Planning Applications Report
Planning Committee
22ND August 2019

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: CS
AP
NPPF
NPPG
PCPN
PPG
MPG
SPG
SPD
PPS
TPO
EA
SBI
SSSI
GMEU

The adopted Core Strategy 2011
The adopted Allocations Plan 2014
National Planning Policy Framework
National Planning Policy Guidance
A Bolton Council Planning Control Policy Note
Department of Communities and Local Government Planning Policy Guidance
Note
Department of Communities and Local Government Minerals Planning Guidance
Note
Bolton Council Supplementary Planning Guidance
Bolton Council Supplementary Planning Document
Department of Communities and Local Government Planning Policy Statement
Tree Preservation Order
Environment Agency
Site of Biological Importance
Site of Special Scientific Interest
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: 22/08/2019
Application Reference:

05378/19

Type of Application:
Registration Date:
Decision Due By:
Responsible
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Full Planning Application
25/01/2019
25/04/2019
Helen Williams

Location:

FORMER HORWICH LOCO WORKS SITE, ASPINALL WAY,
HORWICH, BOLTON, BL6 6DW

Proposal:

FULL APPLICATION FOR SITE PREPARATION AND
INFRASTRUCTURE WORKS COMPRISING THE RE-ROUTING AND
CONSTRUCTION OF THE PREVIOUSLY APPROVED ASPINALL
WAY ACCESS ROAD; CREATION OF OPEN SPACE ZONE A;
DEMOLITION OF EXISTING ON-SITE STRUCTURES AND
ASSOCIATED LAND REMODELLING, REMEDIATION,
LANDSCAPING, PEDESTRIAN/CYCLE CONNECTIONS,
ECOLOGICAL MITIGATION AND DRAINAGE WORKS.

Ward:

Horwich and Blackrod

Applicant: Alpha Investments (NW) Ltd and Bolton Metropolitan Borough Council
Agent :
GVA How Planning

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
* This application is before Committee as the Council is joint-applicant.
* Permission has previously been granted on the former Horwich Loco Works site for its
comprehensive mixed-use redevelopment, including up to 1,700 houses. This permission
(91352/14) granted full planning permission for four accesses into the development and gave
outline approval for a link road and a large area of public open space (Open Space Zone A).
* This application now before Committee seeks permission for an amendment to the approved
point of access off Aspinall Way (so that it is now further to the south and connects to the
existing roundabout by the Police Station) and an amendment to the internal route of the link
road, so that it can accommodate existing site levels, avoid the asbestos tip to the east, and
achieve the required widths and gradients (following further site investigations by the applicant).
* Full details of Open Space Zone A, to include a “parkland” landscape and play area, are also
proposed.
* The main third party objections to the proposal have been to the proposed demolition of the
Erecting and Repair Shop (a heritage building sited within the Horwich Locomotive Works
Conservation Area) (see Representation and Consultation Annex). This building is proposed to be
demolished to accommodate the proposed new route of the link road.
* The applicant has provided justification as to why they are unable to propose the route of the
link road elsewhere within the site (see paras. 45-47).
* Historic England had originally objected to the proposal (para. 44) but following the submission
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of the applicant's justification they withdraw their formal objection (see para. 48). Historic
England instead advise that the LPA should determine the proposal against paragraph 196 of
NPPF, to balance whether the public benefits associated with the proposal outweigh the “less
than substantial harm” the loss of the building would have on the conservation area.
Officers' planning balance with regard to NPPF paragraph 196 is to be found at paras. 49-53.
Officers consider that the public benefits do outweigh the harm.
The impact of the proposed link road and an access onto Aspinall Way was fully assessed during
the determination of hybrid application 92352/14. It is not considered that the amendment to
the point of access onto Aspinall Way would affect the operational capacity of the local highway
network or highway safety (see paras. 57-65).
Land contamination would be suitably remediated prior to construction of the road and open
space (paras. 68-78).
It is considered, subject to the recommended conditions, that the proposal would safeguard and
enhance the biodiversity of the area and would continue to protect the adjoining Red Moss SSSI
and SBI (see paras. 79-93).
There are no drainage, residential amenity or visual amenity objections to the proposal (see
paras. 94-114).
The proposed link road is considered to be vital infrastructure required to unlock the
development site (particularly the delivery of houses on site) and to deliver the objectives of the
Core Strategy (focus new housing in the existing urban area, rather than sites within other
protected open land and Green Belt).
The link road is to be funded by the Government's Housing Infrastructure Fund (HIF), with this
being conditional to the approval of this application. This fund was set up especially to accelerate
much needed housing delivery on marginal viability sites (such as this site) where the viability
gap is needed to be bridged through the leveraging of external funding.
The proposed development is considered to constitute sustainable development and therefore
paragraph 11 of the NPPF should be engaged, which advises that development should be
approved without delay. Members are recommended to approve this application subject to the
recommended conditions.

Proposal
1. Full planning permission is sought for:
i.

the construction of the link road (spine road) through the proposed Rivington Chase
development, along with associated land remodelling, remediation, landscaping, pedestrian
and cycle connections, ecological mitigation works, drainage works and the demolition of the
main erecting and repair shop building to accommodate the proposed route of the road;
ii. the creation of Open Space Zone A.
i. Link Road
2. Hybrid planning approval 91352/14 for the Rivington Chase development at the former Horwich
Loco Works site granted full planning permission for four accesses into the development; the
"Rivington House" access and the "Armstrong's" access (both off Chorley New Road), access off
Aspinall Way and access off Crown Lane. A link road was proposed at that time, illustrated within
the masterplan for the Rivington Chase development, as linking the Rivington House access to
Aspinall Way (to the south of Futura Park), with its route going through the centre of the
Heritage Core part of the development.
3. This new full planning application is now required as the proposed location of the access onto
Aspinall Way has been altered from that approved under application 91352/14. The access onto
Aspinall Way is now proposed further south than previously approved, at the roundabout that
connects Burnden Way, Aspinall Way, the Linkway and Horwich Police Station. This alteration in
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the route enables the road to be accommodated solely within Council and Alpha (the joint
applicants') owned land or land secured by a lease to the Council, thereby avoiding third party
land or uncertainty over delivery. Access from the Rivington House access is still as previously
approved.
4. The internal route of the link road has also been amended from that originally envisaged, with
the road now being proposed to run to the south of the Heritage Core rather than through the
centre of the Heritage Core. The route of the road has been amended to accommodate existing
site levels and to avoid the asbestos tip to the east of the site, and to ensure that the road is
deliverable and able to achieve the required widths and gradients. The alteration of the route
now requires the demolition of one of the Heritage Core buildings (the Erecting and Repair Shop),
which was previously identified for retention.
5. The road would be single carriageway, would have a speed limit of 30mph and would be a total
of 1540 metres in length. A segregated walkway (2 metres wide) and a segregated cycleway (1.5
metres wide) would be provided on both sides of the carriageway. Associated landscaping and
lighting would also be located on either side of the carriageway.
6. The link road will be the first entirely new road in Greater Manchester that would provide
Transport for Greater Manchester's "Bee Network" facilities (segregated cycle ways on key
routes).
7. Two roundabouts are proposed along the route, which would allow for future connection to the
approved "Armstrong's" access onto Chorley New Road and to Crown Lane/Station Road (through
the Network Rail owned part of the site). Alterations would also be made to the existing Aspinall
Way (Police Station) roundabout to facilitate the site access.
8. The proposed link road would form the primary access road for the Rivington Chase
development. It would also carry all construction traffic into the development and facilitate the
existing Loco Works Industrial Estate-related traffic in the interim. As it is proposed that
preparation and construction works would commence from the southern access point (Aspinall
Way), working inwards, heavy goods vehicles would access the site via Aspinall Way rather than
Chorley New Road.
9. Works associated with site preparation and the construction of the link road include:
*

*
*

*

Extensive earthworks, which include the stabilisation of poorly compacted peat and clay
deposits to the road's southern extent and the construction of a new embankment to connect
the lower lying land in the area neighbouring Futura Park to the upper plateau area (where
most of the existing buildings on site are currently located);
Remediation works along the route of the road;
The provision of an oversized pipe/drain below the road, to carry runoff from future
development plots to the SuDS attenuation pond proposed within Open Space Zone A, then
to an outfall point in the tributary of Pearl Brook downstream of the site. A separate surface
water drainage system within the road would deal with highway runoff;
Tree and vegetation clearance to facilitate the link road and site preparation work.

10. It is anticipated that site preparation and construction will take place in a single phase and
completed within a year of commencement.
11. The link road is being brought forward with the benefit of funding secured through the Housing
Infrastructure Fund (HIF), which is a Government capital grant programme to help secure the
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delivery of much needed housing. Should this planning application be granted it is anticipated
that the construction of the road would begin in April.
ii. Open Space Zone A
12. The hybrid/outline permission for Rivington Chase (91352/14) included two areas of open space
for the development (Open Space Zones A and B). This application includes the detailed provision
of Open Space Zone A. Open Space Zone A is an extensive recreational amenity zone, which will
be sited to the south of the proposed link road (horizontal part of the road) and to the south of
the plateau.
13. This area will have a "parkland" landscape and will consist of a mixture of grassland, surface
water attenuation, tree planting and a play area.
14. The zone will also provide a buffer zone and barrier to access between the Rivington Chase
development and the adjacent Site of Scientific Interest (SSSI) and Site of Biological Importance
(SBI), Red Moss.
15. An Environmental Statement has been submitted within this application (this is an EIA
application).
Site Characteristics
16. The application site encompasses
road and Open Space Zone A are
permission for the erection of up
development, public open space,
(under application 91352/14).

the parts of the former Horwich Loco Works where the link
proposed. The former Loco Works site has a hybrid planning
to 1,700 dwellings along with retail, employment and leisure
accesses into the site and cycle and pedestrian connections

17. The site is now referred to as "Rivington Chase" (the name officially given to the redevelopment).
The first phase of Rivington Chase is currently under construction (112 dwellings being built by
house builder Bellway Homes).
18. The former Loco Works site is allocated as a comprehensively developed mixed-use site within
Bolton's Core Strategy. The Rivington Chase development extends to approximately 76.6 hectares
and comprises previously development land and areas of naturally regenerated trees and scrub.
19. The proposed route of the road would connect to the "Rivington House" access (the access onto
Chorley New Road, which runs past Rivington House and has recently been improved as part of
the Bellway development), would run horizontally along the southern edge of the plateau area of
the former works (where the majority of the buildings on the site are/were located) and then
diagonally down to the Aspinall Way/Burnden Way roundabout (through woodland and grass
land, which has been designated as employment land within the hybrid approval).
20. The majority of the Locomotive Works plateau is allocated as a conservation area (the Horwich
Locomotive Works Conservation Area).
21. Along the south western edge of the plateau is a steep drop towards Red Moss and the adjacent
low areas. The proposed Open Space Zone A is located here and this area currently comprises an
area of dense vegetation and scrub. To the south of the proposed attenuation pond is an existing
reservoir.
22. To the south and south east of the proposed Open Space is Red Moss Site of Special Scientific
Interest (SSSI) and associated Site of Biological Importance (SBI) designations. The
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southernmost extent of the moss adjoins a former Greater Manchester Waste Authority landfill
site, also known as Red Moss, which has been capped and landscaped.
23. The Aspinall Way/Burnden Way roundabout at the southern corner of the application (where the
link road will join up to the existing highway network) has four spurs, with one servicing Horwich
Police Station.
Policy
24. Bolton's Development Plan:
25. Core Strategy Policies: P5 Transport and Accessibility; S1 Safe Bolton; CG1 Cleaner and
Greener Bolton; CG2 Sustainable Design and Construction; CG3 The Built Environment; CG4
Compatible Uses; M1 and M2 Horwich Loco Works; OA1 Horwich and Blackrod.

*

*

Allocations Plan Policies: P7AP Strategic Route Network; P8AP Public Rights of Way

*

Greater Manchester Joint Minerals and Waste Plans

Other material planning considerations:
26. National Planning Policy Framework (NPPF): 2. Achieving sustainable development; 4.
Decision-making; 5. Delivering a sufficient supply of homes; 6. Building a strong, competitive
economy; 8. Promoting healthy and safe communities; 9. Promoting sustainable transport;
11. Making effective use of land; 12. Achieving well-designed places; 14. Meeting the
challenge of climate change, flooding and coastal change; 15. Conserving and enhancing the
natural environment; 16. Conserving and enhancing the historic environment.
*

Supplementary Planning Documents: The Former Horwich Loco Works; Accessibility,
Transport and Road Safety; General Design Principles.

*

Horwich Locomotive Works Conservation Area Management 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.
27. The main impacts of the proposal are:28. impact
* impact
* impact
* impact
* impact
* impact
* impact
* impact

on
on
on
on
on
on
on
on

the comprehensive redevelopment of the former Horwich Loco Works site
the significance of the Horwich Locomotive Works Conservation Area
archaeology
the local highway network and highway safety
public rights of way
land contamination/ground conditions
ecology and nature conservation
drainage and flood risk
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*
*

impact on residential amenity
impact on the character and appearance of the area

Impact on the Comprehensive Redevelopment of the Former Horwich Loco Works Site
* The former Horwich Loco Works site is allocated within the Core Strategy as a comprehensive
mixed use site that will make a significant contribution to the employment and housing land
requirements of Bolton. Policies M1 and M2 of the Core Strategy specifically concern the
redevelopment of Horwich Loco Works, and the Former Horwich Loco Works Supplementary
Planning Document (SPD) provides further details to the policies in the Core Strategy. Policy M1
of the Core Strategy states that Horwich Loco Works is a strategic site that will be developed for
a sustainable mixed-use community primarily for employment and housing. Policy M2 sets out
principles that the development of the Loco Works site will be guided by.
29. Members will be aware that the Council cannot currently demonstrate a five-year supply of
deliverable housing land. Members will also be aware that the Council is therefore very much
reliant on the comprehensive redevelopment of the former Loco Works site to help deliver a
significant element of the Council's housing supply. The Loco Works is the Council's only
comprehensive strategic housing site within the development plan.
30. It is the applicant's position that the comprehensive regeneration and delivery of the Rivington
Chase development is entirely dependent upon the delivery of proposed spine road. The spine
road would help to facilitate accelerated delivery of the development, unlocking the wider site for
redevelopment: parcels of land would be able to 'plug into' the main road. The alternative is that
the key infrastructure would be delivered incrementally as individual parcels of land are
developed and capital receipts generate Section 106 contributions. The development of the site
would be protracted owing to its marginal viability, but perhaps more importantly a key piece of
local highways infrastructure would not be capable of being delivered up front in the manner that
is currently being proposed.
31. The necessity and importance of delivering the spine road has indeed been acknowledged by
Homes England, who have awarded the Council a grant (under the Government's Housing
Infrastructure Fund (HIF)) to pay for the link road. This Government fund was set up especially
to accelerate much needed housing delivery on marginal viability sites (such as this site) where
the viability gap can only be bridged through the leveraging of external funding.
32. It is therefore considered that the delivery of the link road is vital to meeting the strategic
housing objective of the Core Strategy (Objective 15), that is to focus new housing in the existing
urban area (rather than sites within other protected open land and Green Belt). The delivery of
the road would also support the Government's objective (paragraph 59 of the NPPF) to
significantly boost the supply of homes without unnecessary delay.
Impact on the Significance of the Horwich Locomotive Works Conservation Area
33. Policy CG3.4 of the Core Strategy states that the Council will conserve and enhance the heritage
significance of heritage assets and heritage areas, recognising the importance of sites, area and
buildings of archaeological, historic, cultural and architectural interest and their settings. Policy
M2 states that the development of the Loco Works (8) should reflect the historic importance of
the Horwich Loco Works.
34. Paragraph 184 of the NPPF states that heritage assets are an irreplaceable resource, and should
be conserved in a manner appropriate to their significance, so that they can be enjoyed for their
contribution to the quality of life of existing and future generations. Paragraph 192 states that, in
determining applications, local planning authorities should take into account of:
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35. the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;
a. the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and
b. the desirability of new development making a positive contribution to local character and
distinctiveness.
c.

Paragraph 193 of the NPPF states that when considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the asset's
conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than
substantial harm to its significance.

36. Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 requires special
attention to be paid to the desirability of preserving or enhancing the character or appearance of
conservation areas in the determination of planning applications.
37. The northern part of the former Loco Works site (the plateau area where the majority of
buildings are located) is designated as Horwich Locomotive Works Conservation Area. This area
was designated as a conservation area in February 2016. The conservation area is the "heritage
asset" (as defined within the NPPF), not the individual buildings within it.
38. Under the original site wide hybrid planning permission for the Rivington Chase redevelopment
(91352/14) the Council granted consent for the demolition of all but four buildings within the
conservation area. The buildings proposed to be retained ("key buildings") were Rivington House,
the Stores Building, Millwrights Shop and Pattern Makers, and the Erecting and Repair Shop.
These buildings were proposed to form the "Heritage Core" within the Rivington Chase
development.
39. Under Schedule 3 Section 9 of the Section 106 Agreement for hybrid approval 91352/14 a
provision was made for the applicant to submit a Conservation Report to the Council (two years
after the permission) for the buildings within the Heritage Core. This report was to contain
information including the current state of the buildings, details of any existing or proposed use,
details of any finding or public grants that are available for undertaking works to the buildings,
details of any work the applicant has undertaken or intends to take, and an audit of the viability
of retaining each of the buildings so that they can be brought back into use or continued to be
used. The Agreement stated in the event that the audit of viability of retaining each of the
building identifies that public funding or grants, or other sources of private sector funding, are
available and that the buildings' re-use or continued use would be viable than the applicant
should seek to attribute such funding in the following order of priority: 1) Rivington House and
the Stores Building, 2) Millwrights Shop, Pattern Makers and the Erecting Shop. The agreement
continues that in the event that at least two consecutive Conservation Reports confirmed that it
was not viable to bring back into use a building and/or buildings then subject to obtaining all
necessary consents the applicant may proceed to demolish that building and thereafter that
building would no longer be subject to the obligations within Section 9 of the Agreement. The
applicant did submit two consecutive Conservation Reports which found that the Erecting and
Repair Shop would not be viable to bring back into use, and these were confirmed by an
independent viability consultant.
40. The original planning permission for Rivington Chase granted four accesses into the development
(full permission) and envisaged a link road (illustrated within the masterplan) linking the
Rivington House access to Aspinall Way (to the south of Futura Park), with its route going
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through the centre of the Heritage Core part of the development (outline permission, therefore
the detailed route was not approved within the plateaux area). The road was originally proposed
to the north of the Erecting and Repair Shop, and was to run between this building and
Millwrights Shop and Pattern Makers.
41. At the time the site wide permission for Rivington Chase was granted, it was acknowledged that
substantial additional work would need to be undertaken on a variety of complex technical issues
to facilitate the comprehensive regeneration of the site (as indicated by the 46 planning
conditions requesting additional information that were attached to the hybrid permission). Prior
to the submission of this current planning application a major technical study was undertaken to
identify the most appropriate route for the link route, taking into account the physical and
technical challenges of delivering a high quality vehicular, pedestrian and cycle connection
through the site, which is integrated with and facilitates the provision of, a large area of publicly
accessible open space (Open Space Zone A).
42. The link road has also been designed to a higher standard (that is, wider) than was previously
assumed within the masterplan. The road now needs to accommodate appropriate carriageway
widths, visibility splays, cycle lanes (to provide Transport for Greater Manchester's "Bee Network"
of segregated cycle ways on key routes), footpaths and to respect junction geometry to assure
appropriate highway safety and to ensure that the road works safely and efficiently with both
traffic and pedestrian movements.
43. Given the combination of these factors the link road is now proposed to run to the south of the
Heritage Core and provide a link via a roundabout to the Network Rail / Morris Homes land
(current application). Unfortunately this would result in the loss of the Erecting and Repair Shop,
as this building would be 'clipped' by the proposed roundabout.
44. During the initial consultation period for this application Historic England raised a formal objection
to the loss of the Erecting and Repair Shop.
45. Following this objection the applicant has provided further justification for the proposed route of
the link road, which has been forwarded to Historic England for their further comment. The
applicant has illustrated that two alternative routes for the road were considered prior to the
submission of this application. Plans showing these two considered alternative routes are
attached to this report.
46. The first alternative route, through the centre of the Heritage Core as envisaged within the
masterplan, has had to be discounted for the following reasons:
47. As stated above, the link road is now to be constructed to a higher standard (wider) than
previously assumed.
48. The 'T' junction that was illustratively shown on the masterplan (to connect the Rivington
Chase access to the horizontal part of the link road) is now not an appropriate solution. The
only way the link road can accommodate the modelled traffic loading and provide a safe
cyclist and pedestrian environment, whilst allowing for through traffic access to the Network
Rail/Morris Home development (06232/19), would be through the provision of a new
roundabout. The size of this is dictated by highway safety and engineering requirements, and
the size of the roundabout shown on the submitted plans is the minimum it could be.
* The proposed roundabout in this location would also impinge on the location of the Erecting
and Repair Shop, resulting in its demolition.
* The location of the wide road through the centre of the Heritage Core would dominate this
area and would be considered to be inappropriate urban design.
*

The second alternative route considered, to the south of the Erecting and Repair Shop, has had
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to be discounted for the following reasons:
* Locating the roundabout to the south of the building would be a very complex engineering
operation, which has therefore been deemed unacceptable. This is owing to the severe drop
off in levels between the historic works plateau and the land to the south.
49. The alignment requirement would remove the ability to achieve a large surface water
drainage feature which is a key component of the link road infrastructure (hence the
reasoning for the road application to be directly associated with the proposed Open Space
Zone A, for drainage reasons). The drainage feature location ultimately ensures that the
hydrology and hydrogeology between the site and the adjoining SSSI/SBI remains in balance.
The hydrology balance between the SSSI/SBI and the works plateau is a very precise one and
it is this pattern of water ingress to the ecological designations which needs to be maintained
through this detailed design feature in this location, upstream of the reservoir: the proposed
SUDs features needs to be proposed where it is proposed.
* Moving the roundabout and associated road alignment further to the north west would result
in a substandard road layout with the link road running too close in terms of traffic and
visibility to the Erecting and Repair Shop. The resulting roundabout would not be acceptable
in terms of highways safety.
* Routing the road on a more southerly track would require an even more complex
geoenvironmental solution owing to the known presence of contamination and significant
level differences and poor ground conditions generally. It has been determined to be
technically unfeasible. A high level appraisal of the cost implications of his has been
undertaken and it is estimated that it would add circa £1.5m to the overall road construction
budget, which is unviable.
*

Following the submission of this information Historic England have withdrawn their formal
objection to the proposal. They acknowledge that the required specification for the link road (to
meet highway safety and engineering requirements) and the constraints imposed by geology,
hydrology, topography, the adjacent SSSI/SBI and contamination greatly limit the possible route
for the link road. Historic England therefore state that the local planning authority should carry
out the exercise required by paragraph 196 of the NPPF, and weigh the public benefits of the
construction of the link road and the regeneration which its construction would enable against the
high level of harm which the loss of the Erecting and Repair Shop would cause to the Loco Works
Conservation Area and its character. Historic England confirm that they would not object to the
demolition of the building if the local planning authority's weighing exercise leads to the
conclusion that its loss is necessary to deliver the public benefits which regeneration of the area
would provide, including the potential repair and reuse of the remaining buildings of the Heritage
Core.

*

Paragraph 196 of the NPPF states that where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal including, where appropriate, securing its optimum
viable use.

50. It is considered that the public benefits of the proposal include (but are not limited to):
51. The comprehensive regeneration and delivery of the Rivington Chase development is
dependent upon the delivery of proposed spine road.
52. The spine road would help to facilitate accelerated delivery of the development, unlocking the
wider site for redevelopment: parcels of land would be able to 'plug into' the main road rather
than having to waiting for trigger points for road connections within the various zones of the
site.
* The delivery of the road would help accelerate the provision of a range of new homes, that
would directly meet the housing needs of Horwich, the wider Borough and tackle the national

13

*
*
*
*
*
*
*
*

*

shortage of new homes including the delivery of affordable homes.
The delivery of the road would help accelerate the provision of new employment land and
floorspace which will permit local businesses to expand and attract new investors into the
Horwich area.
A very significant financial investment directly into Horwich and the local area which could
generate circa 1,500 full time jobs on the site and 320 jobs during construction and the
associated supply chain.
A spend of upwards of £80m per annum by the new population on local goods and services
which in itself would lead to a further 200 indirect jobs.
Significant economic enhancement in the local area and tackling local issues if unemployment
and worklessness.
Provision of major benefits to health and wellbeing of the local (and new) population by
opening up to the public around 20 hectares of open space (which is/previously inaccessible).
The delivery of the road would help accelerate the redevelopment of the Armstrong's part of
the site, which would remove visual amenity, noise, air and odour quality issues.
Remediation of brownfield land and dealing with the various legacy issues associated with the
site's industrial past.
The proposed road would also carry all construction traffic into the development and facilitate
the existing Loco Works Industrial Estate-related traffic in the interim. As it is proposed that
preparation and construction works would commence from the southern access point
(Aspinall Way), working inwards, heavy goods vehicles would access the site via Aspinall Way
rather than Chorley New Road, and therefore away from neighbouring residents.
The link road would accommodate cycle and pedestrian ways, providing better connections
and sustainable travel between Horwich and Middlebrook and the wider cycle networks.

*

The submitted Conservation Reports have justified that it would not be viable to bring the
Erecting and Repair Shop back into use.

*

Historic England has recommended, should the application be approved, that the advice of
Greater Manchester Archaeological Advisory Service (GMAAS) is sought on the specification for a
scheme of building recording, which should be carried out on the Erecting and Repair Shop
before its demolition. This would be secured by a pre-commencement condition and would be in
accordance with paragraph 199 of the NPPF which states that local planning authorities should
require developers to record and advance understanding of the significance of any heritage
assets to be loss (wholly or in part) in a manner proportionate to their importance and the
impact, and to make this evidence (and any archive generated) publicly accessible. The condition
can also require an assessment and agreement from the Local Planning Authority as to what
elements of the building can be re-used or recycled either on the Loco Works site or elsewhere
(eg East Lancs Railway have expressed an interest in re-using elements of the building).

*

Whilst it is acknowledged that the permanent loss of the Erecting and Repair Shop would be
damaging to the Horwich Loco Works Conservation Area and its character, and would be highly
regrettable, Historic England consider that it would lead to less than substantial harm to the
significance of the conservation area (meaning paragraph 196 of the NPPF is applicable). Officers
agree with the applicant that there are no other viable alternative routes for the proposed link
road and consider that the public benefits of the proposal (as listed above) would outweigh the
less than substantial harm to Horwich Loco Conservation Area.

Impact on Archaeological
53. Policy CG3.4 of the Core Strategy states that the Council will conserve and enhance the heritage
significance of heritage assets and heritage areas, recognising the importance of sites, area and
buildings of archaeological, historic, cultural and architectural interest and their settings.
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54. GMAAS has commented that ground investigations have demonstrated that the proposed new
road will cut across areas of deep peat, especially on the eastern side as it runs towards Aspinall
Way. They have stated that there is potential to disturb peat which may contain organic materials
from the prehistoric and Roman periods as has been found historically elsewhere in Red Moss.
GMAAS therefore recommend that an archaeological watching brief be undertaken during the
construction of the groundworks for the road, to monitor the archaeological potential of the
material disturbed and to record deposits and finds of interest that come to light. They comment
if particularly sensitive/significant archaeological remains are exposed than an identified
contingency fund should be accessed to allow an archaeology team to undertake a detailed
investigation and to allow for conservation and scientific analyses. This watching brief is therefore
suggested via a planning condition.
55. It is considered, subject to the recommended condition, that the proposed development would
comply with the archaeological part of Core Strategy Policy CG3.4.
Impact on the Local Highway Network and Highway Safety
56. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] accessibility by different types of transport, prioritising
pedestrians, cyclists, public transport users over motorised vehicle users, the design of
developments to enable accessibility by public transport, and freight movement for industrial and
storage uses. Policy S1.2 states that the Council will promote road safety in the design of new
development.
57. Policy M2 of the Core Strategy states that the development of the Loco Works site will be guided
by the following principles [amongst others] in order to ensure that it is economically, socially
and environmentally sustainable:
58. It must ensure that additional traffic generated does not result in serious inconvenience or
danger on the public highway.
59. It must provide transport links between Horwich town centre, Middlebrook and the site.
60. It must be well served by public transport, and make effective provision for cycling and
walking.
*

Paragraph 109 of the NPPF states that development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.

*

Hybrid planning approval 91352/14 for the Rivington Chase development at the former Horwich
Loco Works site granted full planning permission for four accesses into the development; the
"Rivington House" access and the "Armstrong's" access (both off Chorley New Road), access off
Aspinall Way and access off Crown Lane. A link road was proposed at that time, illustrated within
the masterplan for the Rivington Chase development, as linking the Rivington House access to
Aspinall Way (to the south of Futura Park), with its route going through the centre of the
Heritage Core part of the development. The traffic and highway implications associated with the
development were therefore fully assessed during the determination of the hybrid application and
the necessary mitigation measures (improvements to the existing highway network) were also
approved at that time.

*

This new full planning application is now required as the proposed location of the access onto
Aspinall Way has been altered from that approved under application 91352/14. The access onto
Aspinall Way is now proposed further south than previously approved, at the roundabout that
connects Burnden Way, Aspinall Way, the Linkway and Horwich Police Station. This alteration in
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the route enables the road to be accommodated solely within Council and Alpha (the joint
applicants') owned land, thereby avoiding third party land. Access from the Rivington House
access is still as previously approved.
61. The internal route of the link road has also been amended from that originally envisaged, with
the road now being proposed to run to the south of the Heritage Core rather than through the
centre of the Heritage Core. The route of the road has been amended to accommodate existing
site levels and to avoid the asbestos tip to the east of the site, and to ensure that the road is
deliverable and able to achieve the required widths and gradients.
62. The local highway authority has been involved in the design of the proposed link road, in order to
ensure that it meets the Council's standards for adoption and requirements in terms of pedestrian
accessibility and cycling provision.
63. The proposed development (the proposed link road and Open Space Zone A) will not increase
traffic flows from the development site, from those already fully assessed under the hybrid
application. The distribution of trips on to the surrounding highway will be identical to the
previous application with one exception, that being the trips that would have accessed Aspinall
Way via the consented signalised junction would now instead do so via the existing roundabout
further south on Aspinall Way. It has however been found within the applicant's Transport
Assessment (TA) that given there is no increase in trip generation, no change in the wider
distribution of trips, and only a minor change in the broad location of the access road then the
impact on the wider highway network would be negligible. The operational assessment in the TA
shows that there is sufficient spare capacity in the AM and PM peak hours to accommodate the
development as amended.
64. It is considered that the proposed development would continue not to have an unacceptable
impact on highway safety or a harmful residual cumulative impact on the surrounding road
network (subject to the previously approved mitigation measures) and therefore complies with
Policies P5, S1.2, M2.1, M2.2 and M2.3 of the Core Strategy.
Impact on Public Rights of Way
65. Policy P8AP of the Allocations Plan states that the Council will permit development proposals
affecting public rights of way, provided that the integrity of the right of way is retained.
66. The proposed alignment of the link road would impact on a number of public rights of way that
run through the site, as the envisaged link road in the masterplan would have. Public Rights of
Way Blackrod 010, Blackrod 011, Blackrod 015, Horwich 184, Horwich 108, Horwich 106 and
Horwich 179 lead through and around the application site. Any required diversions of these would
need to be by a separate legal order (Local Highways Authority).
Impact on Land Contamination/Ground Conditions
67. Policy CG4.3 of the Core Strategy states that development proposals on land that is (or is
suspected to be) affected by contamination or ground instability must include an assessment of
the extent of the issues and any possible risks. Development will only be permitted where land is,
or is made, suitable for the proposed use.
68. Paragraph 178 of the NPPF states that planning decision should ensure that: a) a site is suitable
for its proposed use taking account of ground conditions and any risks arising from land
instability and contamination. This includes risks arising from natural hazards or former activities
such as mining, and any proposals for mitigation including land remediation (as well as potential
impacts on the natural environment arising from that remediation); b) after remediation, as a
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minimum, land should not be capable of being determined as contaminated land under Part IIA
of the Environmental Protection Act 1990; and c) adequate site investigation, information,
prepared by a competent person, is available to inform these assessments.
69. Paragraph 179 of the NPPF states where a site is affected by contamination or land stability
issues, responsibility for securing a safe development rests with the developer and/or landowner.
70. The former Loco Works site has been subject to a long standing history of heavy industrial
activity, which is well known to have impacted on land quality. The nature of this contamination,
as well as its implications, has been assessed via desk and site investigations over a number of
years, the results of which were used to inform both the previous planning approvals for the site
and this latest proposal. Updated investigations have occurred for the parts of the site proposed
for the route of the link road and Open Space Zone A.

71. Proposed link road

72. Starting at the existing roundabout junction with Aspinall Way/Burnden Way, the proposed
road would initially pass across an area of low-lying greenfield land with ground conditions
here being known to contain relatively poorly compacted saturated peat soils.
73. The road then would cross into the boundary of the former Red Moss domestic landfill,
cutting along the tip's northern and eastern flank. A review of this landfill has been completed
as part of this proposal and this confirms that the landfill comprises of “Made Ground
deposits” (including a mixture of materials from gravelly sandy clay with brick cobbles,
limestone and ash, black sand and gravel containing ash, brick, clinker and glass and organic
material. Soil chemical analysis of these materials indicate the presence of localised heavy
metal contamination, however the concentrations are not significant to impact on the
proposed development.
74. The road alignment then heads in a north-westerly direction towards the Loco Works plateau,
skirting to the west of the EA registered “Ashworks” Asbestos Tip. The proposed re-routing of
the link road (as now applied for rather than following the proposed route within the
masterplan) has been deliberately proposed to avoid this tip. There is however localised
asbestos in this area.
75. The road would then approach the works plateau towards the south eastern corner, where
there would be change on level of around 10 metres. An embankment is therefore proposed
within this area to link the proposed employment land zone with the upper residential
development on the plateau area. The original plateau area was constructed via a cut and fill
process: the current embankment face has been progressively extended by tipping operations
during the life of the works. This material comprises of granular made ground deposits
consisting primarily of foundry waste (sand, ash and clinker).

*

The proposed construction of the road would involve the following:
* Removal of all existing vegetation and topsoil along the proposed alignment.
* In areas of peat poorly compacted soil (particularly the southern section) the use of specialist
ground improvement techniques such as dynamic replacement would be employed to stabilise
the ground and facilitate the road construction. These techniques are discussed in detail
within submitted Phase 2 Site Investigation report.
* Away from the peat and other areas of poor ground the road would be constructed using
conventional means.
76. At the part of the road that would pass Red Moss landfill and the Ashworks Tip due
consideration an mitigation would be required to ensure no health risks are posed to the site
operatives and the general public and that no contaminants, leachate or ground gases escape
into adjacent land or water courses. The clearance of vegetation from this area would
facilitate the completion of supplementary ground investigations across this area (under
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*

controlled conditions and with appropriate health and safety mitigations). This further
investigation would be subject to a planning condition. As with the areas with peat, specialist
ground improvement techniques would need to be employed in this area.
The bulk excavation and movement of soils would be required at intervals along the length of
the road to facilitate a level construction platform. The excavated soil would be re-used as
engineered fill (remain within the site). Any unsuitable material would be disposed of from the
site to a suitably licensed facility.

Open Space Zone A
*

This area would be situated between the BREL Works Tip face and Red Moss SSSI. The northern
and eastern portion of this proposed open space is formed by the former works tip face,
extending in height between 4.9 and 6.9 metres and partially covered with vegetation. Broadly
speaking the ground in this area comprised ash based made ground materials derived from
tipping from the Loco Works operations. There are no specific sources of contamination that
would pose an immediate risk to current users.

*

The proposed construction works would involve the removal of all vegetation and topsoil along
the tip face and in the area of the proposed attenuation features. On completion of the removal
works a program of supplementary topographical and investigation surveys would be completed
(as required by a planning condition) for the tip face. The face would be stabilised and
re-profiled. All the proposed areas of landscaping would be formed using a 600mm clean soil
capping system.

Mine shaft
*

There is a suspected mine shaft within the area of the proposed open space, to the east of the
reservoir. The Coal Authority raises no objection to the proposal, but request a planning condition
for further site investigation in this specific area.

*

The Council's Pollution Control Officers and the Environment Agency have raised no concerns
regarding the proposed development's impact on land contamination and ground condition.

77. It is therefore considered, subject to planning conditions requiring further site investigations of
specific areas and further details of road construction to be employed in specific areas, that the
land would be made suitable for its proposed end uses of a road and public open space,
compliant with Policy CG4.3 of the Core Strategy.
Impact on Ecology and Nature Conservation
78. 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 connectivity of wildlife corridors and
habitats. Policy M2.6 states that the value of the adjoining Red Moss SSSI must be protected in
the development of Horwich Loco Works.
79. Paragraphs 174 to 177 of the NPPF concern the protection and enhance of habitats and
biodiversity.
80. An ecology and nature conservation assessment has been undertaken as part of the submitted
Environmental Statement, which includes a desk top study, an overall site appraisal and
protected species surveys for birds, bats, amphibians, reptiles, badgers, water vole and trees. In
terms of habitats, there are a number of features within the wider development site, such as
buildings and hard standing, meadow/pasture, unclassified grassland marshy grassland, scrub,
tall ruderal, waterbodies, water courses and woodland. Invasive species of Japanese knotweed
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has also been identified in several areas across the wider development site.

Red Moss SSSI and SBI

81. Red Moss Site of Special Scientific Interest (SSSI) adjoins the application site immediately to the
south eastern boundary of the proposed Open Space Zone A, and extends southwards to the
motorway corridor. The SSSI is designated for its vegetation community, although the citation
also notes bird (wildfowl) and invertebrate (dragonflies) assemblages. The biological interest
arises on the site because of the presence of vegetation with peat formation capability. The
hydrology and other conditions necessary to support this vegetation community has not been
irreparably damaged. The peat forming vegetation represents one of the most extensive areas
compared with other peatland locations in Greater Manchester and Merseyside. Red Moss is also
identified within Bolton's development plan as a Site of Biological Importance (SBI).
82. The proposed Open Space Zone A will provide a buffer zone and barrier to access between the
Rivington Chase development and the adjacent Red Moss SSSI and SBI. This buffer zone has
always been envisaged through the development of the proposals for Rivington Chase.
83. When initially commenting on this application Natural England raised concern that any treatment
of peat under the proposed link road could likely have localised dewatering effects, as the road is
within 100 to 150 metres of the SSSI. They therefore requested further information from the
applicant as to the nature of the made ground and peat in that specific areas and the direct
surface water link to the SSSI. Further information has been submitted by the applicant and
forwarded to Natural England. Conditions are recommended for further detailed site investigation
work to be undertake prior to commencement of development (to inform the detailed design of
the ground improvement works where the proposed link road would cross an area of peat),
further hydrogeological modelling work, and for a Construction Environmental Management Plan
(CEMP) which would include continuous groundwater monitoring during the construction of the
road (and in the unlikely event that significant lowering or alterations in groundwater levels is
identified that could impact on the SSSI work would stop until these levels recover).
84. It is therefore considered, subject to these recommended conditions, that the proposed
development would not harm Red Moss SSSI and SBI.

Other Habitats

85. The application proposal also includes the proposed demolition of the Erecting and Repair Shop
(for the proposed new internal route of the link road). A bat survey has been submitted with the
application. Greater Manchester Ecology Unit (GMEU) have recommended a condition that if the
building is not demolished before 30th April 2020 the building should be re-assessed for bat
roosting potential.
86. Owing to the requirement for existing vegetation to be removed to allow for further site
investigations (contamination surveys), the construction of the link road and the formation of the
new Open Space Zone A, some 3.5 hectares of primary sere willow/birch woodland would be lost.
This would however be compensated for by the creation of new woodland habitat.
87. The Environment Agency has commented that a scheme should be agreed for the protection and
management of a 5 metre wide buffer zone around the Nellies Clough Brook and Middle Brook
waterbodies. This zone would remain free from any built development and would ensure that the
development would not encroach upon the watercourses, protecting their ecological value. This
buffer zone would be secured by a planning condition.

Fauna
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88. The Environment Agency and GMEU recommend a condition for further details of the protection
and/or mitigation of damage to populations of water vole and their habitat during the proposed
construction works and once development is completed. This condition is therefore suggested.
89. GMEU also request conditions for a reasonable avoidance measure method statement for reptiles
and a further survey of site (and within 30 metres of boundaries) for badger setts.

New habitat

90. New habitat would be created by the provision of Open Space Zone A, which would consist of a
mixture of grassland, surface water attenuation and new tree planting. The Environment Agency
has welcomed this proposal. They request a condition be attached to any approval for a
landscape management plan for the open space, for the long term design objectives,
management responsibilities and maintenance schedules for all the proposed landscaped areas.
This would ensure the protection of habitat and secure opportunities for the enhancement of the
nature conservation value of the site.
91. A section of Nellies Clough is to be taken out of the culvert (as part of the drainage strategy) at
its junction with the headwall, to create a new surface channel.
92. It is therefore considered, subject to the recommended conditions from the consultees, that the
proposed development would safeguard and enhance the biodiversity of the site and would
continue to protect the adjoining Red Moss SSSI, compliant with Policies CG1.2 and M2.6 of the
Core Strategy.
Impact on Drainage and Flood Risk
93. Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton
and other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk.
94. Paragraph 163 of the NPPF states when determining any planning applications, local planning
authorities should ensure that flood risk is not increased elsewhere. Paragraph 165 states that
major developments should incorporate sustainable drainage systems unless there is clear
evidence that this would inappropriate.
95. The majority of the site is not at any significant risk of flooding from any source. A very small
area of land at the south eastern tip of the site encroaches into the Flood Zone 2 area around
Middle Brook and small sections of the Middle Brook tributaries would be required to be placed
into culverts to enable the link road to cross them.
96. An oversized pipe/drain is to be provided below the spine road, which is to carry runoff from
future development plots to the proposed attenuation pond within Open Space Zone A; this
would then continue to an outfall point in the tributary of Pearl Brook downstream of the site. A
separate surface water drainage system within the road would deal with highway runoff.
97. The main sustainable drainage system (SuDS) feature for the wider development would be the
proposed attenuation pond within Open Space Zone A (the primary attenuation feature). It is
proposed that each development parcel within the Rivington Chase development would have their
own smaller attenuation features, which would be proposed as part of the future reserved
matters applications.
98. A flood risk assessment has been submitted with the application and a section on drainage and
flood risk is included within the Environmental Statement.
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99. The Environment Agency initially raised an objection to the proposal on flood risk grounds, as
they considered there was insufficient information submitted with regard to impacts of climate
change and the requirement for compensatory flood storage within the site. This further
information was submitted by the applicant during the application process, which resulted in the
Environment Agency withdrawing their objection in June.
100. The Environment Agency now raises no flood risk or drainage objections to the proposal, subject
to a pre-commencement condition requiring further details of the compensatory storage and
flood risk mitigation.
101. It is considered, subject to pre-commencement conditions requiring further details for the
proposed drainage scheme, that the proposed development would minimise water run-off and
would not increase flood risk elsewhere, compliant with Policy CG1.5 of the Core Strategy and the
guidance contained within the NPPF.
Impact on Residential Amenity
102. Policy CG4.2 of the Core Strategy states that development should not generate unacceptable
nuisance, odours, fumes, noise or light pollution, nor cause detrimental impacts upon water,
ground or air quality.
103. Paragraph 180 of the NPPF states that planning decisions should ensure that new development
is appropriate for its location taking into account the likely effects (including cumulative effects)
of pollution on health, living conditions and the natural environment, as well as the potential
sensitivity of the site or the wider area to impacts that could arise from the development.
104. The potential impacts of the proposed development upon the natural environment and ground
condition have been discussed above.

Air quality

105. An air quality and dust assessment has been submitted with the application. This considers the
construction phase for the development as well as traffic emissions once the road has been
constructed. The Council's Pollution Control Officers have assessed this information and raise no
objection.

Noise and vibration

106. An assessment of the potential noise and vibration impacts during both the construction and
operational phase of the link road has been included within the submitted Environmental
Statement. This has found that the residual effects would be negligible. The Council's Pollution
Control Officers have also assessed this information and raise no objection. They also agree that
a Construction Environmental Management Plan (CEMP) should be a condition of the approval.

Construction traffic

107. The proposed road would carry all construction traffic into the wider Rivington Chase
development as well as facilitating the existing Loco Works Industrial Estate-related traffic in the
interim. As it is proposed that preparation and construction works would commence from the
southern access point (Aspinall Way), working inwards, heavy goods vehicles would access the
site via Aspinall Way rather than Chorley New Road: therefore away from neighbouring residents
along Chorley New Road and at the first phase of development at Rivington Chase (the Bellway
Homes' development).
108. It is therefore considered that the proposed development would not unduly harm the amenity
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of neighbouring (or future) residents, compliant with Policy CG4.2 of the Core Strategy.
Impact on the Character and Appearance of the Area
109. 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
OA1 refers specifically to developments in Horwich and Blackrod and states that the Council will
conserve and enhance the character of the existing landscape and physical environment.
110. A landscape and visual assessment has been submitted as part of the Environmental Statement
accompanying this application.
111. There would be a temporary negative effect on the landscape owing to the change in the land
form of the site and the loss of vegetation. However, this is an unavoidable consequence of this
particular development given its constraints. There will nevertheless be beneficial landscape
impacts upon completion of Open Space Zone A and the wider Rivington Chase development,
which the link road would assist in delivering.
112. The link road would be landscaped on either side, forming the tree-lined boulevard as
envisaged within the hybrid permission for Rivington Chase.
113. It is therefore considered that there would be no conflict with Policies CG3 and OA1 of the Core
Strategy.
Conclusion
114. Whilst the proposed demolition of the Erecting and Repair Shop (a key building within Horwich
Locomotive Works Conservation Area) to allow for the proposed re-routing of the link road is
regrettable, it has been justified by the applicant that there are no other options available and
that the less than substantial harm that would be caused to the significance of the conservation
area would be outweighed by the public benefits of the proposal.
115. It is not considered that the proposed new access point for the link road onto the Aspinall
Way/Burnden Way roundabout (further south than previously approved) would jeopardise
highway safety or have any further undue impact on the operational capacity of the local highway
network than the already granted hybrid permission. The re-routed link road would be better
accommodated within the site with regards to ground conditions (it would now avoid the
asbestos tip) and existing gradients, and would allow the road to be accompanied by cycleways
and footways (as envisaged within the hybrid permission and masterplan for the Rivington Chase
development).
116. Subject to further investigatory works once vegetation has been removed, it is considered that
the site would be suitably remediated to accommodate the proposed link road and Open Space
Zone A.
117. The recommended planning conditions would also ensure that the proposed development of the
link road and the open space would safeguard and enhance biodiversity, would not increase the
risk of flooding, and would not unduly harm the amenity of neighbouring residents.
118. The comprehensive regeneration and delivery of the Rivington Chase development is considered
to be dependent upon the delivery of proposed spine road. The spine road would help to
facilitate accelerated delivery of the residential and employment development, unlocking the
wider site for redevelopment: parcels of land would be able to 'plug into' the main road rather
than having to waiting for trigger points for road connections within the various zones of the site.
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119. For the reasons discussed above it is considered that the proposed development would comply
with Bolton's development plan policies and would constitute sustainable development as defined
with in the NPPF, and therefore such be granted permission without delay (NPPF paragraph 11).
Members are therefore recommended to approve this application subject to the recommended
conditions.
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Representation and Consultation Annex
Representations
Letters:- 8 letters of objection have been received, including from Save Britain's Heritage, Horwich
Heritage and Bolton and District Civic Trust. These letters raise the following concerns:

Demolition of the Erecting and Repair Shop

120.
The building is part of the heritage core of buildings designated for retention and
therefore there has to be an exceptional reason for its demolition;
121.
The building is not structurally unsound or in danger of collapse;
122.
A slight adjustment of the position of the western roundabout would enable the
roadworks to miss this building;
123.
The applicant does not have a convincing argument for the demolition of the building;
* The proposed demolition would cause significant harm to the character of the Horwich
Locomotive Works Conservation Area;
* Repeatedly agreements have been made to protect a selection of buildings in the conservation
area, whilst sacrificing the rest;
* There are few examples of the original steelwork and gantries, intact within the building,
remaining in the country;
* The proposal is contrary to the NPPF as there is clearly no public benefit to compensate for the
harm to the conservation area by the loss of the building;
* The building has great potential as a dedicated modern live performing arts venue, something
that Horwich is in need of.

Highways concerns
*
*

*
*

Increase in traffic - will be used as a short cut to the motorway;
The police station roundabout is a key node in the Middlebrook road network and experiences
operational issues associated with traffic backing up along Burnden Way from the Spirit of Sport
roundabout at busy times. The Aspinall Way access into Rivington Chase will be the most heavily
uses for the access given the linkages it provided to the M61 and A6;
Priority at the police station roundabout would be given to Rivington Chase traffic, to the
detriment of traffic leaving Middlebrook. The roundabout should therefore be signalled;
The exit onto Chorley New Road (Rivington Chase access) should be widened to two lanes or
introduce a roundabout.

Other matters
*
*
*
*

Concern about the Ashworth's Asbestos Tip being disturbed;
Loss of green space;
Impact on the nearby SSSI;
A link road to Mansell Way would be shorter.

2 comments have been received. These raise the following:
*
*

The overall design of the scheme is commended, however believe there are areas where
improvements could be made to the design for pedestrians and cyclists, including the width of
the cycleway, the angle of deviation around bus stops and the design of the roundabouts;
Internal swift bird bricks and hedgehog houses in boundaries should be used in the residential
development (officer comment: dwellings are not being proposed within this application)

Horwich Town Council:- raised an objection at their meeting of 21st February 2019 owing to
concerns about the demolition of the erecting and repair shop, contamination risk from asbestos and
other hazardous materials, and highway safety (they suggested 20mph rather than 30mph). They
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also requested that access was opened up to the proposed cycleways and walkways from Station
Park (this is outside the red edge of the application and not part of the proposed link road).
Blackrod Town Council:- raised concerns at their meeting of 4th March 2019 regarding the
existing road infrastructure and the entrances and exits, removal of the contaminated waste, and
drainage and flooding (particularly in relation to Red Moss).
Consultations
Advice was sought from the following consultees: Highways Engineers, Drainage Officers, Pollution
Control Officers, Greenspace Officers, Tree Officers, Landscape Officers, Public Rights of Way Officer,
Economic Strategy Officers, Strategic Development Unit, Corporate Property Officers, the
Environment Agency, Natural England, Greater Manchester Ecology Unit, Lancashire Wildlife Trust,
Historic England, Greater Manchester Archaeological Advisory Service, Ramblers Association (Bolton
Group), Peak and Northern Footpaths Society, the Open Spaces Society, the Coal Authority, the
National Grid, United Utilities, Greater Manchester Police and the Planning Casework Unit.
As there has been some uncertainty as to whether the red-edge of the application site encroaches
onto third party land, the applicant has served notice on these adjoining landowners, on the 2
August and 9 August. Any decision on this application will not be issued until after 2 September,
which allows for the 21 day notification period to lapse. If any representations are received during
this notification period, these will be given due consideration prior to the issuing of any decision. It
should however be noted that the route of the proposed road does not encroach onto this potential
third party land.
Planning History
91352/14 - Permission was granted (following a Committee approval and a referral to the Secretary
of State) in September 2015 for:
*

*

Part A – Full planning permission for site access, demolition of some and change of use of core
heritage buildings for A1 retail and D2 leisure (both up to 2,500 sqm) plus A2, A3, A4, A5, B1, C1
and D1 uses including car parking, diversions to public rights of way, land remodelling/site
remediation, together with related associated works.
Part B – Outline application for residential development (C3) up to 1,700 dwellings, A1 retail (up
to 2,500 sqm), employment zone of B1 and B2 uses and up to 2,700 sqm of ancillary D1 uses,
children's play area, recreational open space and landscaping together with ecological mitigation
areas, attenuation features and new cycle/pedestrian connections (Means of access details only).

92214/14 - Part A: Full planning application for site access, demolition of some buildings and change
of use of one building to a flexible mix of commercial and community uses (A1/D2/A2/A3/A4/A5 and
D1 uses including car parking), 28 apartments, and associated works. Part B: Outline application for
residential development (C3) for up to 130 dwellings, recreational open space and landscaping and
new pedestrian and cycle routes. This planning application was for part of the Former Horwich Loco
Works site (part of the Heritage Core area). The application was deferred at the Planning Committee
meeting in March 2015 (before planning application 91352/14 was approved) to enable the applicant
to enter into a collaboration agreement with the then Horwich Vision. The applicant (Hong Kong
Racing) is now a member of the collaboration group with the other four landowners of the Loco
Works site. The application was reheard at Planning Committee in February 2018, where the decision
was delegated to the Director for the signing of the Section 106 Agreement.
01373/17 – The first reserved matters application for the erection of 112 dwellings at Rivington
Chase (Bellway Homes) was approved by Committee in January 2018. These dwellings are currently
being built.
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04445/18 – Erection of 2 detached dwellings (on the approved arrival green for the Bellway
development) – refused under delegated powers in December 2018 and subsequently dismissed at
appeal in June 2019.

Applications currently being determined/to be presented at a later date to Committee

06232/19 – Reserved matters application pursuant to outline application 91352/14 for the erection of
402 dwellings (applicants Morris Homes and Network Rail).
06233/19 – Creation of a new access to Station Road and associated works to serve the former
Horwich Loco Works Strategic Site (this road would connect to the proposed link road, to join the
Rivington House access to Station Road, and to provide access to the proposed Network Rail/Morris
Homes development).
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.

No development (excluding site clearance, drainage investigations, demolition, or works relating to
site investigation) shall commence until a remediation strategy to deal with the risks associated with
contamination of the site has been submitted to, and approved in writing by, the Local Planning
Authority. This strategy will include the following components:

* A preliminary risk assessment which has identified:

• all previous uses;
• potential contaminants associated with those uses;
• a conceptual model of the site indicating sources, pathways and receptors; and
• potentially unacceptable risks arising from contamination at the site.
* A site investigation scheme, based on (i) to provide information for a detailed assessment of the
risk to all receptors that may be affected, including those off site.
iii.The results of the site investigation and the detailed risk assessment referred to in (ii) and, based
on these, an options appraisal and remediation strategy giving full details of the remediation
measures required and how they are to be undertaken.
iv. A verification plan providing details of the data that will be collected in order to demonstrate that
the works set out in the remediation strategy in (iii) are complete and identifying any requirements
for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency
action. Any changes to these components require the written consent of the local planning authority.
The scheme shall be implemented as approved.
Reason
To safeguard the amenity of the future occupants of the development and to comply with Core
Strategy policy CG4.

3.

Prior to the commencement of the Open Space Zone A proposals (excluding site clearance, drainage
investigations, demolition, or works relating to site investigation and ground
remediation/stabilisation) the following shall be submitted to and approved in writing by the local
planning authority:
* Undertaking of the scheme of intrusive site investigations, designed by a competent person and
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*
i.

adequate to properly assess the location and condition of mine entry: 363410- 001 and establish
the risks posed to the development from this mining feature;
The submission of a report of findings arising from the intrusive site investigations and any
remedial works and/or mitigation measures considered necessary; and
Implementation of the remedial works and/or mitigation measures.

Any approved remedial works and/or mitigation measure shall be implemented in full and retained
thereafter.
Reason
In the interests of public safety and in order to ensure that the proposed development is safe and
stable, in accordance with the NPPF and policy CG4 of Bolton's Core Strategy.

4.

No development (excluding site clearance, drainage investigations, demolition, or works relating to
site investigation and remediation) shall commence until a scheme to ensure appropriate
compensatory storage and flood risk mitigation has been submitted to, and approved in writing by,
the local planning authority. The scheme must:
ii.

Be informed by a new detailed hydraulic modelling study of the Middle Brook Catchment.
The model study should be based on detailed channel survey of the Middle Brook tributaries
and the results of the hydraulic modelling study should be used to refine the proposed flood
mitigation scheme measures for the site. The scheme should confirm the locations for
compensatory storage in the approximate volume of 3,119m3.

·

Detail proposals that will ensure the floodplain is maintained during the entire construction
period of the development.

·

Conserve and where possible enhance the biodiversity value of the site, promoting the
creation of wetlands wherever possible. Suitable planting of the compensation area should
form part of the scheme. Planting within the compensation area should comprise native
species, preferably of local origin, and bearing in mind the increased frequency and duration
of flooding, whilst maintaining the overall storage capacity.

The scheme shall be fully implemented and subsequently maintained, in accordance with the
scheme’s timing/phasing arrangements, or within any other period as may subsequently be agreed,
in writing, by the local planning authority.
Reason
To prevent and or reduce the risk of flooding and ensure appropriate means of storage/disposal of
surface water from the site, and to comply with policy CG1.5 of Bolton's Core Strategy.

5.

No development (excluding site clearance, drainage investigations, demolition, or works relating to
site investigation) shall commence until full details of the proposed link road drainage design and
surface water attenuation feature in Open Space Zone A, have been submitted to and approved in
writing by the Local Planning Authority. The scheme shall be in accordance with the principles set
out in the approved outline surface water drainage strategy (Appendix 11.3a of the Environmental
Statement Addendum, May 2019).
The development shall thereafter be carried out in accordance with the approved details and
timescales.
Reason
To ensure that the proposed new attenuation ponds are developed in a way that contributes to the
nature conservation value of the site in accordance with policy CG1 of Bolton's Core Strategy.

6.

No development (excluding site clearance, drainage investigations, demolition, or works relating to
site investigation) shall commence, until a method statement to protect retained services (including
the foul sewer network) has been submitted to the Local Planning Authority and approved in writing.
The method statement shall detail the measures to protect the existing on-site united utilities assets
during:
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·
·
·

the site investigation work;
the construction and decommissioning phases; and
the future day to day operation and maintenance of the scheme.

This must include proposals for reinforcements of any crossing points to ensure any assets are
protected from heavy loads during and after construction.
Reason
To ensure a satisfactory form of development and to afford appropriate protection of infrastructure
that crosses the site.

7.

No development (excluding site clearance, drainage investigations, demolition, or works relating to
site investigation and remediation) shall commence until an Ecological Construction Environment
Management Plan (eCEMP) for the onsite ecological enhancements has been submitted to and
approved in writing by the Local Planning Authority. The eCEMP should include all the necessary on
site protection and / or mitigation measures as set out in paragraphs 8.15 to 8.28 of the submitted
Environmental Statement Addendum (Avison Young, May 2019). The development shall thereafter be
carried out in accordance with the approved eCEMP.
Reason
To ensure necessary on site ecological mitigation measures and management regimes are
implemented in accordance with the Environmental Statement and the overarching principles of the
National Planning Policy Framework, and in accordance with policy CG1.2 of Bolton's Core Strategy.

8.

No development shall take place until a scheme for the provision and management of a 5 metre wide
buffer zone alongside the open watercourses shall be submitted to and agreed in writing by the local
planning authority. Thereafter the development shall be carried out in accordance with the approved
scheme and any subsequent amendments shall be agreed in writing with the local planning authority.
The buffer zone scheme shall be free from built development including lighting and formal
landscaping. The scheme shall include:
·
plans showing the detailed extent and layout of the buffer zone, outlined in masterplan (Drwg.
1010-646A, and indicative drainage strategy drawings DR008A)
·
be preferably no less than 5m from bank top of existing waterbodies feeding from Red Moss or
Nellies Clough waterbodies.
·
details clearly demonstrating all land remodelling and remediation works associated with road
construction or required flood compensation requirements within and adjoining riparian buffer
zone
·
details how the buffer zone will be protected during development construction
·
details of any new watercourse crossing design that maintains ecological connectivity and
minimises crossing length.
·
details of any required watercourse diversion,
·
details of any proposed new footpaths, fencing, lighting along riparian corridors
·
details of any landscape reinstatement for waterbodies affected by construction activities.
Reason
In order to prevent development encroaching on watercourses/wetlands and harming their ecological
value in accordance with policy CG1 of the Bolton Council LDF Core Strategy and the NPPF.

9.

No development shall take place until a detailed method statement for removing or the long-term
management / control of Japanese knotweed and Himalayan balsam on the site shall be submitted to
and approved in writing by the local planning authority. The method statement shall include
measures that will be used to prevent the spread of Japanese knotweed and Himalayan balsam
during any operations e.g. mowing, strimming or soil movement. It shall also contain measures to
ensure that any soils brought to the site are free of the seeds / root / stem of any invasive plant
covered under the Wildlife and Countryside Act 1981, as amended. Development shall proceed in
accordance with the approved method statement.
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Reason
To ensure the safe development of the site and eradication of an invasive species and to comply with
policy CG1 of Bolton’s Core Strategy.

10.

Prior to any earthworks taking place a reasonable avoidance measures method statement for reptiles
shall be supplied to and agreed in writing by the LPA. The method statement will include details of
any:
·
Precautionary surveys;
·
Methodology for removal of vegetation;
·
Timing of works;
·
Phasing of works;
·
Clerking of works;
·
Details of how arisings and materials on site will be stored and;
·
Protocols in the event that common lizard are found.
Reason
To safeguard the habitats of protected species and to comply with policy CG1 of Bolton’s Core
Strategy.

11.

Prior to commencement of earthworks a survey of the site and within 30 metres of the boundaries
for badger setts will occur and the findings supplied to and agreed in writing by the local planning
authority.
Reason
To safeguard the habitats of protected species and to comply with policy CG1 of Bolton’s Core
Strategy.

12.

No development shall take place until a plan detailing the protection and necessary mitigation
measures for populations of water vole and their associated habitat is submitted and approved by the
Council. Any change to operational, including management responsibilities shall be submitted to and
approved in writing by the local planning authority. The water vole protection plan shall be carried
out in accordance with a timetable for implementation as approved. The scheme shall include the
following elements:
·
·
·

details of design and construction processes that minimise or avoid protected species impacts
and adhere to the Water Vole conservation handbook.
details of appropriate mitigation where construction impacts cannot be avoided.
details of new SuDS drainage from new access road to waterbodies.

Reason
To safeguard the habitats of protected species and to comply with policy CG1 of Bolton’s Core
Strategy.

13.

No demolition of the Erecting and Repair Shop shall commence unless and until the applicant or their
agents or successors in title has secured the implementation of a programme of archaeological
works. The works are to be undertaken in accordance with a Written Scheme of Investigation (WSI)
submitted to and approved in writing by the local planning authority. The WSI shall cover the
following:
1. A phased programme and methodology of investigation and recording to include:
- historic building survey (Historic England Level 3)
- an archaeological watching brief with contingency
2. A programme for post-investigation assessment to include:
- analysis of the site investigation records and finds
- production of final reports on the significance of the archaeological and historical interest
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represented
- recommendations for the reuse or recycling of elements of the building that possess historical
interest, either on site in the form of public art, public realm works or as part of a Heritage Trail, or
off site in an appropriate location such as a local heritage railway organisation or similar
3. Deposition of the final reports with the Greater Manchester Historic Environment Record
4. Dissemination of the results commensurate with their significance
5. Provision for archive deposition of the report and records of the site investigation.
6. Nomination of a competent person or persons/organisation to undertake the works set out within
the approved WSI.
7. Implementation of any approved recommendations for reuse or recycling of elements of the
building that possess historical interest.
Reason
In accordance with NPPF Section 16, Paragraph199 - To record and advance understanding of
heritage assets impacted on by the development and to make information about the archaeological
heritage interest publicly accessible.

14.

No development affecting the Nellies Clough Brook culvert (excluding site clearance, demolition,
ground works or works relating to site investigation and remediation) shall commence until a scheme
for works to and / or modification of the culvert are submitted to and approved in writing by the
Local Planning Authority in consultation with the Environment Agency. This shall include details of the
line, depth, size and condition of the culvert, details of any required remedial works to replace, divert
or open up the culvert, and timescales for its implementation.
Reason
To reduce the risk of flooding by ensuring the satisfactory storage of/disposal of surface water from
the site and to ensure ease of access to the watercourse, in accordance with policy CG1 of the
Bolton's Core Strategy.

15.

Prior to the commencement of works in relation to any drainage culvert reconstruction, a
comprehensive program of surveys of the existing drainage network and a scheme for abandonment,
(if required) should be submitted to, and approved in writing by the Local Planning Authority.
The development shall thereafter be carried out in accordance with the approved details.
Reason
To reduce the risk of flooding, in accordance with policy CG1 of the Bolton's Core Strategy.

16.

No development within Open Space Zone A (excluding site clearance, drainage investigations,
demolition, or works relating to site investigation and remediation) shall commence until a landscape
management plan, including long term design objectives, management responsibilities and
maintenance schedules, shall be submitted to and approved in writing by the local planning authority.
The landscape management plan shall be carried out as approved and any subsequent variations
shall be agreed in writing by the local planning authority. The scheme shall include the following
elements:
·
details of maintenance regimes
· details of any new habitat created on site including de-culverting of sections of Nellies Clough,
diverted sections of Middle Brook, and potential flood compensation wetlands areas
· details of treatment of site boundaries and/or buffers around water bodies
· details of management responsibilities
·
details as to how retained semi natural greenspaces will be maintained over the longer term and
named body responsible for management plus production of detailed ecological management
plan.
Reason
To ensure the protection of wildlife and supporting habitat on site and secure opportunities for the
enhancement of the nature conservation value on the site in accordance with policy CG1 of the
Bolton's Core Strategy and the NPPF.

30

17.

No part of the development which adjoins the boundaries of the designated Red Moss Site of Special
Scientific Interest (SSSI) or Site of Biological Interest (SBI) shall take place until, a detailed scheme
for the provision and management of an ecological/greenspace buffer zone has been submitted to
and approved in writing by the Local Planning Authority. Thereafter the development shall be carried
out in accordance with the approved scheme and any subsequent amendments shall be agreed in
writing with the Local Planning Authority. The buffer zone shall be free from built development
including lighting and formal landscaping. The scheme shall include:
·
detailed plans showing the extent and layout of the buffer zone including a number of cross
sections through the ecological buffer to adjoining new development.
·
details demonstrating all land remodelling or remediation works within or adjoining buffer zone.
·
details of retained or enhanced semi-natural or BAP habitats in buffer zone.
·
details of any surface water diversions, if sought.
·
details demonstrating how the buffer zone will be protected during development
·
details of any proposed footpaths, fencing and lighting.
Reason
In order to prevent development encroaching on watercourses/wetlands and harming their ecological
value in accordance with policy CG1 of the Bolton's Core Strategy and section 11 of the NPPF.

18.

No part of the new road infrastructure which would affect an existing public right of way shall be
constructed until a strategy for the temporary and/or permanent diversion of the public rights of way
affected by this part of the development has been submitted to and approved in writing by the Local
Planning Authority. The Strategy shall include plans showing the existing and proposed
diverted/amended routes of the public rights of way as necessary; details of the design and materials
and details of any temporary or permanent road crossings where necessary. The Aspinall Way access
road shall not be brought into use until the strategy has been carried out in accordance with the
approved details.
Reason
In the interests of highway safety and public access in accordance with policies S1, P3 and CG4 of
Bolton Council’s LDF Adopted Core Strategy and Allocations Plan Policy P8AP.

19.

If, during the course of development, contamination not previously identified is found to be present,
no further works shall be undertaken in the affected area and the contamination shall be reported to
the Local Planning Authority as soon as reasonably practicable (but within a maximum of 5 days from
the find). Prior to further works being carried out in the identified area, a further assessment shall be
made and appropriate action agreed with the Local Planning Authority.
Reason
To safeguard the amenity of the future occupants of the development and to comply with Core
Strategy policy CG4.

20.

If the demolition hereby approved (Dwg No. 1010-702) does not commence before 30 April 2020,
the building will be reassessed for bat roosting potential and the findings supplied to and agreed in
writing by the Local Planning Authority.
Reason
To safeguard the habitats of protected species and to comply with policy CG1 of Bolton’s Core
Strategy.

21.

An archaeological watching brief shall be undertaken during road construction groundworks to
monitor the archaeological potential of the material disturbed and to record deposits and finds of
interest that come to light. If particularly sensitive/significant archaeological remains are exposed
then an identified contingency fund should be accessed to allow an archaeology team to undertake a
detailed investigation and to allow for conservation and scientific analyses.
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Reason
There is potential to disturb peat which might contain organic materials from the prehistoric and
Roman periods as has been found elsewhere in Red Moss, and to comply with paragraph 199 of the
NPPF.

22.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Site Location Plan (Dwg Ref: 1010-700 G)
Cross Section 1 (Dwg No. 1010-616 B)
Cross Section 2 (Dwg No. 1010-617 B)
Demolition Plan (Dwg No. 1010-702)
PROW Plan (Dwg No. 1010-703 A)
Road General Arrangement Overview and Key Plan (Dwg No. 757-010-001 Rev B)
Road General arrangement Sheet 1 of 3 (Dwg No. 757-010-002 Rev A)
Road General arrangement Sheet 2 of 3 (Dwg No. 757-010-003 Rev B)
Road General arrangement Sheet 3 of 3 (Dwg No. 757-010-004 Rev A)
Rivington House Access Roundabout (Dwg No. 757-010-005)
Armstrong Access Roundabout (Dwg No. 757-010-006 Rev A)
Aspinall Way Roundabout (Dwg No. 757-010-007)
Road Vertical Alignment Sheet 1 of 5 (Dwg No. 757-010-008)
Road Vertical Alignment Sheet 2 of 5 (Dwg No. 757-010-009)
Road Vertical Alignment Sheet 3 of 5 (Dwg No. 757-010-010)
Road Vertical Alignment Sheet 4 of 5 (Dwg No. 757-010-011)
Road Vertical Alignment Sheet 5 of 5 (Dwg No. 757-010-012)
Street Lighting Layout Sheet 1 of 3 (Dwg No. 757-010-013)
Street Lighting Layout Sheet 2 of 3 (Dwg No. 757-010-014)
Street Lighting Layout Sheet 3 of 3 (Dwg No. 757-010-015)
Landscape Key Plan (Dwg No. 1010-646)
Link Road Landscape General Arrangement Sheet 1 of 13 (Dwg No. 1010-600 B)
Link Road Landscape General Arrangement Sheet 2 of 13 (Dwg No. 1010-601 A)
Link Road Landscape General Arrangement Sheet 3 of 13 (Dwg No. 1010-602 A)
Link Road Landscape General Arrangement Sheet 4 of 13 (Dwg No. 1010-603 A)
Link Road Landscape General Arrangement Sheet 5 of 13 (Dwg No. 1010-604 A)
Link Road Landscape General Arrangement Sheet 6 of 13 (Dwg No. 1010-605 A)
Link Road Landscape General Arrangement Sheet 7 of 13 (Dwg No. 1010-606 B)
Link Road Landscape General Arrangement Sheet 8 of 13 (Dwg No. 1010-607 A)
Link Road Landscape General Arrangement Sheet 9 of 13 (Dwg No. 1010-608 A)
Link Road Landscape General Arrangement Sheet 10 of 13 (Dwg No. 1010-609 A)
Link Road Landscape General Arrangement Sheet 11 of 13 (Dwg No. 1010-610 A)
Link Road Landscape General Arrangement Sheet 12 of 13 (Dwg No. 1010-611 A)
Link Road Landscape General Arrangement Sheet 13 of 13 (Dwg No. 1010-612 A)
Link Road Landscape Planting Plan Arrangement Sheet 1 of 13 (Dwg No. 1010-630 A)
Link Road Landscape Planting Plan Arrangement Sheet 2 of 13 (Dwg No. 1010-631 A)
Link Road Landscape Planting Plan Arrangement Sheet 3 of 13 (Dwg No. 1010-632 A)
Link Road Landscape Planting Plan Arrangement Sheet 4 of 13 (Dwg No. 1010-633 A)
Link Road Landscape Planting Plan Arrangement Sheet 5 of 13 (Dwg No. 1010-634 A)
Link Road Landscape Planting Plan Arrangement Sheet 6 of 13 (Dwg No. 1010-635 A)
Link Road Landscape Planting Plan Arrangement Sheet 7 of 13 (Dwg No. 1010-636 B)
Link Road Landscape Planting Plan Arrangement Sheet 8 of 13 (Dwg No. 1010-637 A)
Link Road Landscape Planting Plan Arrangement Sheet 9 of 13 (Dwg No. 1010-638 A)
Link Road Landscape Planting Plan Arrangement Sheet 10 of 13 (Dwg No. 1010-639 A)
Link Road Landscape Planting Plan Arrangement Sheet 11 of 13 (Dwg No. 1010-640 A)
Link Road Landscape Planting Plan Arrangement Sheet 12 of 13 (Dwg No. 1010-641 A)
Link Road Landscape Planting Plan Arrangement Sheet 13 of 13 (Dwg No. 1010-642 A)
Tree Pit Detail- Grassed Area (Dwg No. 1010-627)
Tree Pit Detail- Wildflower Area (Dwg No. 1010-628)
Open Space Landscape General Arrangement Sheet 1 of 2 (Dwg No. 1010-620 H)
Open Space Landscape General Arrangement Sheet 2 of 2 (Dwg No. 1010-621 J)
Open Space Landscape Planting Plan Sheet 1 of 2 (Dwg No. 1010-625 C)
Open Space Landscape Planting Plan Sheet 1 of 2 (Dwg No. 1010-626 D)
Tree Pit Detail- Soft Areas (Dwg No. 1010-629)
No Dig Footpath (Dwg No. 1010-614 A)
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Entrance Features (Dwg No. 1010-618 A)
Viewing Platform (Dwg No. 1010-619)
Stone Wall and Cycle Chicane Details (Dwg No. 1010-649)
Play area (Dwg No. 1010-650 A)
Environmental Impact Assessment, Volumes 1-3, Avison Young, January 2019
Environmental Impact Assessment Addendum, Volumes 1-3, Avison Young, May 2019
Reason
For the avoidance of doubt and in the interests of proper planning.
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minimum of 300mm sub soil covered with 300mm topsoil
giving a minimum depth of soil coverage of 600mm. The
depth of sub soil is to be increased to a minimum of
500mm over asbestos tips giving a minimum depth of soil
coverage of 800mm.
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drawing title

Engineers to confirm: extent and methodologies of the
remediation measures; design of SUDS ponds including
access tracks; structural stability/reinforcement of slopes
including top and sub soils; depth of top and sub soils;
extent of tree/purpose
vegetation removal

Where no contours are shown existing contours are to be
retained

All placed soils to be to open space standards.

Soils inside the access tracks to the SUDS ponds to be
specified by engineers.

All sub and top soils to be freely draining.

All topsoil to comply with BS 3882:2007 'Specification for
topsoil and requirements for use'. Topsoil to be spread
across seeded and woodland areas to be to classification
'specific purpose topsoil, low fertility'. Each tree and shrub
to be planted with 0.1m3 topsoil of classification
'multipurpose grade'.

Areas to receive wildflower seed mix only to receive a
minimum of 450mm sub soil covered with 150mm topsoil
giving a minimum depth of soil coverage of 600mm. The
depth of sub soil is to be increased to a minimum of
650mm over asbestos tips giving a minimum depth of soil
coverage of 800mm.

Areas to be planted with woodland mixes to receive a
minimum of 300mm sub soil covered with 300mm topsoil
giving a minimum depth of soil coverage of 600mm. The
depth of sub soil is to be increased to a minimum of
500mm over asbestos tips giving a minimum depth of soil
coverage of 800mm.

NOTE

Middle Brook Buffer Zone Boundary

Nellie's Clough Buffer Zone Boundary

Hedgerow

Ecological Pond - See ecologists drawing for detail

Prickly planting mix to prevent access into SBI

Proposed entrance feature
Details on drawing number 1010-618

Proposed wildflower seed mix
for damp areas

Proposed wildflower seed mix
for woodland and general areas

Proposed Woodland Core planting

Proposed woodland edgeplanting

Existing grassland retained

Levels to be refined after detailed slope and stability measures
TBC after site investigation to engineers specification

Existing trees/shrubs retained

gravel finish (2 metres wide) refer to detail on drawing 1010-614

Proposed footpath/cycleway, self-binding

Proposed contour at 1 metre intervals

Open Space Zone A Boundary
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Date of Meeting: 22/08/2019
Application Reference:

05815/19

Type of Application:
Registration Date:
Decision Due By:
Responsible
Officer:

Full Planning Application
23/04/2019
17/06/2019
Jeanette Isherwood

Location:

444A DARWEN ROAD, BROMLEY CROSS, BOLTON, BL7 9HZ

Proposal:

CHANGE OF USE FROM A SALON TO A DOG CRECHE/TRAINING
UNIT

Ward:

Bromley Cross

Applicant: Estilo
Agent :

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
· Dog creche facilities would be offered in morning and afternoon sessions, each for a maximum of
five animals. Training would be offered for one hour sesssions in the evenings, again for up to
five animals with the last sesssion finishing at different times depending on the day , but no later
than 2000 hours.
· No training or exercise would take place in the rear yard and no animals will be accommodated
overnight. No activities would take place on Sundays.
Proposal
1. The application proposes the change of use of the property from a hair salon to a dog creche and
training facility.
2. Dog creche facilities would be offered in two sessions - one morning and one afternoon session
with a maximum of five dogs at each session, with each session lasting approximately three
hours. Training would be offered in the early evenings in the form of one hour sessions with no
more than five dogs at each session, at which owners may also be present.
3. The two operations, creche and training, would take place independently and not in conjunction
with one another.
4. The proposed opening hours are as follows:Monday
Tuesday
Wednesday

0900 - 1900
0900 - 2000
0900 - 2000
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Thursday
Friday
Saturday

0900 - 1800
0900 - 1800
0900 - 1600

5. No activities would take place on Sundays and no animals would occupy the building overnight.
Dogs would only be allowed outside to eliminate, which would be supervised and in a
designated, secure area of the yard. No external alterations are proposed to the building.
Site Characteristics
6. This is a mid terraced property in a row of shops. Adjacent to the north-west is a hair salon with a
mini-market on the other side. Some of the shops have residential flats above. The immediate
vicinity is a mix of small independent businesses and residential dwellings, particularly to the
north and south to the rear of Darwen Road. There are no parking restrictions in force on the
highway directly outside the property and it is informally though frequently used for parking and
servicing in relation to this parade of commercial properties.
7. The site is not allocated for any specific purpose within the development plan and does not form
part of an allocated shopping centre. The allocated Bromley Cross Local Shopping Centre lies
approximately 700m to the south east.
8. The rear of the site is bounded by a 1.8 metre high fence with a roller shutter door to the rear.
To the rear are two rows of terraced properties sited at a 90 degree angle to the site and
separated by a back street.
Policy
Core Strategy policies: S1 Safety; P5 Accessibility; CG4 Compatible Uses; OA5 North Bolton
National Planning Policy Framework (NPPF)
SPD Accessibility, Transport and Safety
Analysis
9. 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.
10. The main impacts of the proposal are:* impact on neighbouring residential amenity
* impact on parking and the highway
Impact on Neighbouring Residential Amenity
11. 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 or noise.
12. Paragraph 170 of the National Planning Policy Framework states that planning decisions should

45

prevent new and existing development from contributing to unacceptable levels of pollution,
including from noise. Development should, wherever possible, help to improve local
environmental conditions.
13. The creche facility would mainly operate between 0900 and 1600 hours in two separate three
hour sessions. The applicant expects the facility to be used as a "base" in the daytime so that
dogs could be picked-up, walked and then offered somewhere to train before they are dropped
off with their owners. The evening sessions would be in single hour intervals, mostly with owners
present for instruction on training methods etc. Dogs would be supervised at all times.
14. Neighbouring residents have raised concerns over noise from barking dogs as well as smells from
the rear yard and that the site is unacceptable for use as dog kennels. With regard to these
objections it is noted that the premises would be occupied by a maximum of five dogs at anyone
time and may not neccessarily be continuous. It is also noted that the facility would not be used
as dog kennels where dogs are housed externally in crates or cages over a 24 hour period. The
dogs would only be allowed in the yard to eliminate and this would be supervised and cleaned at
the time in line with Health and Safety and Animal Welfare procedures. No training would take
place outside the building and no animals would occupy the building overnight.
15. Furthermore, it is considered that the number of dogs on the premises could be similar to any
private residence, which are not governed by the practices required to run a facility such as this.
Environmental Health have been consulted and have raised no objections to the proposal subject
to opening hours and noise insulation. Conditions would be added to the approval in this regard.
16. For the reasons given above, the proposal is considered to comply with Core Strategy Policy CG4.
Impact on Parking and the Highway
17. 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.
18. Paragraph 109 of the National Planning Policy Framework states that development should only be
prevented or refused on highways grounds if there would be an unacceptable impact on highway
safety or the residual cumulative impacts on the road network would be severe.
19. No parking spaces are to be provided at the property. Highways Engineers were consulted on the
proposal and commented that "the proposed change of use would potentially generate the
same level of traffic/on-street parking in comparison to its extant use as an hair salon. Acting on
this, the Local Highway Authority cannot reasonably object to what is being proposed under this
application."
20. On the basis of the above information the proposal is considered to comply with Core Strategy
policy P5 and S1.
Conclusion
21. For the reasons discussed above the proposal is considered to comply with Core Strategy policies
CG4, P5 and S1. The application is therefore recommended for approval
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Representation and Consultation Annex
Representations
Letters:- 17 letters of support have been received with their comments as follows:
·
·
·
·
·
·
·
·
·

the business will be a benefit to Bromley Cross as this area is very popular with dog owners
there is no facility within the wider area that provides such a service
the hours suit working families and dog owners
the dog grooming salon at the end of the row would compliment the service
the owner is a well established business woman within the area
great facility for the numerous dog owners in the area who struggle to train their dogs
good opportunity to work with an experienced, qualified dog trainer
the owner of the business is dedicated to dog training
more well behaved dogs is an asset to the area.

11 letters of objection have been received with concerns as follows:
·
·
·
·

dog mess outside causing smells
excessive noise from barking dogs all day
increase in volume of traffic
dog kennels unacceptable in this vicinity

The objections have been discussed within the main body of this report.
Elected Members:- Councillor Greenhalgh requested that the application be brought before the
Council's Planning Committee.
Consultations
Advice was sought from the following consultees: Highways, Pollution Control
Planning History
The site has no 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.

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 external lighting/floodlighting. The lighting
shall be designed to an illumination value of no more than 5 lux at the nearest residential property.
The beam angle of any lights directed towards any potential observer should be kept below 70
degrees. Spill shields should also be fitted. The approved scheme shall be implemented in full before
the development is first brought into use and retained thereafter.
Reason
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To safeguard the character and appearance of the locality and to prevent light pollution and in order
to comply with Bolton's Core Strategy policies CG3 and CG4

3.

Before the approved development is brought into use, a scheme shall be submitted to and approved
in writing by the Local Planning Authority specifying the provision to be made to control [externally
generated] noise emanating from the site. 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 in order to
comply with Bolton's Core Strategy policy CG4

4.

No activities shall take place and no outside the following hours:-

·
·
·
·
·
·

Monday 09:00-19:00
Tuesday 09:00-20:00
Wednesday 09:00-20:00
Thursday 09:00-18:00
Friday 09:00-18:00
Saturday 09:00-16:00

No opening shall take place on Sundays or Bank Holidays.
Reason
To safeguard the living conditions of residents and the amenity and character of the area with regard
to noise and/or disturbance and in order to comply with Bolton's Core Strategy policies CG3 and CG4.

5.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed floor plan - scanned 23/04/19
Proposed site plan - scanned 02/04/19
Reason
For the avoidance of doubt and in the interests of proper planning.

6.

The premises shall be used as a dog creche and training facility and for no other purpose.
Reason
For the avoidance of doubt as to what is permitted.

7.

No more than five dogs shall be permitted within the premises at any one time and no animals shall
be accommodated at the premises overnight.
Reason
For the avoidance of doubt as to what is permitted.
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444a, Darwen Road, Bromley Cross, Bolton, BL7 9HZ

Site Plan shows area bounded by: 371671.93, 413610.74 371813.35, 413752.16 (at a scale of 1:1250), OSGridRef: SD71741368. The representation of a road, track or path is no evidence of a right of
way. The representation of features as lines is no evidence of a property boundary.
Produced on 1st Apr 2019 from the Ordnance Survey National Geographic Database and incorporating surveyed revision available at this date. Reproduction in whole or part is prohibited without the
prior permission of Ordnance Survey. © Crown copyright 2019. Supplied by www.buyaplan.co.uk a licensed Ordnance Survey partner (100053143). Unique plan reference: #00408508-7790FC
Ordnance Survey and the OS Symbol are registered trademarks of Ordnance Survey, the national mapping agency of Great Britain. Buy A Plan logo, pdf design and the www.buyaplan.co.uk website
are Copyright © Pass Inc Ltd 2019
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Application number
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Town Hall, Bolton, Lancashire, BL1 1RU

Directorate of Place
Development Management Section

Telephone (01204) 333 333

Reproduction from the Ordnance Survey Map with the
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Copyright and may lead to prosecution or civil proceedings.
Crown Copyright and database rights 2018. 0100019389

Date of Meeting: 22/08/2019
Application Reference:
Type of Application:
Registration Date:
Decision Due By:
Responsible
Officer:

06143/19
Full Planning Application
21/05/2019
15/07/2019
Chris Hammersley
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Location:

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

Proposal:

ERECTION OF SINGLE STOREY EXTENSION TO PROVIDE 2NO.
ADDITIONAL CLASSROOMS, INFILL EXTENSION TO EXISTING
INTERNAL COURTYARD AREA, INTERNAL REMODELLING
WORKS AND FORMATION OF AN ADDITIONAL ACCESS/EGRESS
POINT TO THE NORTH OF THE SCHOOL SITE

Ward:

Breightmet

Applicant: SS Osmund & Andrew RC Primary School
Agent :
Arcadis

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
·
·
·
·

The school is currently 1.5 form entry and with financial support and direction via the Local
Authority is required to expand to a 2-form entry primary school to address the shortfall of pupil
spaces in Bolton.
Two classrooms and an infill area are proposed, expanding the available by circa 250 square
metres.
Whilst proposals for school expansions can be contentious, the increase in space proposed is
relatively small and it is considered that any proportionate impact on the local highway network is
outweighed by the benefits to improved education provision in the form of new school places
The application is before Committee as Officers consider that the expansion of this school (albeit
a relatively small expansion) raises public interest issues that justify a decision by Elected
Members.

Proposal
1. The applicant seeks approval for two additional single-storey classroom extensions to be
constructed to the north east of the school site together with a single-storey infill extension to
the existing courtyard which will be built on part of the footprint of the buildings to be
demolished. The new classrooms will accommodate an increase in pupil numbers. The infill
extension to the existing courtyard would be a multi-use space.
2. The school is currently 1.5 form entry and with financial support and direction via the Local
Authority is required to expand to a 2-form entry primary school to address the shortfall of pupil
spaces in Bolton.
3. The gross internal floor space of the new classrooms and the infill extension would be
approximately 250sqm. The proposed extensions would closely match that of the construction of
the existing building in terms of scale and finish comprising a combination of materials. The new
classrooms extension would be visible from the rear of the houses on Kilbride Avenue, though in
terms of the overall character of its surroundings. The infill extension would be built on part of
the footprint of the buildings to be demolished. The infill extension has been designed to mirror
the finished heights of the existing courtyard buildings whilst tying in with existing roof pitches
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to avoid causing negative aesthetic impact, with fully glazed windows to allow both natural light
and ventilation provision. The construction of the classroom and infill extension would be two
tone facing brickwork, timber cladding above windows, render with painted white finish and a
sloping roof (to match existing gradient of the current roof) with bitumen felt finish and white
aluminium external doors.
4. The proposal includes a new pedestrian access across the school site from the Crinian Way
footpath linking Moffat Close and Connel Close, again to the north of the existing school.
Site Characteristics
5. The school is located within a residential area. Residential properties are situated well back from
the eastern boundary with the houses on Kilbride Avenue with the rear of those residential
neighbours facing the proposed classrooms. The topography of the site is flat and the grounds to
the school are open and expansive.
Policy
6. Core Strategy Policies SO2 Access to Education, SO5 Bolton's Economy, SO6 Accessibility and
Infrastructure, SO9 Crime and Road Safety, SO10 Climate Change, SO11 Built Heritage, SO12
Biodiversity, SO16 Community Cohesion and Access, A1 Primary Education, P5 Transport, S1
Crime and Road Safety, CG3 Design and the Built Environment, CG4 Compatible Uses, SC2
Cultural and Community Facilities, RA3 Breightmet
7. Supplementary Planning Documents General Design Principles, Building Bolton, Sustainable
Design and Construction, Accessibility, Transport and Road Safety
8. National Planning Policy Framework (June 2019) Promoting healthy and safe communities,
promoting sustainable transport, making effective use of land, achieving well-designed places
Analysis
9. 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.
10. The main impacts of the proposal are:*
*
*
*

impact
impact
impact
impact

on
on
on
on

the
the
the
the

character and appearance of the area
living conditions enjoyed at nearby residential properties
road network and sustainable travel
provision of education

Impact on the Character and Appearance of the Area
11. 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
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scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment including hard and soft landscaping and boundary treatment.
12. Policy RA3 relates specifically to the Breightmet area and requires development to introduce
increased levels of high quality, distinctive design that will enhance the local area and respect
the large amounts of open space and recreational open space in Breightmet. Development
should take special care to incorporate high quality soft landscaping and green amenity spaces
using native plant species, particularly those identified in the Landscape Character Appraisal
13. Section 12 of the National Planning Policy Framework "Achieving Well-designed Places" identifies
that the creation of high-quality buildings and places is fundamental to what the planning and
development process should achieve. Good design is a key aspect of sustainable development,
creates better places in which to live and work and helps make development acceptable to
communities. Para 127 further states that planning policies and decisions should ensure that
developments will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development; are visually attractive as a result of good
architecture, layout and appropriate and effective landscaping; are sympathetic to local character
and history, including the surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change (such as increased densities);
optimise the potential of the site to accommodate and sustain an appropriate amount and mix of
development (including green and other public space) and support local facilities and transport
networks and lastly to create places that are safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity for existing and future users, and where
crime and disorder, and the fear of crime, do not undermine the quality of life or community
cohesion and resilience.
14. The main issue is whether the appearance of the proposed extensions would detract from the
character and appearance of the surrounding area. The proposed classrooms draw level with
existing classrooms on the eastern elevation of the school. The new classrooms extension would
be visible from the rear of the houses on Kilbride Avenue in terms of the overall character of its
surroundings. It is considered that the proposed classrooms extension by reason of its size,
projection, location and proximity to residential properties to the eastern side would not detract
from the residential surroundings. The infill extension to the existing courtyard has been
designed to mirror the finished heights of the existing building, is of good quality design and
would be built on part of the footprint of the buildings to be demolished. In the context of the
site, it is considered that the accommodation proposed would not be out of scale or detract from
the appearance of the school and would closely match that of the construction of the existing
building in terms of finish.
15. A soft and hard landscaping condition is required to minimise the visual impact. Soft landscaping
would comprise re-turfing areas of damaged grass and additional hedge planting in mitigation
for the loss of trees or hedges that would require removal on the northern boundary of the
proposed extensions where excavations would be required onto the banking. Hard landscaping
elements comprise of grading the existing levels back to the change in levels to the level at the
junction of the playground and playing field would be required to provide a level surface on
which to construct the proposed new extension whilst still retaining access to the perimeter of
the building. As part of these works, a new gabion wall with stone fill (to match existing) would
be constructed to provide structural support to earth due to be graded back. It includes a new
pedestrian access/egress across the school site from the Crinian public footpath linking Moffat
Close and Connel Close to the north of the school.
16. For the above reasons, the impact on the character and appearance of the areas is considered to
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be acceptable.
Impact on the Living Conditions Enjoyed at Nearby Residential Properties
17. Policy CG4 of Bolton's Core Strategy states, amongst other things, that the Council will ensure
that new development is compatible with surrounding land uses and occupiers, protecting
amenity, and that development should not generate unacceptable noise.
18. There is potential for local residents to experience noise and disturbance by way of parents
parking on the road to drop off or pick up their children during the peak hours. There would be
an increase in the number of people using the school and this additional development at the
school is likely to result in some increase in vehicle usage. It is recognised that traffic to the
school site has the potential to affect the environment of the residents in the area. However, the
Council's Environmental Health Officers made no comment in relation to noise and disturbance.
19. In the absence of any substantiated evidence to support the concerns of the local residents in
relation to noise and disturbance and bearing in mind that the relevant Council made no
comment in relation this matter, it is considered that the noise and disturbance by way of the
comings and goings of the frequency of the vehicle activity would not be significantly worsened.
20. For the reasons set out above, it is considered that the proposed extensions are acceptable and
would not result in undue impact on the living conditions of the neighbours in terms of outlook
and the noise and disturbance would not be significantly worsened. Therefore, the proposal
would not result in harm to living conditions, in accordance with Policy CG4 of the Bolton
adopted CS which seeks to ensure that new development is compatible with surrounding land
uses and occupiers, protecting amenity, and that development should not generate unacceptable
noise.
Impact on the Road Network and Sustainable Travel
21. Policy S1 of Bolton's Core Strategy seeks to, amongst other things, promote road safety. Policy
P5 states, amongst other things, that the Council will take into account accessibility and prioritise
sustainable transport (incl. walking, cycle storage, public transport), and parking standards (incl.
parking for cycles). Bolton Accessibility, Transport and Road Safety SPD which requires new
development to reduce the need to travel by car, and encourage people who live, work and visit
to walk, cycle and use public transport.
22. Paragraph 109 of the National Planning Policy Framework states that development should only be
prevented or refused on highways grounds if there would be an unacceptable impact on highway
safety or the residual cumulative impacts on the road network would be severe.
23. Concerns have been raised by a number of local residents regarding the safety and extra demand
on parking in an already congested area, in particular the parents parking on the road to drop
off/pick up their children during the peak hours. However, Highways have not objected to the
application. They comment that owing to the surrounding highway network and the planning
consents that have been granted on site, they are limited to what can be done in order to
alleviate the traffic related issues. Highways also comment that the technical evidence available
(in the form of accident data) is that this part of Brodick Drive is not dangerous. They also note
that there is no information with the submission in the form of a Transport Statement in order to
justify what the potential transport issues arising out of development proposal would be at that
location and what mitigation measures the school is proposing to implement in order to help
alleviate concerns, though there would be an increase in the number of people using the school.
However, there is no indication within the application as to what the increase in two-way vehicle
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movements (dropping off/picking up their children) at peak time per hour is likely to be
generated by the proposed development. In addition, there is no indication within the application
as to whether the extended school would broaden the use of the education site and the activities
on offer which would result in the increase in vehicular traffic outside normal school hours.
24. However, in the absence of any substantiated evidence to support the concerns of the local
residents, and given the stated position of the local highway authority, it is considered that
transport issues arising out of the development proposal would be acceptable.
25. The application indicates that it is proposed to provide an additional pedestrian access route onto
Crinan Way as part of this development proposal. A condition is necessary to secure the link.
26. The existing school is reliant on the existing parking provision of the school (19 spaces) in order
to support this application. A condition is necessary to secure 2no. new spaces for staff (i.e. one
space for each of the two new classrooms) in order to comply with the Council’s parking
standards for, which would also help to reduce potential road safety and residential amenity
issues at this location. Therefore, the condition would require a proposed site plan to show 21
parking spaces.
27. Engineers also consider that the school should provide a new or revised School Travel Plan for
the proposed development as it increases capacity that may lead to congestion problems that
could be mitigated through such an approach. A Travel Plan is a specific package of measures
designed to encourage pupils, parents, staff and visitors to use sustainable modes of transport to
get to and from school. The measures utilised would vary depending on the size, nature and
location of the school but would facilitate active, healthy and sustainable travel to school as an
alternative to private car. A Travel Plan condition is required in the interests of sustainability with
measures contained within the approved Travel Plan are implemented.
28. For the reasons set out above, it is considered that the proposed development would not result in
a harmful effect on the free flow of traffic or on highway safety and would therefore not be in
conflict with the relevant policies of the Core Strategy or paragraph 109 of the National Planning
Policy Framework.
Impact on the Provision of Education
29. The Core Strategy notes that a well-educated and trained workforce will make a major
contribution to Bolton's future economic success. It also notes that Policy SO2 of Bolton's Core
Strategy is a strategic objective and seeks to, amongst other things, provide everyone in Bolton
with the chance to learn by transforming Bolton's schools and colleges with new buildings and
improved services. Policy A1 of Bolton's Core Strategy is part of the "Achieving Bolton"
Sustainable Community Strategy theme and states that the Council and will support the
development of secondary schools in accessible locations along transport corridors and in
renewal areas / support the development of primary schools in locations accessible to the
communities they serve / re-use any redundant school sites to support regeneration priorities
/ensure that new developments contribute appropriately through planning contributions to meet
the educational and training needs that they generate.
30. Para 10 of the National Planning Policy Framework states that at the heart of the the
Government's planning policy is the presumption in favour of sustainable development. The
Government attaches great importance to promoting healthy and safe communities stating that
it is important that a sufficient choice of school places is available. Local planning authorities
should give great weight to the need to create, expand or alter schools in order to meet the local
needs.
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31. The Council's Pupil Planning Unit assesses the need for the expansion of school places and
appropriately targets Department of Education funding in order to achieve this. The school is
currently a 1.5 form entry and, with financial support and direction from the Local Authority, is
required to expand to a 2-form entry primary school to address the shortfall of pupil spaces in
Bolton.
32. There is an educational need for the additional accommodation. Therefore, the proposal complies
with Section 8 of the NPPF which gives great weight to a ensuring that sufficient choice of school
places is available.
Other matters
33. Concerns have also been raised including drainage, air quality, great crested newts, and coal
mining. However, these comments are either conditioned or not substantiated by any technical
advice.
34. With regard to the conservation of energy, building regulations set the requirements that allow
for buildings to achieve minimum level of acceptable performance.
Local finance considerations
35. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material.
There are not considered to be any local financial considerations in this case.
Conclusion
36. The proposal complies with the development plan as a whole. The proposed extension meets the
local educational need, the infill element to the courtyard would be built on part of the footprint
of the buildings to be demolished and the accommodation is acceptable in terms of both the
educational nature of the site and general amenity of the neighbouring properties, and highways
objections are not so significant that they should weigh against the proposed development in the
overall planning balance. Furthermore, as the proposed infill extension to the courtyard would be
built on part of the footprint of the buildings to be demolished the overall size of the
accommodation would not result in the significant loss of the school fields.
37. The proposal would comply with local policies and national polices which seeks to ensure good
design, sufficient choice of school places is available and to the need to expand schools in order
to meet the local needs, and the living conditions of neighbouring residential properties. It is
appreciated that a number of local residents clearly have genuine concerns about the proposed
use, in terms of the lack of parking for the school, extra traffic on already congested road and
other matters; however it is necessary to weigh this against the need for school places.
38. Taking all of the above factors into account, it is considered that the proposal would not result in
significant harm in terms of the overall character of its surroundings, and it would not result in
undue harm to the neighbours living conditions, and parking issues do not militate against
permitting the proposal.

57

Representation and Consultation Annex
Representations
Concerns have been raised by six interested parties. One of those specifically states that it is not an
objection or in support, another person comments that the proposal refers to coal mining concerns.
Four objections have been received on the basis of issues overdevelopment, there would be an
increase in traffic exacerbating existing parking problems on the street and vehicle parking and
manoeuvring of vehicles would result in noise and disturbance, drainage, additional entrance to the
northern of the site end to be secured, air quality, and great crested newts.
Consultations
Coal Authority – the application falls within the defined Development High Risk Area; however, the
applicant has submitted a Coal Mining Risk Assessment Report and the Coal Authority therefore
withdrew its earlier objection, subject to an intrusive site investigation condition.
United Utilities – No objection, subject to sustainable surface water drainage and foul & surface
water shall be drained on separate systems conditions. Informative recommended.
Environmental Health – No objection, subject to soil testing methodology and asbestos conditions.
Informative recommended.
Trees & Woodland – A small group of small early-mature trees and Laurel/Buddleia hedge that would
require removal on the northern boundary of the prosed extensions where excavations would be
required onto the banking. No objection, subject to condition requiring additional hedge planning in
mitigation for the loss trees/hedge.
Highways – No objection stated; however, their response is recorded in full below:According to the submitted information the proposal is for the construction of two new classrooms
and amendments to existing facilities (increase of 277sqm of D1 use-class associated with the site in
its entirety). Although the Design and Access Statement indicates that the proposal is to cater for
increased demand and increasing pupil numbers, there is no indication within the submission as to
what this increase could potentially be apart from the indication that there would be an increase in
staff to cater for it (increase in 2 staff as indicated on the application form).
Schools are notorious for generating their own unique set of traffic management issues of which this
school is no exception. There have been traffic related issues in the past within the vicinity to this
school which has been highlighted by residents/ward members during the consultation on previous
planning applications for this site. These issues are mainly generated at certain times of the day,
namely school start/finish and are the same issues that we encounter across the borough with other
schools that are located within residential areas. Owing to the surrounding highway network and the
planning consents that have been granted on the site, we are limited to what can be done in order to
alleviate this situation. Analysis of the last 5 years available injury accident data (31/03/14-31/03/19)
for this section of Brodick Drive fronting the school has revealed that there has been no injury
reported accidents at this location thus adding a certain level of assurance in terms of potential road
safety implications associated with the school. There is no information within the submission in the
form of a transport statement (TS) in order to justify what the potential traffic/parking impact would
be at that location and what mitigation measures the school is proposing to implement in order to
help alleviate concerns. The application indicates that it is a proposal to provide an additional
pedestrian access route onto Crinian Way footpath as part of this development proposal. The school
should be providing some form of Travel Plan (or an upgraded one if they already have something in
place) indicating how they propose to encourage walking/cycling to the school with an achievable set
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of sustainable travel targets.
The existing school/nursery on the site appears to be reliant on the existing parking provision of the
school (19 spaces) in order to support this application. Bearing in mind that the application indicates
that there would be an increase in the number of full-time staff, the Head of Development Control
must therefore ensure that the Council’s parking standards are still met in full in order to serve both
the extended school and nursery facilities and help to reduce potential road safety and residential
amenity issues at that location.
Planning History
2016 – Grant of permission, for erection of single storey extension to provide additional classroom
and toilet facilities (97942/19).
2016 - Grant of permission, for 41 dwellings on the site of the former SS Osmund and Andrew RC
Primary School (95194/15).
2013 – Grant of permission, for 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 the boundaries (90726/13).
2011 - Grant of permission, for erection of 3m high acoustic fence to boundary with no’s 1-15
Kilbride Avenue together with associated shrub planting (86432/11).
2010 - Grant of permission, for retention of single-storey modular building with pergola and external
play area for an additional temporary period of 5 years (83982/19).
2008 - Grant of permission, for erection of low level permacrib retaining wall and guard fence with
land drain and low level masonry wall to perimeter of playground.
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 complete accordance with the following
approved plans:
Proposed Site Plan dwg no.009 received on 22 May 2019
Proposed Ground Floor plan dwg no.004 received on 22 May 2019
Proposed Elevations dwg no.005 received on 22 May 2019
Proposed 3-Dimensional Views dwg no.006 received on 22 May 2019
Proposed External Stairs dwg no.010 received on 22 May 2019
Demolition Plan dwg no.008 received on 22 May 2019
Design and Access Statement received on 22 May 2019
Reason
For the avoidance of doubt and in the interests of proper planning.
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3.

Notwithstanding any description of materials in the application no above ground construction works
shall take place until samples or full details of materials to be used externally on the building(s) have
been submitted to and approved in writing by the Local Planning Authority. Such details shall include
the type, colour and texture of the materials. The approved materials shall be implemented in full
thereafter.
Reason
To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

4.

All hard and soft landscaping works shall be carried out in accordance with details set out in
accordance with details which shall be submitted and approved in writing by the Local Planning
Authority. The approved scheme shall be implemented in full and carried out within 6 months of the
use of any of the buildings or the completion of the development, whichever is the sooner. 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. Details of soft landscaping works
shall include additional tree and hedge planting in mitigation of losses of trees and hedge that will
require removal on the northern boundary of the proposed extensions where excavations will be
required into the banking.
Reason
To reflect and soften the setting of the development within the landscape and in order to comply
with Core Strategy policies CG1 and CG3.

5.

Before the approved/permitted development is first brought into use no less than two additional car
parking spaces with minimum dimensions of 2.5 metres by 5 metres shall be marked out and
provided within the grounds of the site, in accordance with details to be submitted to and approved
by the Local Planning Authority. Such spaces shall be made available in addition to the existing
nineteen such spaces 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 and in order to
comply with Bolton’s Core Strategy policies S1, P5 and Appendix 3

6.

The development hereby permitted shall not be brought into use until a School Travel Plan has been
submitted to and approved in writing by the local planning authority. The Travel Plan shall include
details of implementation and monitoring and shall be implemented in accordance with these agreed
details. The results of the implementation and monitoring shall be made available to the local
planning authority on request, together with any changes to the plan arising from those results.
Reason: in the interests of sustainable transport.

7.

Prior to the commencement of the development, the undertaking of intrusive site investigations shall
be carried out, to ensure that adequate information pertaining to ground conditions and coal mining
legacy is available to enable appropriate remedial and mitigatory measures to be identified and
carried out before building works commence on site.
Reason. In order to ensure the safety and stability of the development, in accordance with
paragraphs 178 and 179 of the National Planning Policy Framework.
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8.

Prior to the commencement of any developmnet, a surface water drainage scheme, based on the
hierarchy of drainage options in the National Planning Practice Guidance with evidence of an
assessment of the siet conditions shall be submitted to and aproved in writing by the local planning
authority.
The surface water draiange scheme must be in accordance with the Non-Statutory Technical
Standards for Sustaianble Drainage Systems (March 2015) or any subsequent repelacment national
standards. In the event of surface water draining to the public surface water sewer, the pass forward
rate to the public sewer must be restricted to 5 I/s.
The development hereby permitted shall be carried out only in accordance with the approved
drainage scheme.
Reason: To promote sustianble developmnet, secure proper drainage and manage the risk of flooding
and pollution.

9.

No soil or soil forming materials shall be brought to the site until a testing methodology including
testing schedules, sampling frequencies, allowable contaminant concentrations (as determined by
appropriate risk assessment) and source material information has been submitted to and approved in
writing by the Local Planning Authority. The approved testing methodology shall be implemented in
full during the importation of soil or soil forming material.
Prior to the development being first brought into use or occupied a verification report including soil
descriptions, laboratory certificates and photographs shall submitted to and approved in writing by
the Local Planning Authority.
Reason
To ensure the site is safe for use and in order to comply with Core Strategy policy CG4.

10.

Prior to commencement of development the developer must either submit evidence that the building
was built post 2000 or an intrusive pre-demolition asbestos survey in accordance with HSG264 and a
mitigation plan to reduce risks to potential occupiers.
Following completion of measures identified in the approved survey, verification and/or completion
documentation that demonstrates the effectiveness of any asbestos removal works carried out must
be produced, and is subject to the approval in writing of the Local Planning Authority.
Reason: Details are required to be submitted prior to commencement of development to ensure that
risks from asbestos to the environment, future users of the land and neighbouring land are minimise,
and to ensure the development can be carried out safely without unacceptable risks to workers,
neighbours and other off-site receptors.
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Date of Meeting: 22/08/2019
Application Reference:

06185/19

Type of Application:
Registration Date:
Decision Due By:
Responsible
Officer:

Full Planning Application
28/05/2019
26/08/2019
Jodie Turton

Location:

FORMER TESCO, 63 MARKET STREET, LITTLE LEVER, BOLTON,
BL3 1HH

Proposal:

ERECTION OF A LIBRARY AND HEALTH CENTRE.

Ward:

Little Lever and Darcy Lever

Applicant: Bolton Council Property Services
Agent :
AFL Architects Ltd

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
· Proposal for the replacement of the former Tesco store with a single storey, purpose built
library and health centre, which will provide GP services and community health facilities.
· The principle of the use has already been established via a previous planning approval for the
change of use of the existing building to a library and other community facility (97426/16).
· The site is within the town centre of Little Lever and is wholly suitable for the proposed use in
terms of accessibility, providing a local service and complementing the existing town centre
uses (paras 14-18).
· Fifty three car parking spaces are proposed, including 5 disabled and 3 family parking spaces,
cycle and motorcycle parking (paras 32-37)
· The building is single storey, with the main entrance onto Market Street and a secondary
entrance from Foundry Street. It has been designed to present a contemporary building, that
will sit comfortably within the surrounding built environment. (paras 19-24)
· The site will be secured by CCTV and external lighting and fencing where appropriate. (paras
48-53)
· The building and use will have no greater impact on nearby residential amenity than the
previous retail use of the site (paras 25-31)
Background
1. This planning application is before Members for decision as the Applicant is Bolton Council.
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2. A planning application was before Members at the June 2018 committee meeting for the
change of use of the existing building (former Tesco store) to a library and health centre
(02361/17). The planning application was deferred by Members due to an issue over materials.
The application was however withdrawn by the Applicant prior to this matter being resolved
and the decision being issued as it was considered more cost effective and to have a better end
result to demolish the existing structure and build a new purpose built library and health
centre, hence the current application. For clarification, the proposed building does not have any
wooden cladding.
Proposal
3. The application proposes the erection of a new, purpose built, single storey building on the
former Tesco store site. The existing building has been vacant for some time and occupies a
prominent position on the high street in Little Lever. A separate prior notification application for
the demolition of the former Tesco store was approved by the local planning authority in July
2019 (06186/19).
4. The new building will be single storey and have a floor area of 1,197 sq metres. The building
will provide new accommodation for the public library and for three GP practices who will be
relocating from their existing premises. In addition, the building will provide space for the
provision of community health facilities.
5. There will be two entrances into the building, from Foundry Street and Market Street. The
existing Betfred shop unit will remain occupied.
6. Car parking will remain to the rear of the building accessed via Foundry Street. There will be 53
parking spaces, of which 5 are designated as accessible bays and 3 parent and child spaces; a
cycle rack for secure bike parking and a motorcycle rack. In addition, an ambulance bay will be
provided close to the main entrance on Foundry Street.
7. The existing landscaping within the car park area will remain apart from the loss of one tree.
8. The building has been designed for the library to be located on Market Street and a small,
secure children's external play area is proposed at the side of the children’s reading area. The
health facilities will be sited to the rear of the building.
9. An external lighting and CCTV plan has been provided with the application to ensure visitor and
site security.
Site Characteristics
10. The property is a single storey purpose-built convenience store (a vacant former Tesco Metro)
constructed from brick with a shallow pitched roof. The unit is attached to a smaller retail
facility currently operated as a betting shop by Betfred. There is a 69 space customer car park
provided to the rear of the unit together with a self-contained secure service yard area. The
unit has a total floor space of 728 square metres of which 485 is currently accessible to the
public.
11. The site is situated on Market Street, close to the retail units of Little Lever town centre and
within the defined boundary of Little Lever Local Town Centre. Nearby uses are typical of a
local centre. Adjacent to the north west is a dental surgery and opposite is a row of small single
storey dwellings. The recently developed and larger Tesco store is located a short walk away to
the north east.
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Policy
Core Strategy Objectives
SO1 Access to Health, SO2 Access to Education, SO5 Bolton's Economy, SO6 Accessibility and
Infrastructure, SO9 Crime and Road Safety, SO16 Community Cohesion and Access
Core Strategy Policies
H1 Health Facilities, P2 Retail, P5 Transport, S1 Crime and Road Safety, CG4 Compatible Uses, SC2
Cultural and Community Facilities, OA6 Little Lever
Supplementary Planning Documents:
· General Design Principles
· Accessibility, Transport and Safety
· Sustainable Design and Construction
National Planning Policy Framework: Building a strong and competitive economy; Ensuring the
vitality of town centres; Promoting sustainable transport; Promoting healthy and safe communities.
Planning Policy Guidance
Analysis
12. 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.
13. The main impacts of the proposal are:*
*
*
*
*
*
*
*

principle of development
impact on the design and character of the area
impact on the amenity of nearby uses
impact on the road network
impact on community provision
impact on biodiversity and landscaping
impact on safety and security
other matters

Principle of Development
14. Core Strategy 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. Core Strategy
policy OA6.11 also notes that the Council seeks to develop new or expanded medical and
health facilities in Little Lever.
15. In addition to Core Strategy policy OA6.11, Bolton CCG has identified in its Estates Strategy the
need for a new health centre in Little Lever, given the age and condition of the existing facility.
16. The proposals would lead to the loss of a retail unit within Little Lever town centre, however
this has already been considered acceptable through a previous application, which granted
permission for the change of use of the vacant Class A1 retail unit to a library and other
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community facility (Use Class D1) (97426/16).
17. The redevelopment of this vacant site will be of benefit to the vitality of the town centre,
resulting in the comprehensive redevelopment of a prominent site fronting the primary
shopping street and the new community facility will attract residents to the local centre.
18. The principle of the proposed use was established via the previous planning approval
(97426/16) and the redevelopment of the site is considered to present a positive opportunity
for the Little Lever town centre. The proposal is thereby considered to comply with Bolton’s
Core Strategy policies H1 and OA6.11.
Impact on the Design and Character of the Area
19. Core Strategy policy CG3 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.
20. The development proposed is a single storey, flat roofed, largely red brick building which will
be similar in size to the existing (former Tesco) building. The site is relatively constrained in
terms of development potential with the attached single storey unit to the east (currently
occupied by BetFred), Market Street to the north east, Foundry Street to the south east and the
need for parking provision (south).
21. The building has been designed to take a contemporary interpretation of the existing,
traditional, single storey town centre store. There is no overarching style or design of building
within the town centre, with a general mix of materials and appearances, from the adjacent
traditional two storey detached, painted dental centre, to the single storey, red brick properties
opposite the site, to the more traditional terrace shops and the more recent precinct
development, characterised by cladding and a series of pitched roofs.
22. The Market Street elevation of the proposed building will have three large format windows to
the front elevation, as well as dark grey cladding, which will enhance the appearance of the
building. The Foundry Street elevation will be red brick with a large format window to the
eastern end closest to Market Street, which will mirror the windows on the front elevation and a
series of smaller windows along the remainder of the elevation. The rear elevation facing into
car park will again have a series of smaller windows and a higher level dark grey cladded
section which will break up the elevation and may contain signage lettering (however this
would need to be subject of separate advertising consent). The south west elevation will be
largely screened from public view and will house services and staff access.
23. It is noted that there are two areas to the front elevation where weldmesh fencing is proposed:
to the section adjoining to the BetFred building and around the proposed children’s play area.
Other fencing options were discussed with the Applicant at pre-application stage, however this
type of fencing was considered to be most appropriate by the Applicant as it allows views both
into and out of the play area and will aid security. The colour of the fencing is to be agreed and
is recommended to be dealt with via condition.
24. Overall the design of the building is considered to present a positive addition to Little Lever
town centre and is thus considered to comply with Bolton’s Core Strategy policy CG3.
Impact on the Amenity of Nearby Uses
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25. Policy CG4.1 of Bolton's Core Strategy seeks to ensure that new development is compatible
with surrounding land uses and occupiers, protecting amenity, privacy, safety and security.
CG4.2 seeks to ensure that development does not generate unacceptable nuisance or pollution.
26. The proposed building is larger in footprint than the existing building. The front of the building
facing Market Street will follow the existing building line, however the main entrance feature
will extend forward by 3.2 metres. There will be a distance of 26 metres to the residential
bungalows opposite, which exceeds the required interface distances detailed in SPD General
Design Principles.
27. There are residential properties to the rear of the site, however the outlook and relationship of
these dwellings with the site will be largely unchanged as the car park will be retained to the
rear of the proposed building. Although the proposed is larger in footprint than the existing
building the interface distances remain in excess of the SPD guidance, retaining a distance of
approximately 29 metres from the side of 10 Holly Court and in excess of 34 metres from the
rear of 2 Jessop Forge.
28. The opening hours and level of use are considered to be acceptable in this town centre location
and will not present any conflict with the nearby residential properties in terms of hours of
operation, noise or disturbance.
29. Pollution Control officers have recommended a number of conditions relating to the
construction and operation of the building to ensure protection of nearby residential uses and
the future users of the library and health centre, in terms of sound attenuation measures,
acoustic double glazing of windows and limiting the noise emitted from plant. They have also
recommended limiting the hours of deliveries and the level of illumination of the proposed
external lighting, which will be secured via condition.
30. Details have been provided to clarify that there will be no detrimental impact on the adjoining
BetFred unit during the construction process.
31. The accommodation of a health centre and library within the local centre are considered to be
complementary to the other town centre uses and will not result in any detrimental impact on
the amenity of nearby commercial or residential uses and the proposal thereby complies with
Bolton’s Core Strategy policy CG4.
Impact on the Road Network
32. 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. Appendix 3 of the
Core Strategy sets out the Council’s parking standards. The Council has also adopted the
Accessibility, Transport and Road Safety SPD which seeks to encourage sustainable modes of
transport by locating new development in accessible locations.
33. A Transport Statement has been submitted with the application and this indicates that the
traffic generated by the proposed use will be less than the food retail outlet use would generate
if in operation. The impact on the highway network is therefore less than the extant retail use
for the site.
34. It is also acknowledged that the site is in a sustainable location, situated in the centre of Little
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Lever town centre and is therefore highly accessible to public transport. Furthermore, it is
important to note that the proposed library, GP and community health facility uses are local
services which will be used by local people in a highly accessible location. It is therefore
anticipated that a significant number of users will access the building on foot.
35. Car parking will be provided to the rear of the building, a total of 53 parking spaces, of which 5
will be designated as accessible bays and 3 parent and child spaces. Highway Engineers note
that the car parking provision falls below the Council’s maximum parking standards for this
level of D1 use-class, however given that the site is highly accessible to sustainable transport
provision, sited on the main shopping street in Little Lever town centre with access to the local
amenities and car parking as well as high accessibility to the surrounding residential
catchments, the number of proposed car parking spaces are considered to be acceptable. The
submitted parking accumulation study within the Transport Statement indicates that sufficient
parking provision is proposed in order to support the proposed use in this location. In addition,
a cycle rack for secure cycle parking is proposed and a motorcycle rack.
36. An ambulance bay will be provided close to the main entrance on Foundry Street.
37. Based on the above, the proposal is considered to comply with Bolton’s Core Strategy policies
S1 and P5, as well as the guidance contained in the highways SPD.
Impact on Community Provision
38. 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.
39. Strategic Objective SO16 seeks to develop mixed communities which encourage community
cohesion and ensure access for all to community and cultural facilities. Policy SC2 of the Core
Strategy states that the Council will ensure that community facilities are located in the
neighbourhoods that they serve.
40. Section 8 of the National Planning Policy Framework is focused on promoting healthy and safe
communities. The Framework encourages planning policies and decisions to aim for the
achievement of healthy, inclusive and safe places, which promote social interaction, are safe
and accessible and enable and support healthy lifestyles. Planning policies and decisions, in
turn, should aim to achieve places which promote opportunities for meetings between members
of the community who might not otherwise come into contact with each other, including
through mixed-use developments, strong neighbourhood centres and active street frontages
which bring together those who work, live and play in the vicinity; safe and accessible
environments where crime and disorder, and the fear of crime, do not undermine quality of life
or community cohesion; and safe and accessible developments, containing clear and legible
pedestrian routes, and high quality public space, which encourage the active and continual use
of public areas.
41. The current library in Little Lever was built in 1940. The application submission identifies that
the library is small considering the number of visitors it attracts and it is consequently very
difficult to operate a modern library from it present site. Demand for computer facilities exceeds
supply, it is difficult to host community interest groups without having to rearrange shelving
and furniture and attendance numbers have to be limited and the book offer is limited due to
the restricted space.
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42. A replacement library to meet the needs of the local community is therefore required, with up
to date facilities and space to allow for flexible layout and enhanced facilities, allowing for
community led services with the library to act as a hub and enabler for local initiatives. The
proposed use would accommodate all members of the community and is therefore considered
to be a sustainable use.
43. The proposed use would be located within the community that it serves and would make a
significant and positive benefit to community provision and thus complies with Bolton’s Core
Strategy policies H1 and SC2.
Impact on Biodiversity and Landscape
44. Core Strategy policy CG1.2 seeks to, “Safeguard and enhance biodiversity by protecting sites of
urban biodiversity including trees, woodland and hedgerows from adverse development, and
improving the interconnectivity of wildlife corridors and habitats.” Policy CG3.3 makes the
requirement for developments to be compatible with the surrounding area in terms of [amongst
other things] hard and soft landscaping and boundary treatment.
45. A landscape proposal has been submitted with the application. The proposal shows the
retention of trees and planting areas within the parking area where possible and the
enhancement of these with further additional planting. The extension will result in the loss of
one tree within the car park. Some additional planting is also proposed at the front of the
building, with planting in the existing bed at the corner of Market Street and Foundry Street to
be refreshed and some planting at the front of the building, to include a tree.
46. The Council’s landscape officers consider the proposals to be acceptable as a starting place and
a detailed landscape plan should be conditioned.
47. A protected species survey and report was submitted with the application, the report did not
identify that the proposed development would cause any significant impact upon biodiversity.
The proposal is therefore considered to comply with policy in this regard.
Impact on Safety and Security
48. Core Strategy S1 seeks to ensure that the design of new development will take into account the
need to reduce crime and the fear of crime.
49. A Crime Impact Statement has been submitted with the application, the study identifies the
positive features of the development which will make a positive contribution to the prevention
of crime and fear of crime and those areas which require further attention.
50. The building due to its central position in the town centre and its design will ensure positive
opportunities for natural surveillance and site security. The proposed scheme will incorporate
the following security measures:
51. CCTV around the external building and around entrance points.
· Lighting will be provided to all entrances to the building and around the main pedestrian
thoroughfares to allow for a brighter, safer nocturnal environment.
· The external works and landscaping will be simple and of robust construction and materials,
vandal resistant and of a high quality.
· External elevations will be constructed from robust, vandal resistant materials, with
toughened, anti-shatter glass where necessary.
· Anti-climb service ducts, panels and pipes
·

The CIS recommends that the building is alarmed and built to Secure by Design standards. The
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CIS questions the location of the secure cycle parking as this is not shown on the submitted
site plan, however the Design and Access Statement refers to cycle parking provision adjacent
to the motorcycle parking bays. A condition will be required to clarify and secure the provision
of this.
52. The children’s play space is to be fenced with weldmesh style fencing, although this does not
seem like the natural fencing solution for the play space, this has been justified due to the
visibility into and out of the area which is designed to increase natural surveillance and thus
safety for the children using this area.
53. The proposal is considered to be well designed and appropriate safety and security measures
integrated, the proposal complies with Core Strategy policy S1.
Other Matters
54. Coal mining legacy – the site falls within a high risk area. The Coal Authority are satisfied with
the submitted information and they recommend a pre-commencement condition requiring
appropriate intrusive site investigation works.
55. Contaminated land – Pollution Control have assessed the submitted information, however
further detailed information is required, which they have recommended should be secured by
condition.
56. Sustainable Urban Drainage – a Flood Risk Assessment has been submitted with the
application. The calculations show that measures will be undertaken to ensure that there is a
positive effect on potential floodrisk. A condition is recommended requiring details of a
sustainable urban drainage scheme.
57. Sustainable construction – policy CG2 requires the submission of an energy statement for
non-residential developments over 500 sq m. The development proposal exceeds this site area
and as no energy statement has been submitted with the application, a condition is required to
satisfy this requirement and to ensure that the proposed building is constructed to achieve a
minimum BREEAM rating “very good” and to demonstrate the incorporation of energy saving
measures to achieve a 10% reduction in CO2 emissions.
Local finance considerations
58. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material.
There are not considered to be any local financial considerations in this case.
Conclusion
59. The principle of the use of the site as a library and health centre has already been established
by previous planning approvals. The site is located centrally within Little Lever town centre and
is therefore easily accessible to the local population by sustainable means of transport and will
provide a positive resource for residents, as both the existing library and health centre/GPs
surgeries are in need of replacement. The proposed building has been sensitively designed to
present a contemporary, purpose-built replacement of the former Tesco store. Appropriate
levels of car parking, cycle and motorcycle parking are proposed. Given the siting and use of
the building there are not considered to be any detrimental impact on nearby residential
amenity. Overall, the proposal is considered to comply with Core Strategy policy requirements
as well as guidance contained in the supplementary planning documents and national guidance,
and on this basis the proposal is recommended for approval.
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Representation and Consultation Annex
Representations
Letters:- one letter has been received neither objecting to or supporting the application proposal.
The following issues have been raised:
60. Concerns over the siting of the bin store as this area has attracted anti-social behaviour in
the past (Officer comment: CCTV will be erected around the site, the bin store area will be
·

fenced and topped with vanguard anti-climb railings)

Concerns over the boundary wall in the car park being in a poor state of repair (Officer

comment: the boundary walls will be fixed/reinstated as part of the development of the
site)

Petitions:- none received.
Elected Members:- no comments received.
Consultations
Advice was sought from the following consultees:
Bolton Council: Highway Engineers, Landscape Officers, Pollution Control, Floodrisk, Greenspace.
External Consultees: GMEU, GM Police, Environment Agency, Coal Authority
Planning History
Prior notification application for the demolition of the former Tesco store was approved in 2019
(06186/19)
Planning application was recommended for approval (but later withdrawn by the Applicant) for the
change of use of the building to a library and health centre (02361/17)
Planning permission was approved in 2016 for the change of use of the building to a library and
other community use (Use Class D1) (97426/16)
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

The development hereby permitted shall be begun before the expiration of three years from the date
of this permission.
Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.

Prior to the commencement of any groundworks, full details of the proposed surface water drainage
works shall be submitted to and approved in writing by the local planning authority. Before these
details are submitted an assessment shall be carried out to investigate 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
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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
The approved works shall be implemented in full prior to the occupation of the buildings hereby
approved and those works as approved shall be retained thereafter.
Reason
To ensure the site provides satisfactory means of surface water drainage and to comply with policies
CG1.5 and CG2.2 of Bolton’s Core Strategy.
Reason for pre-commencement condition:
The solution for surface water disposal must be understood prior to works commencing on site as it
could affect how underground works are planned and carried out.

3.

Development shall not commence until the following information has been submitted in writing and
written permission at each stage has been granted by the Local Planning Authority:

·

A preliminary risk assessment to determine the potential for the site to be contaminated.

1.

Prior to any physical site investigation, a methodology shall be approved by the Local Planning
Authority. This shall include an assessment to determine the nature and extent of any
contamination affecting the site and the potential for off-site migration. Provision of a
comprehensive site investigation and risk assessment examining identified potential pollutant
linkages in the Preliminary Risk Assessment should be presented and approved by the Local
Planning Authority.

2.

Where necessary a scheme of remediation to remove any unacceptable risk to human health,
buildings and the environment shall be submitted and approved prior to implementation.

3.

Any additional or unforeseen contamination encountered during development shall be notified to
the Local Planning Authority as soon as practicably possible and a remedial scheme to deal with
this approved by the Local Planning Authority.

4.

Upon completion of any approved remediation schemes, and prior to occupation, a completion
report demonstrating that the scheme has been appropriately implemented and the site is
suitable for its intended end use shall be approved in writing by the Local Planning Authority.

The discharge of this planning condition will be given in writing by the Local Planning Authority on
completion of the development and once all information specified within this condition and other
requested information have been provided to the satisfaction of the Local Planning Authority and
occupation/use of the development shall not commence until this time, unless otherwise agreed by
the Local Planning Authority.
Reason:
To safeguard the amenity of the future occupants of the development and to comply with Core
Strategy policy CG4.
Reason for Pre-Commencement Condition:
The information is required prior to the undertaking of any works to the site, including groundworks
to ensure the safe development of the site to safeguard the amenity of future occupiers and in order
to comply with Bolton's Core Strategy policy CG4.

4.

Prior to the commencement of development, the following works shall be undertaken to determine
the stability of land within the site:
5.
1.
2.

The undertaking of an appropriate scheme of intrusive site investigations (subject to agreement
with the Coal Authority’s Permitting Team);
The submission of a report of findings arising from the intrusive site investigations;
The submission of a scheme of remedial works for approval; and
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3.

Implementation of those remedial works.

Reason:
To ensure the safe development of the site and in order to comply with Bolton's Core Strategy policy
CG4.
Pre-Commencement Reason:
The undertaking of intrusive site investigations, prior to the commencement of development, is
considered to be necessary to ensure that adequate information pertaining to ground conditions and
coal mining legacy is available to enable appropriate remedial and mitigatory measures to be
identified and carried out before building works commence on site. This is in order to ensure the
safety and stability of the development, in accordance with paragraphs 178 and 179 of the National
Planning Policy Framework.

5.

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 the next
planting season following the first occupation of the building or the completion of the development,
whichever is the sooner, or in accordance with phasing details included as part of the scheme and
subsequently approved by the Local Planning Authority. Any trees and shrubs that die or are removed
within five years of planting shall be replaced in the next available planting season with others of
similar size and species.
Reason
To reflect and soften the setting of the development within the landscape and in order to comply
with Core Strategy policies CG1 and CG3.

6.

Before the development is first brought into use/occupied details of secure on-site cycle parking to be
provided within the site shall be submitted to and approved in writing by the Local Planning
Authority. 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 and in order to comply with
Bolton's Core Strategy policies S1, P5 and Supplementary Planning Document "Accessibility,
Transport and Road Safety".

7.

Prior to the development hereby approved being first occupied or brought into use, a scheme
detailing how parts of the site 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 and in order to
comply with Core Strategy policies S1 and P5 and Supplementary Planning Document 'Accessibility,
Transport and Road Safety'.

8.

Prior to the development being first brought into use/occupied full details of the highway works at
Foundry Street comprising the repair/reinstatement of footway/carriageway surfaces arising from the
demolition/construction phases of development shall be submitted to and approved in writing by the
Local Planning Authority. The approved scheme shall be implemented in full prior to the development
being first brought into use and retained thereafter.
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Reason
In the interests of highway safety and in order to comply with Bolton's Core Strategy policies S1, P5
and Supplementary Planning Document "Accessibility, Transport and Road Safety".

9.

Before the development if first brought into use/occupied details of the signing scheme within the
site to inform drivers of the proposed access, egress and vehicle circulation shall be submitted to and
approved by the Local Planning Authority. The approved signing scheme shall be implemented in full
before the development hereby approved is first occupied or brought into use and retained
thereafter.
Reason
In the interest of Highway Safety and in order to comply with Bolton's Core Strategy policies S1, P5
and Supplementary Planning Document "Accessibility, Transport and Road Safety".

10.

Prior to the commencement of any above ground construction works, an energy assessment shall be
submitted to and approved in writing by the local planning authority. The submitted energy
assessment shall include details of:
1) How the building shall achieve a minimum of BREEAM rating "very good";
2) How the sustainable construction of the building shall achieve at least 10% reduction in CO2
emissions from the predicted regulated and unregulated energy use.
3) Details of the provision to be made for electric vehicle charging points.
The approved details shall be implemented in accordance with the approved timetable and retained
thereafter.
Reason
In the interests of tackling climate change and in order to comply with Bolton's Core Strategy policy
CG2 and Supplementary Planning Document 'Sustainable Design and Construction'.

11.

Before the development hereby approved is first brought into use, a colour scheme for the fencing
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 and in
order to comply with Core Strategy policy CG3.

12.

Notwithstanding any description of materials in the application no above ground construction works
shall take place until full details of materials to be used externally on the building(s) have been
submitted to and approved in writing by the Local Planning Authority. Such details shall include the
type, colour and texture of the materials. The approved materials shall be implemented in full
thereafter.
Reason
To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

13.

The development hereby approved shall be carried out in accordance with plan External Lighting
Levels - Isolux Levels, drawing ref: 3133-E801, dated May 2019 and retained thereafter. For the
avoidance of doubt, the lighting shall be designed to an illumination value of no greater than 5 lux at
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the nearest residential property. The beam angle of any lights directed towards any potential
observer should be kept below 70 degrees. Spill shields should also be fitted where necessary.
Reason
To safeguard the character and appearance of the locality and to prevent light pollution and in order
to comply with Bolton's Core Strategy policies CG3 and CG4.

14.

Before the first occupation of the development hereby approved, the windows shall be acoustically
double glazed in accordance with table 3 of the submitted Environmental Noise Assessment, by
Cundall, dated 7th May 2019, ref: 1022466-RPT-AS-001. Details of the mechanical ventilation
needs to be provided to the local planning Authority for approval.
Reason
To minimise the impact of noise on the users of the library and health centre and in order to comply
with Bolton's Core Strategy policy CG4.

15.

The rating level (LAeqT), as determined by BS4142:2014 Methods for Rating and Assessing Industrial
and Commercial sound, from all sources associated with the development, when operating
simultaneously or individually, shall not exceed the background sound levels (LA90) that are specified
in table 4 of the report by Cundall ref: 1022466-RPT-AS-001 when measured 4m from the
boundary of any noise sensitive receptors.
Reasons
To minimise the impact of noise on the general and residential amenity and in order to comply with
Bolton's Core Strategy policy CG4.

16.

No deliveries shall be taken or dispatched from the premises outside the following hours:08:00 to 20:00 Monday to Sunday
Reason
To safeguard the living conditions of residents and the amenity and character of the area with regard
to noise and/or disturbance and in order to comply with Bolton's Core Strategy policies CG3 and CG4.

17.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed External Elevations - drawing 193161-AFL-00-00-DR-A-21301, REV P5 - dated
23/07/19
Proposed GA Plan - drawing 193161-AFL-00-00-DR-A-20101, REV P5 - dated 23/07/19
Proposed Sections - drawing 193161-AFL- 00-00-DR-A-20301, Rev P2 - dated 17/05/19
Proposed Roof Plan - drawing 193161-AFL-00-00-DR-A-20102, Rev P2 - dated 17/05/19
External Lighting Layout Isolux Levels - drawing 3133-E801, Rev P1 - dated May 19
Site Plan Proposed - drawing 193161-AFL- 00-00-DR-A-90102, Rev P3 - dated 17/05/19
External Electrical Services - drawing 3133-E800, Rev l1 - dated May 19
Reason
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For the avoidance of doubt and in the interests of proper planning.
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1 : 100

Proposed NorthWest Elevation

New glazed windows &
glazed access doors to
Children's Play Area

1 : 100

00-DR-A-20301

1

00-DR-A-20301

1

New fixed light windows to
Market Street Elevation

PPC aluminium fixed light windows.
Colour RAL 7015 Dark Grey with
integrated concealed security
shutters. Colour RAL 7015 Dark Grey.

PPC aluminium coping
flashing to parapet - Colour
RAL 7015 Dark Grey

4

Feature security lighting to
underside of stepped soldier
course - details TBC

New fixed light window to
Work room & Bookable room

2no. vented louvre.
Colour RAL 7015
Dark Grey

00-DR-A-20301

2

4

2
00-DR-A-20301

Vented louvre to plant
space. Colour RAL 7015
Dark Grey

Existing Tenant Building - BetFred

Staff access double
doorset to external
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Town Hall, Bolton, Lancashire, BL1 1RU

Directorate of Place
Development Management Section

Telephone (01204) 333 333

Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.
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Date of Meeting: 22/08/2019
Application Reference:

06194/19

Type of Application:
Registration Date:
Decision Due By:
Responsible
Officer:

Local Authority Applications\Development
14/06/2019
08/08/2019
Beth Bradburn

Location:

BARN STREET CAR PARK, BARN STREET, BOLTON, BL1 1TB

Proposal:

CHANGE OF USE OF FORMER CAR PARK TO SITE
ACCOMMODATION AND STORAGE AREA IN CONNECTION
WITH PUBLIC REALM WORKS FOR A TEMPORARY PERIOD OF
FIVE MONTHS (SEPTEMBER 2019 - JANUARY 2020).

Ward:

Halliwell

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

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
· This is a Council application that seeks a temporary five month consent to use a vacant former
car park as a compound to facilitate the public realm improvements to Old Hall Street and Howell
Croft.
· Streetscaping materials would be stored on site together with portacabins.
· The proposal is considered to comply with the relevant policies and is recommended for approval.
Proposal
1. Planning permission is sought for a temporary change of use of this former car park as
accommodation and storage compound - temporary portacabins and materials would be
stored on the site for five months (September 2019 – January 2020) in order to facilitate
public realm works on Old Hall Street North and Howell Croft. The work will be undertaken by
Bolton Council's Highways and Engineering Department.
2. Temporary Heras fencing of 1.8m in height would also be installed around the perimeter so
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as to secure the site and a temporary access would be formed off Blackhorse Street.
3. No objections have been received nor have any concerns been raised by statutory consultees
but the Council's Constitution currently requires that all Council applications be presented to
Planning Committee. Members are advised that the site at Barn Street has been chosen over
the perhaps more obvious vacant Moor Lane due to the fact that the Council has entered into
contracts with film companies over the temporary but exclusive use of the former bus station
during the relevant period.
Site Characteristics
4. The site is a rectangular square of vacant land that was formerly used as a car park but is
now closed to the public.
5. The application building falls within the town centre and is within the boundary of the Town
Hall Conservation Area.
6. The rear of Le Mans Crescent is sited to the east of the site together with Bolton Market to
the south west together with a block of retail units directly to the south of the site. There are
no residential properties in the immediate vicinity.
Policy
7. National Planning Policy Framework - building a strong and competitive economy, ensuring
the vitality of town centres, promoting sustainable transport, supporting high quality
communications infrastructure, requiring good design, promoting healthy communities
8. Core Strategy Objectives: SO3 Economic Opportunities of Bolton Town Centre, SO5 Bolton's
Economy, SO6 Accessibility and Infrastructure, SO9 Crime and Road Safety, SO10 Climate
Change, SO11 Built Heritage
9. Core Strategy Policies: P5 Transport, S1 Crime and Road Safety, CG3 Design and the Built
Environment, CG4 Compatible Uses, TC5 Cultural Quarter
10. Supplementary Planning Documents: General Design Principles, Building Bolton, Town Centre
Conservation area Appraisal.
Analysis
11. 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.
12. Applications which are not in accordance with Development Plan policies should be refused
unless material considerations justify granting permission.
13. Similarly, proposals which accord with Development Plan policies should be approved unless
there are material considerations which would justify a refusal of permission.
14. It is therefore necessary to decide whether this proposal is in accordance with the
Development Plan and then take account of other material considerations.
15. The main impacts of the proposal are:* impact on the character and appearance of the area
* impact onto the character and appearance of the conservation area
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* impact on nearby uses
* impact on the road network
Impact on the Character and Appearance of the Area and the Town Centre Conservation Area
16. 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.
17. 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.
18. Core Strategy Policy TC11 relates specifically to development in Bolton Town Centre and
states that the council and its partners will protect, strengthen and enhance the distinctive
townscape qualities of Bolton town centre. Development should conserve and enhance the
special nature of the conservation areas and listed buildings; ensure that development along
the gateways to the town centre enhances the townscape through the use of high quality
design and improved street frontages and pedestrian permeability and ensure streets are
designed in accordance with the Public Realm Implementation Framework
19. The Town Centre Conservation Area Appraisal states that new development must reflect the
character of existing buildings with respect to siting, scale, proportions, materials, detailing
and good quality contemporary design that should relate to the historic context and character
of the area.
20. The application site is a vacant car park. Although the site is located within the Town Hall
Conservation Area and is within close proximity of Bolton Town Hall and Le Mans Crescent, it
is bounded by the Job Centre Plus Centre and the block of retail units fronting Ashburner
Street, therefore is not considered to be prominently visible within its setting. The proposed
temporary Heras fencing is also only proposed to be 1.8m height and would be visually
permeable which would ensure the site would not appear as visually obtrusive. The use of the
application site for the temporary siting of portacabins and materials to facilitate public realm
works on Old Hall Street North and Howell Croft would therefore not adversely impact onto
the character and appearance of the street scene, the Town Hall Conservation area or the
Grade II* Town Hall.
21. As the proposal would be used to facilitate the public realm works, it would therefore assist in
improving the street frontages and public realm, which would in turn positively impact onto
the street scene and the Town Centre Conservation Area. The temporary change of the use of
the land for storage is therefore considered to be necessary to carry out the essential works
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to the public realm at Hall Street North and Howell Croft.
22. Furthermore, Schedule 2, Part 4, Class A of the General Permitted Development Order 2015
allows for the provision on land of buildings with and for the duration of operations being or
to be carried out on that land or in adjoining land. However, as this site is neither within the
area of works or adjoining it, the right does not apply in this instance. Nevertheless, it is clear
that the Government accepts that compounds such as this should be facilitated so that
development can take place.
23. Taking the above factors into consideration, the impact on the character and appearance of
the Town Hall Conservation Area and the nearby Grade II* listed building is considered to be
acceptable, for a temporary period.
Impact on Nearby Uses
24. 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.
25. 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.
26. There are no residential properties in the immediate vicinity.
27. Although there are nearby uses in close proximity, including the Job Centre Plus and the block
of commercial units, it is not considered that the temporary siting of portacabins and material
would have any significant effect on nearby commercial uses as the main
elevations/entrances of these premises front onto Black Horse Street and Ashburner Street.
28. Further to the above assessment, the proposal is considered to comply with Policy CG4 of
Bolton's Core Strategy
Impact on the Road Network
29. Paragraph 32 of the NPPF states that all developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport Assessment. Plans
and decisions should take account of whether the opportunities for sustainable transport
modes have been taken up depending on the nature and location of the site, to reduce the
need for major transport infrastructure; safe and suitable access to the site can be achieved
for all people; and improvements can be undertaken within the transport network that cost
effectively limit the significant impacts of the development. Development should only be
prevented or refused on transport grounds where the residual cumulative impacts of
development are severe.
30. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] accessibility by different types of transport, servicing
arrangements, parking (in accordance with the parking standards set out in Appendix 3), and
the requirement for a Transport Assessment and Travel Plan with major trip generating
developments. Policy S1.2 states that the Council will promote road safety in the design of
new development.
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31. 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 has also adopted the Accessibility, Transport and Road Safety SPD which notes that
the provision of a safe, high quality transport network is vital to the economic prosperity of
the borough and the ability of residents to safely access potential new jobs being created
together with health, education, community facilities and housing. The SPD also seeks to
ensure that the use of transport does not adversely affect the climate and therefore requires
new development to reduce the need to travel by car, and encourage people who live, work
and visit to walk, cycle and use public transport.
32. Entrance to the site would be from Blackhorse Street via the formation of a temporary access.
It is noted that the Council's Highway Engineers do not raise objection. The proposal is
considered to comply with Core Strategy Policies SO9, P5 and S1 and the Accessibility,
Transport and Road Safety SPD.
Conclusion
33. This is a relatively minor form of development and the impacts are not considered to be
significant. It is also for a temporary period during the improvement works to the nearby
public realm, which is itself a significant planning benefit. The temporary change of use of
land for a compound area for storage of materials and porta cabins associated with the works
at Old Hall Street would provide benefits that would positively impact onto the town centre,
the Town Centre Conservation Area in accordance with Policies CG3 and TC11 of the Core
Strategy. The proposal would also have any adverse impact on nearby uses or the road
network and would therefore be in accordance with Core Strategy policies CG4, P5 and S1 of
the Core Strategy.
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Representation and Consultation Annex
Representations
None
Consultations
Advice was sought from the following consultees: Highways
Planning History
Planning permission was granted in 1988 for the laying out of a car park for a temporary 5 year
period And construction of a vehicular access to barn street under the application 31211/88.
Although temporary permission was granted, the site remains a vacant car park, however closed to
the public. No other planning history relating the extension of this consent can be found.
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

This permission shall be for a temporary period expiring on 31st January 2019 when the use hereby
approved shall be discontinued and the land and temporary access off Black Horse Street is
reinstated in accordance with a scheme to be approved in writing by the Local Planning Authority
before the expiry of this permission. The approved scheme shall be implemented in full and retained
thereafter.
Reason
The applicant has only applied for temporary permission.

2.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Compound Area, Drawing no. 317111-10, Dated May 2019
Compound Area, Red Line Plan, Drawing no. 317111-12, Dated May 2019
Compound Area, Site Access Point, Drawing no. 317111-13, Dated May 2019
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 22/08/2019
Application Reference:

06313/19

Type of Application:
Registration Date:
Decision Due By:
Responsible
Officer:

Full Planning Application
01/07/2019
25/08/2019
Kara Hamer

Location:

RUMWORTH SCHOOL, ARMADALE ROAD, BOLTON, BL3 4TP

Proposal:

ERECTION OF CANOPIES TO EXISTING SCHOOL EXTENSION
AND MULTI-USE-GAMES-AREA (MUGA)

Ward:

Heaton and Lostock

Applicant: Rumworth High School.
Agent :
Good & Tillotson Architects

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
· This is a relatively minor proposal that seeks to add canopies to the school and multi-use games
area
· The canopies would not be visible from the surrounding roads
· There are no objections; however, the Council's constitution currently requires all Council
application to be determined by Planning Committee
Proposal
1. Permission is sought for the erection of canopies to the existing and new school extension and
multi-use-games-area (MUGA).
2. The applicant states within their submission that the canopies would be constructed of
Polycarbonate S60 Roof Panels fixed onto steel roof support beams and Dura Coat finished steel
posts.
3. The application is before Members as this is a Council application.
Site Characteristics
4. To the rear of the car park is playground and MUGA and beyond these are school fields.
5.

To the north of the application site are the houses on Armadale Road and Crossford Drive, and
to the west are the rears and rear gardens of the houses on Langside Drive.

Policy
6. Core Strategy Policies: CG3 The Built Environment; CG4 Compatible Uses; OA4 West Bolton.
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7. SPD General Design Principles 2015
8. National Planning Policy Framework (NPPF)
Analysis
9. 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.
10. The main impacts of the proposal are:*
*

impact on the character and appearance of the area
impact on residential amenity

Impact on the Character and Appearance of the Area
11. 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.
12. The NPPF states that the creation of high quality buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make development
acceptable to communities.
13. The application proposes canopies to the eastern elevation of the new school extension
measuring 20m long by 4m projection and a canopy to the MUGA measuring 17m by 25m and
5.3m in height with a dual pitched roof.
14. Within the wider site, the location of the subject buildings are internal to the built up school site.
The subject buildings and proposed canopies would not be visible from surrounding highway.
The MUGA canopy may be partially viewed from the rears of houses 1 and 3 Langside Drive,
particularly in winter with reduced leaf cover to plant screening.
15. The proposed design, siting, scale and material palette are considered appropriate for the wider
site and are not considered to affect the character and appearance of the surrounding wider
area, thus the proposal is considered to comply with Core Strategy policies CG3 and OA4.
Impact on Residential Amenity
22. 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.
23. Officers consider that interface distances to surrounding dwellings were approved under
application 96256/16 and are wholly acceptable and long established with regards to the wider
school site, thus the proposal is considered to be in accordance with Core Strategy policy CG4.
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Conclusion
26. It is considered that the proposal complies with policy as detailed above and Members are
therefore recommended to approve the application.
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Representation and Consultation Annex
Representations
Letters:- None received.
Consultation
Advice was sought from the following consultees: Bolton Council's Environmental Health Officers and
Drainage and Bridge Maintenance Officers.
Planning History
Planning application 03949/18 for the non-material amendment to application 96256/16 (removal of
proposed pedestrian entrance gate; amendments to proposed kerb and fenceline positions within
school site) was approved in July 2018.
Planning application 01620/17 for the variation of condition 11 on 96256/16 (elevations amended to
remove cladding parapet and scheme amended to minimise structural impact on existing building)
was approved in September 2017.
Planning application 00063/17 for the variation of condition 11 on 96256/16 (alteration to elevations)
was approved in March 2017.
Permission was granted in July 2016 for the erection of extensions together with internal alterations,
new cladding to existing building, new car parking areas, new playground area, bin store, relocation
of existing MUGA and relocation of garage and store (96256/16).
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 complete accordance with the following
approved plans:
Proposed Site Location Plan, 1920-GTA-XX-XX-DR-A-0101, 26.04.19
Proposed Site Plan, 1920-GTA-XX-XX-DR-A-0102, 26.04.19
Proposed MUGA Elevations, 1920-GTA-XX-XX-DR-A-0104, 26.04.19
Proposed Elevations, 1920-GTA-XX-XX-DR-A-0103, 26.04.19
Reason
For the avoidance of doubt and in the interests of proper planning.
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All relevant boundary positions are to be checked prior to proceeding.

Positions and designation (i.e. combined, surface water or foul) of
existing drain runs on site are to be checked / confirmed by the building
contractor prior to commencement of any drainage works. Any existing
drains, to which additional connections are to be made, are also to be
checked as necessary to ensure they are suitable to accommodate
additional capacity and the type of effluent being connected.

All component sizes and references to be checked prior to the ordering
of materials.

ALL LEVELS TO BE CHECKED ON SITE.
All discrepancies between information shown on the drawings and the
information in the specification to be referred to the architect before
proceeding.

DO NOT SCALE OFF THIS DRAWING.
All dimensions to be checked on site and any discrepancies to be
referred to the architect before proceeding.

NOTES:
Copyright in all documents prepared by the architect and any works
executed from these documents and drawings, shall unless otherwise
agreed, remain the property of the architect
and must not be reproduced by, lent or disclosed to, a third party
without the written consent of Good and Tillotson.
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All relevant boundary positions are to be checked prior to proceeding.

Positions and designation (i.e. combined, surface water or foul) of
existing drain runs on site are to be checked / confirmed by the building
contractor prior to commencement of any drainage works. Any existing
drains, to which additional connections are to be made, are also to be
checked as necessary to ensure they are suitable to accommodate
additional capacity and the type of effluent being connected.

All component sizes and references to be checked prior to the ordering
of materials.

ALL LEVELS TO BE CHECKED ON SITE.
All discrepancies between information shown on the drawings and the
information in the specification to be referred to the architect before
proceeding.

DO NOT SCALE OFF THIS DRAWING.
All dimensions to be checked on site and any discrepancies to be
referred to the architect before proceeding.
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executed from these documents and drawings, shall unless otherwise
agreed, remain the property of the architect
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All relevant boundary positions are to be checked prior to proceeding.

Positions and designation (i.e. combined, surface water or foul) of
existing drain runs on site are to be checked / confirmed by the building
contractor prior to commencement of any drainage works. Any existing
drains, to which additional connections are to be made, are also to be
checked as necessary to ensure they are suitable to accommodate
additional capacity and the type of effluent being connected.

All component sizes and references to be checked prior to the ordering
of materials.

ALL LEVELS TO BE CHECKED ON SITE.
All discrepancies between information shown on the drawings and the
information in the specification to be referred to the architect before
proceeding.

DO NOT SCALE OFF THIS DRAWING.
All dimensions to be checked on site and any discrepancies to be
referred to the architect before proceeding.
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