located at first floor level.  The property is located at the corner of Belvoir Street and
Longworth Street with the original Church Hall building being sited on Longworth Street
with later two storey additions to the property being located to the south.   The property
has vehicular access off Belvoir Street which provides access to a courtyard which
provides car parking and a servicing area for the property.

There is a broad range of uses within the immediate local area with the Open Gate
Caravan Park to the south of the site, another (vacant) industrial property on the opposite
side of Belvoir Street with traditional residential terraced  properties located on the north
side of Longworth Street.  St Chad's Church, a Grade II Listed Building and its curtilage
occupy the site to the west of the application site.

Policy
National Planning Policy Framework

Core Strategy SC1 Housing, P5 Accessibility, S1 Safe, CG3 The Built Environment, CG4
Compatible Uses, RA1 Inner Bolton.  Appendix 3: Parking Standards.

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 / change of use;
* impact on the character and appearance of the property/area;
* impact on surrounding land uses and occupiers;
* impact on highway safety.

Principle of residential development / change of use
Guidance contained within NPPF seeks to ensure that Council's should deliver a wide
choice of high quality homes providing sustainable, inclusive and mixed communities
identifying the size, type, tenure and range of housing which is required including the
provision of affordable housing.  In addition, Core Strategy policy SC1 seeks to ensure the
Council and its partners identify a range of housing sites to provide 694 dwellings per
annum with the majority of these dwellings being on previously developed land.

The application will assist in providing additional affordable residential units (18no in
total) which are located in a highly sustainable location within close proximity (100
metres) to the immediate local facilities provided in the modest retail centre in Tonge
/Tonge Fold (off Bury Road), with local green space/play provision also within 120 metres
of the application site.  The site is also well located in relation to existing public transport,
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i.e. bus services on Bury Road.

The proposal would provide additional residential units thus going some way to assisting
in meeting the Council's housing requirement.  In addition, the new residential
accommodation would be well located in relation to local facilities.  The proposal complies
with policy.

Impact on the character and appearance of the property
Core Strategy policies CG3 and RA1 seek to ensure new development proposals are
compatible with the area in which they are located and where possible enhance local
distinctiveness. 

The proposal would seek to provide minor amendments to the external appearance of the
existing property.  The most prominent elevation on Longworth Street would remain
unaltered apart from the introduction of a new door which would match the existing door
located within this elevation.

The main change would be the provision of the gallery staircase on the eastern elevation
of the building.  This replaces, in part, an existing fire escape and would be a relatively
modest addition.  The gallery walkway and staircase would be 1.1 metres in width and
approximately 24 metres in length (across two elevations).  The walkway would be
powder coated/painted in a colour to ensure it complements the overall character of the
building and results in a high quality finish.

The majority of the alterations would occur within the internal courtyard which faces
Belvoir Street.  This involves the removal of a small single storey extension, the removal
of the existing fire escape, the provision of a new gallery walkway and staircase with
small changes to the existing openings.  To a large extent the new structures will be
screened by the existing building on the Longworth Street elevation and also by the high
perimeter wall which exists on the Belvoir Street elevation.

Whilst the application property is located adjacent to an existing Grade II Listed Building
(St Chad's Church) and associated curtilage the physical form of the building would not
change apart from two new windows at first floor level in the elevation which overlooks
the Church.  It is considered that these changes are modest and would not impact on
either the character or appearance of the dwelling nor the setting of the Listed Building.

It is considered that the proposed change of use would ensure the long term active use
of the property.  Whilst there are changes to the external appearance of the property
these are considered to be relatively modest and in keeping with the character of the
current building and the wider area.  The proposal complies with policies CG3 and RA1.

Impact on surrounding land uses and occupiers
Core Strategy policy CG4 seeks to ensure new development is compatible with
surrounding land uses. 

The last known use of the property was as a printers workshop.  This is a B2 / industrial
use.  Given the proximity of existing residential properties on Longworth Street it is
considered that the re-use of the property for general industrial has the potential to result
in noise disturbance to existing/future residents.  It is considered that the residential
re-use of the property is compatible with the residential uses surrounding the site.

It is noted that there is an existing industrial unit located on the opposite corner of
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Longworth Street/Belvoir Street, which although currently vacant, has the potential to be
re-used for industrial purposes.  This has the potential to cause disturbance to future
residents of the application site and other existing residential properties. 

The Council's Pollution Control officers have recommended that the proposal provides
sound insulation  from externally generated noise.  This would be in the form of
acoustically dual glazed windows.

In addition, it is noted that the proposed development would provide minimal private
amenity space within the curtilage of the site.  It is considered that due to the location of
the site, within close proximity to public open space and that the overall character of the
area is one of dense development (pre war terraced stock) that on balance the proposed
level of amenity space is acceptable. 

It is considered that the proposal would result in an overall improvement to existing
residents by the removal of an existing building which could potentially be reused for
general industrial purposes.  Subject to a planning condition requiring attenuation against
externally generated noise it is considered that the proposal would comply with policy.

Impact on highway safety
Core Strategy policy P5 and S1 seek to ensure that new development proposals provide
sufficient car parking and vehicular/pedestrian access to ensure highway safety is
maintained.  Appendix 3 of the Core Strategy provides maximum standards for new
dwellings.  The maximum standard for 1 bedroom dwellings is one space per unit.

The proposal would make provision for 4 off road car parking spaces together with a
cycle store which has the potential to house 16 cycles.  A number of residents have raised
concerns over the lack of car parking for future residents.  It is considered that due to the
modest nature of the proposed dwellings that it is not envisaged that every occupant of
the flats would own a car.  When combined with the sustainable location of the building
in relation to local public transport provision and the incorporation of cycle parking
provision within the development, it is considered that the proposal strikes the correct
balance between providing sufficient car parking for users of the property and the use of
alternatives.

It is noted that the Council's Highways Engineers have no objections to the proposal.

It is considered that the proposal complies with policy.

Conclusion
The proposal would bring a vacant industrial building back into productive use, which is
more compatible with the adjoining land uses, without compromising the character and
appearance of the building or the wider area.  Subject to conditions regarding provision of
car parking and noise attenuation/acoustic double glazed windows it is considered that
the proposal complies with policy.

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

Representations
Letters:- two objection letters have been received from residents of Longworth Street.
The two letters raise concerns about the following:

 Lack of car parking for the proposed residents;
 Existing residents are reliant on street car parking;
 1 bedroom social housing units will be troublesome - not a material planning

consideration - generalisations cannot be made about the units and potential tenants,
the flats would be managed by Bolton at Home.

 Noise from construction work will keep people awake - e.g. people who work shifts
etc;

 The proposal is not suitable for the area;
 The proposed stairwell on the building will look an eyesore;
 The area/Longworth Street is a quiet area - this proposal will result in the area

becoming busier and noisier.

Petitions:- no petitions received.

Elected Members:- no comments received.

Consultations
Advice was sought from the following consultees: the Council's Highways Engineers,
Pollution Control officers and Flood Risk team.

Planning History
Permission was granted in August 1982 (Ref: 19346/82) for the change of use from St
Chads Church Hall to a printers workshop.

Permission was granted in February 1998 for the erection of a single storey extension at
the rear of the existing works to form a paper store (Ref: 51972/97).

A prior notification application for the change of use of the property from B1 office use to
18 self contained apartments was withdrawn by the applicant following clarification of the
existing/authorised use of the premises (Ref: 92055/14).

Outline planning permission (all matters reserved) was granted for the erection of 5
dwellings at the Open Gate Caravan Park which is located directly to the south of the
current application site (Ref: 90341/13).

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.
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2. Before the development hereby approved is first brought into use a scheme shall be submitted to and
approved in writing with the Local Planning Authority for any external lighting/floodlighting. The
lighting shall be designed to an illumination value of 5 lux at the nearest residential property. The
approved scheme shall be implemented in full before the development is first brought into use and
retained thereafter.

Reason

To safeguard the character and appearance of the locality and to prevent light pollution. 

3. The approved cycle parking shall be implemented in full before the development hereby approved is
first occupied or brought into use and retained thereafter.

Reason

To encourage cycle use and provide adequate facilities for cyclists.

4. Before the approved/permitted development is first brought into use no less than 4 car parking
spaces with minimum dimensions of 2.4 metres by 4.8 metres shall be marked out and provided
within the curtilage of the site, in accordance with Drawing Ref: 14024-10 Rev A. Such spaces shall
be made available for the parking of cars at all times the premises are in use.

Reason

To ensure that adequate provision is made for vehicles to be left clear of the highway

5. Before the development hereby approved is first brought into use, a colour scheme for the external
gallery walkway including staircase shall be submitted to and approved in writing by the Local
Planning Authority. Thereafter the approved colour scheme shall be implemented in full and retained
thereafter unless otherwise agreed with the Local Planning Authority.

Reason

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

6. The approved refuse and waste material scheme shall be implemented prior to first occupation of the
building and retained thereafter.

Reason

To ensure satisfactory provision is made for the storage of waste materials.

7. Before the first occupation of the dwellings hereby approved, the habitable room windows in the
north, south and east elevations shall be acoustically double glazed and ventilated in accordance with
the ‘good’ standard laid down in BS8233:1999 of LAeq/T living rooms 30dB and bedrooms 30 dB.

Reason

To minimise the impact of noise on residential amenity.

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

14024-10 - Rev A - Proposed Ground Floor Plans received 17/07/14;
14024-11 - Proposed First Floor Plans dated 06/05/14;
14024-12 - Rev A- Proposed Elevations Sht 1 x 2, received 17/07/14;
14024-13 - Proposed Elevations Sht 2 x 2, dated 12/05/14;

Approved cycle store detail - Drawing No. 14024-10 Rev A, 14024-12 - Rev A Proposed
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Elevations and Photograph - Sennen Cycle Store.

Reason

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

9. The external surfaces of the extension including doors and windows hereby permitted shall be of a
similar colour, texture and size of those of the existing building, and shall be retained thereafter.

Reason

To ensure the development visually reflects the existing building.
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Revisions: Rev A - 170714 - Ccyle Store / Refuse Area amended. Cross section added
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