Planning Applications Report
Planning Committee
31st May 2018

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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Application Reference:

03177/18

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

Full Planning Application
16/03/2018
10/05/2018
Jodie Turton

Location:

LAND EAST OF BLOOMFIELD ROAD, FARNWORTH, BOLTON

Proposal:

CHANGE OF USE OF LAND AND BUILDINGS TO BUS/COACH
DEPOT INCLUDING ERECTION OF ACOUSTIC FENCE AND
RETENTION OF BUNDED FUEL TANK (INCLUDING
INSTALLATION OF ASSOCIATED DRAINAGE
INFRASTRUCTURE).

Ward:

Kearsley

Applicant: R S Tyrer Limited
Agent :
Knights 1759

Officers Report
Recommendation:

Approve subject to conditions

Background
1. This is a resubmission of application 98028/16 which was previously refused by Members at the
9th March 2017 committee meeting.
2. Members were minded to refuse the application for the retention of the bus depot and associated
works due to the significant objections from the Council's pollution control officers regarding the
noise and disturbance from the activities on the site. The reason for refusal stated:

3. "The continued use of the site as a bus depot would result in continuing and unacceptable harm
to the living conditions of neighbouring occupiers in terms of noise and disturbance, contrary to
the aims of Policy CG4 of Bolton’s Core Strategy and paragraph 123 of the National Planning
Policy Framework."
4. An Enforcement Notice was subsequently issued requiring the Applicant’s use of the site to
entirely cease. Furthermore, an Abatement Notice was served due to the likely occurrence of a
statutory nuisance caused by noise from the activities on the site, including the parking,
manoeuvring, starting, idling and pulling off of buses in zone 3.
5. The Applicant appealed to Bolton Magistrates Court against the Abatement Notice and to the
Planning Inspectorate against the refusal of planning permission and the Enforcement Notice.
The planning and enforcement appeals are due to be heard at a public inquiry on 5th June 2018.

Abatement Notice

6. At the direction of the Magistrates Court, a joint noise survey was undertaken by the Council and
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the Applicant in order to establish the noise levels on the site. The joint survey was carried out in
June 2017 and therefore the results were based on the operation of the site at the time of the
survey. An assessment was carried out in accordance with “BS 4142:2014 - Methods for rating
and assessing industrial and commercial sound”.
7. The results of the joint noise survey showed that noise from the Tyrers operation was not at a
level to cause an adverse impact on neighbouring residents. The exercise demonstrated that the
site could operate without causing a nuisance to neighbouring residents in terms of noise.
8. The Council's pollution control officers had observed the Applicant's operations on numerous
occassions (in addition to the operation during the joint noise monitoring exercise). They did not
consider the operation of the site during the survey to be a true reflection of the way the site had
operated on a normal daily basis. However, the joint survey did demonstrate that the Applicant
could conduct its operation at the application site without causing a significant adverse impact (as
defined in BS4142) on the residents.
9. Pollution control officers undertook a further, independent noise survey in November 2017. The
purpose of this survey was to ascertain whether a significant adverse noise impact was evident
when the Applicants were unaware of being monitored. The results of the survey confirmed that
there was no unacceptable adverse impact in terms of noise (in accordance with BS 4142).
10. As a result of the joint noise survey and the Council’s independent survey, discussions were
entered into between the Council, Applicant, Agent and legal representatives for both parties to
establish common ground and to determine how the Applicant's operations could be controlled in
order to avoid unacceptable impact on nearby residents. The result of these discussions was a
Noise Management Plan (NMP), upon which officers had input and which included a bespoke
package of noise prevention and mitigation measures.

Planning and Enforcement Appeal

11. In light of the above, and given that the sole reason for refusal of the planning application was
on the basis of noise and disturbance, the submitted NMP was also considered to address the
planning reason for refusal and thus the reason for issuing the Enforcement Notice.
12. On 22nd February 2018, in agreement with the Borough Solicitor, Director of Place and the
Executive Members for Environmental Services, and Regeneration and Resources, the Council and
the Applicant exchanged legal undertakings. The Applicant undertook to:
· Comply with the NMP until planning permission granted;
· Actively pursue the planning permission by either continuing the appeal or by pursuing a new
application; and
· Accept a planning condition requiring compliance with the NMP to be attached to the
planning permission.
This was conditional upon the Council:
·
·
·

Withdrawing the Abatement Notice;
Not providing any defence to the Planning/Enforcement Appeal; and
Withdrawing the Enforcement Notice within 48 hours of the grant of planning permission.

13. As a result, the Council wrote to the Planning Inspectorate on 1st March 2018 to confirm that the
Council’s case would not be defended at appeal, as agreed in the legal undertaking.
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14. The Council also withdrew the Abatement Notice and the Applicant therefore withdrew their
appeal against the Abatement Notice. The current planning application has subsequently been
submitted by the Applicant which now fully accommodates the proposals and revised operations
as agreed in the NMP. Members should note that the current application not only seeks to
address the issue of noise and disturbance on the site as detailed in the sole reason for refusal of
the previous scheme (98028/16), but also seeks to allay concerns raised by residents, regarding
issues such as air pollution, vibrations, CCTV, lighting and noise from cars using the Bloomfield
Road access.
Proposal
15. The application site is the Tyrers Bus Depot on the Express Trading Estate, Bankfield Road,
Farnworth. The application seeks to retain the bus/coach depot use and the retention of the
bunded fuel tank (including the installation of associated drainage infrastructure). The
application also seeks to erect an acoustic fence towards the northern rear boundary of the site.
16. The site has two accesses, one from Bankfield Road, which is the sole access for the buses. The
second access is from Bloomfield Road, which has a secure gated entrance into the site and is
used by staff for vehicular access. The staff car park is sited directly adjacent to this access.
17. The site is divided into three clear zones:
Zone 1 - is to the south of the site, closest to the entrance on Bankfield Road.
Zone 2 – external - is in the centre of the site, is on a lower level than the northern portion of
the site and is divided from the northern area by a retaining wall.
Zone 2 – internal – this is a large industrial building sited to the south western section of the
site. The internal area can accommodate up to 9 buses and is used as a parking area for buses
overnight.
Zone 3 – this is the northern and largest area of the site. The zone accommodates the staff
parking area to the north western corner, accessed via secure gates from Bloomfield Road. The
zone also accommodates an element of bus/coach parking, two bus wash bays, the fuel tank and
fuel filling area.
18. In addition to these zones, there are a number of buildings in the southern area of the site, which
divide zone 1 from zone 2. These buildings are used for vehicle maintenance, storage and an
office building.
19. The application is supported by a number of documents which seek to address issues that have
been raised regarding the function of the bus depot:
· Noise Management Plan (NMP)
· Joint Noise Survey
· Highways Statement
· Letter addressing on-site health and safety
· Fuel Tank Specification
· Ground Borne Vibration Assessment
· Air Quality Assessment
· Acoustic Fence Specification
· Planning statement – which of note contains information on CCTV and lighting.
20. The document of note, which directly addresses the previous reason for refusal is the Noise
Management Plan (NMP). This document has been developed in full consultation with the
Council's pollution control officers and Counsel and the applicant has made a commitment via the
legal undertaking to adhere to the requirements of this in the operation of the site.
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Site Characteristics
21. The application site, comprising in total 0.87 hectares, is sited within an employment/industrial
park known as Express Industrial Estate. The site is set within a wider concentration of
employment uses including the Lyon Industrial Estate to the south east and Oakhill Trading
Estate to the south of the M61.
22. The site is bound to the north (eastern section) by an unmade back street which runs to the rear
of the terraced residential properties on Conway Street; to the north western boundary the site
directly abuts the rear gardens of properties 46-58 Conway Street. To the east of the site is a
band of trees. To the south and west of the site is the industrial estate, characterised by a
variety of large format industrial units.
23. There are levels changes across the site with the southern section of the site being on a lower
level to the northern section. A retaining wall runs through the site.
24. The site is accessed from Bankfield Road to the south and Bloomfield Road to the west.
25. There are a number of buildings on the site which comprise of a two storey office building, which
provides staff facilities and office accommodation, and two large warehouse units. The buildings
are situated to the southern and western areas of the site. The northern section of the site
(referred to as zone 3) is an open area, which is hardsurfaced and has historically been used for
open storage.
26. The site and the wider industrial estate are allocated in the Council’s Allocations Plan (adopted
December 2014) as Protected Employment Land and Core Strategy Policy P1.2 seeks to
safeguard existing employment sites.
Policy
National Planning Policy Framework (March 2012)
Draft National Planning Policy Framework (March 2018)
Planning Practice Guidance
Bolton’s Core Strategy (2011) policies: CG3 The Built Environment, CG4 Compatible Uses, P1
Employment, P5 Accessibility, RA2 Farnworth, S1 Crime and Road Safety
Bolton’s Allocations Plan (December 2014): Section 3 – Prosperous Bolton: Employment Land;
Appendix 2 – Protected Employment Land
Supplementary Planning Documents:
- General Design Principles
- Accessibility, Transport and Road Safety
Analysis
27. 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.
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28. 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.
29. The main impacts of the proposal are:*
*
*
*
*
*

impact on noise and disturbance
principle of development
impact on the character and appearance of the area
impact on residential amenity
impact on highway safety/parking provision
impact on land contamination and drainage

Impact on Noise and Disturbance
30. Given that the previous application was refused on the basis of noise and disturbance to the
neighbouring residential properties, the following section will focus entirely on noise and other
means of disturbance identified by neighbouring residents, in terms of air quality and vibrations,
and the measures that have been undertaken to mitigate against these where deemed necessary.
31. Paragraph 123 of the NPPF states that planning policies and decisions should aim to:
· Avoid noise from giving rise to significant adverse impacts on health and quality of life as a
result of a new development;
· Mitigate and reduce to a minimum other adverse impacts on health and quality of life arising
from noise from new development, including through the use of conditions;
· Recognise that development will often create some noise and existing businesses wanting to
develop in continuance of their business should not have unreasonable restrictions put on
them because of changes in nearby land uses since they were established.
32. The draft NPPF has been issued by the Government for consultation (March 2018), paragraph
207 confirms that the draft policies are a material consideration, however with only limited weight
in decision making. Paragraph 168 of the draft NPPF states that, “Planning policies and decisions
should contribute to and enhance the natural and local environment by [amongst other things]:
e) preventing new and existing development from contributing to, being put at unacceptable risk
from, or being adversely affected by unacceptable levels of soil, air, water or noise pollution or
land instability. Development should, wherever possible, help to improve local environmental
conditions such as air quality."
33. Policy CG4.2 of the Core Strategy seeks to ensure that development does not generate
unacceptable nuisance, odours, fumes, noise or light pollution, nor cause detrimental impacts
upon water, ground or air quality.

Noise

34. The noise from the activities on the site formed the basis for Members reason for refusal of the
previous application and this was supported by the information provided by the Council’s
pollution control officers. As detailed in the background section above, since this time, the Council
firstly took measures to stop the operation of the site by serving an Enforcement Notice and
Abatement Notice, both of which were appealed by the applicant. The subsequent Joint Noise
Survey (JNS) and independent noise monitoring by the Council proved that the site could operate
without causing a statutory noise nuisance. Establishing how the site was operating during the
JNS formed the basis of the negotiations between the Applicant and the Council to establish the
basis for the current, proposed Noise Management Plan.
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Noise Management Plan
35. The NMP seeks to control the Applicant's operation at the site to avoid an unacceptable impact
on neighbouring residents. The following measures and controls form the basis of the NMP:
Maximum Number of Buses:
36. The number of buses will be limited to a maximum of 40 at any one time. This limit has been
established by the number of parking bays available at the site and thus has established the
capacity of the site to ensure that all buses are parked in the correct locations and zones.
Hours of Operation:
37. There shall be no operation of buses except between the hours of 07:00 and 23:00. An exception
is allowed on 7 occasions throughout one calendar year whereby buses may be operated up to
23:45 due to the Applicant’s contract with Bolton Wanderer’s Football Club to provide coaches for
the home evening matches.
Operation of Zones:
38. The site has been divided into the following zonal areas:
Zone 1 - is to the south of the site, closest to the entrance on Bankfield Road.
Zone 2 – external - is in the centre of the site, is on a lower level than the northern portion of the
site and is divided from the northern area by a retaining wall.
Zone 2 – internal – this is a large industrial building sited to the south western section of the site.
The internal area can accommodate up to 9 buses and is used as a parking area for
buses
overnight.
Zone 3 – this is the northern and largest area of the site. The zone accommodates the staff parking
area to the north western corner, accessed via secure gates from Bloomfield Road. The zone also
accommodates an element of bus/coach parking, two bus wash bays, the fuel tank and fuel filling
area.
Parking of Vehicles:
39. Buses shall be parked in the parking bays shown on the submitted plan and nowhere else on the
site – the parking bays shall be permanently marked on the site.
Site Access:
40. Buses will enter and leave the site via Bankfield Road only. Buses will not therefore be permitted
to use the Bloomfield Road access (other than in emergency situations as per paragraph 47
below).
Acoustic Fence:
41. An acoustic fence will be erected towards the northern boundary of the site. It will be set in 4
metres from the northern boundary and will also return and run along the eastern and western
boundaries for a distance of 17 metres and 11 metres respectively. The fence will be 4 metres in
height and a specification has been provided with regard to the design and density of the fence
to ensure that it will provide a satisfactory sound barrier to the site for adjacent residential
properties.
42. Not only will the fence provide a noise barrier to the function of the bus depot, it has also been
designed to wrap around the staff car park area to ensure that noise from the arrival and parking
of staff vehicles is mitigated against.
Speed Reducing Measures:
43. A speed limit of 10mph will be observed on site at all times, with appropriate signage to remind
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drivers. Cones will also be placed at the top of the ramp up to zone 3 to ensure that buses keep
to a set route and speed.
Washing of Buses:
44. Buses will be washed with a hand pulled rotating brush type washer and there shall be no use of
jet washing equipment on the site at any time. Bus washing will only take place in the designated
wash bay.
Bus Types:
45. Six buses which were previously identified by pollution control officers as causing a particular
noise nuisance will not be operated from the site.
Operational Timetable:
46. An operational timetable has been agreed by pollution control officers to ensure that buses leave
and return to the site in a staggered manner and that no buses are operated in zone 3 until after
08:10 and that between 19:00 and 23:00 there are no more than 2 bus movements per hour in
zone 3.
Onsite Operations:
47. The NMP also makes the requirement for buses to be operated in a way that is considerate to
local residents, as follows:
· Engines must not be left idling for longer than is necessary at any one time – this being the
minimum time possible for the air system to be safely pressurised and the brakes to be
released.
· When returning to the site, engines will be switched off as soon as the buses are safely
parked. Engines will be switched off during washing and refuelling.
· Vehicles will be driven around the site in a careful manner, will not exceed the 10mph speed
limit and there shall be no unnecessary revving of engines or sudden acceleration of brakes.
· The Bloomfield Road access shall not be used by buses other than in emergencies.
· Shouting and raised voices shall not be used on site at any time, except in emergencies.
Vehicle radios and other vehicle based audio amplification equipment shall not be used in the
yard at any time.
Vehicle Maintenance:
48. The driver of any bus shall complete a daily inspection sheet and will note down any abnormal
sounds from the vehicle. Should there be an observation of any abnormal noise, the source of
this noise shall be repaired prior to the vehicle being operated.
49. In addition, it is noted that some of the objections received from residents raise concerns about
vehicle maintenance being carried out on the site during the night. The Applicant has confirmed
that, “Since agreeing the new noise management plan (NMP) no maintenance has been done
outside the agreed hours of operation set out in that NMP. We have certainly never done any
maintenance in zone 3. All our engineers are employed between the hours of 0700hrs and
1730hrs, Monday through Friday only.” The Council's pollution control officers have also
recommended a condition to limit the repair of buses to between the hours of 07:00 and 17:30.
50. The Council’s pollution control officers are satisfied that the measures included within the NMP
are sufficient to ensure that the site can operate without causing harm to the living conditions of
neighbouring residents with regard to noise. The site has been operating with the NMP in place
since the beginning of the 2018 and the applicant has been legally bound to this since February
2018. Since the NMP has been legally enforceable via the legal undertaking seven complaints
have been received by Pollution Control (all from the same complainant). One of these
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complaints has shown there to be a breach of the NMP. The complaint relates to the operations
at Tyrers for the last 3 evening football matches. The complaint states that buses parked in zone
3 following all three of these matches and buses arrived back on two occasions marginally later
than the agreed 23:45 (at 23:50 and 00:01). Upon arriving back at site after the evening
matches, the buses should traverse zone 3 only and park in zone 2. The details of the alleged
breach have been passed to the Applicant and they have confirmed that a database is kept which
records all fleets movements, having checked this for the evenings in question, they have
confirmed that:
·
·
·

Friday 30th March 2018 - All match coaches ran from the Chorley depot. The last bus to
arrive back at the Bolton depot was between 19:30 and 20:00.
Tuesday 3rd April 2018 - The last bus to return to the depot entered at 23:43 and the engine
was stopped at 23:44.
Tuesday 10th April 2018 - The last bus returned to the depot at 23:43 and the engine
stopped at 23:44.

51. It has not however been determined where the buses parked upon return to the depot following
the late evening football matches. Despite this, it has highlighted that wording of the NMP
regarding the movements of the late evening buses requires further clarification. On this basis,
condition 1 of the recommended conditions has been written to address this issue, to ensure that
upon return to the site late evening buses traverse zone 3 and park within zones 1 or 2. The
wording has been agreed by pollution control officers, planning officers and the Council’s solicitor
to ensure robustness.
52. In addition, the Applicant also reported that the newest and therefore quietest buses were
chosen to attend the late evening commitments and the vehicle tracking information showed that
the buses travelled consistently below 10mph upon returning to the site.

Vibrations

53. An assessment of ground-borne vibrations has been submitted with the application. This is in
response to some residents objecting to the bus depot on the grounds of vibrations felt from the
buses travelling around the site, the impact of this on their houses and on their quality of life.
The measurements taken have been assessed against the guidance contained in BS6472-1:2008
Guide to evaluation of human exposure to vibration in buildings Part 1: Vibration sources other
than blasting. Measurements were taken over a typical 24 hour period in order to compare the
measured vibrations with the guidance. The results of the assessment showed that the vibration
levels are significantly below the level considered to be a low adverse impact as defined by the
guidance.
54. The Council's pollution control officers have assessed the submitted report and they agree with
the findings of the report, in that the vibration levels are significantly below the guideline values.
On this basis, the vibrations from the operation of the site as a bus depot are not considered to
present an unacceptable impact or nuisance to adjacent residents.

Air Quality

55. Paragraph 124 of the NPPF states that, “planning policies should sustain compliance with and
contribute towards EU limit values or national objectives for pollutants, taking into account the
presence of Air Quality Management Areas, and the cumulative impacts on air quality from
individual sites in local areas. Planning decisions should ensure that any new development in Air
Quality Management Areas is consistent with the local air quality action plan.”
56. The submitted Air Quality Assessment has been assessed by pollution control officers and they
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have confirmed that they are satisfied with the conclusions of the report, which confirm that, “the
impact from the increase in road traffic on sensitive receptors is negligible and that the impact at
residential receptors from the use of the site is slight at three out of the seven receptor locations
and negligible at the rest.”
57. Objectors to the application have also raised concerns about being able to smell/taste emissions
from the buses. Pollution control officers have been unable to substantiate these complaints
during visits to the site and to neighbouring residential properties.
58. In addition to this information, Members attention is also drawn to the fact that Tyrers bus
company who run the site have a contract with Transport for Greater Manchester (TfGM) to run
school buses across Bolton. A requirement of TfGM contracts is a limitation on the maximum age
of buses used for school contracts, which aims to secure continually improving standards of
safety, lower vehicle emissions and reduced noise. Due to this two buses on the site have already
been replaced in 2018 with newer, quieter and lower emission buses and a further twelve
(minimum) buses will be replaced this year.
Principle of Development
59. The NPPF is clear in its statement that, “At the heart of the National Planning Policy Framework is
a presumption in favour of sustainable development, which should be seen as a golden thread
running through both plan-making and decision-taking”. Three dimensions are identified to
sustainable development: economic, social and environmental.
60. The application site, due to its physical siting, the surrounding area and the proposed use of the
site has implications for each of these elements of sustainable development.
61. The application site is located within the Express Industrial Estate, which is defined in Appendix 2
of Bolton’s Allocations Plan as ‘Protected Employment Land’ (5 P1.2). Core Strategy policy P1.2
Policy P1(2) states that the Council will safeguard existing employment sites where they are
compatible with residential amenity and contribute to the sustainability of communities in which
they are situated. Where they are not compatible, mixed uses will be encouraged to retain an
element of employment. Employment uses are defined in Bolton's Allocations Plan as B1, B2 and
B8 uses. The use of the site as a coach/bus depot does not fall within a B1, B2 and B8 use class
and therefore does not fall within the definition of an employment use for the purposes of the
policy.
62. Notwithstanding this, paragraph 3.7 of the adopted Allocations Plan states that proposals for
non-B1/B2/B8 uses on allocated employment land will be permitted if they meet one of the
following three criteria:
i) There would be no harm to the economic function of the locality or the benefits of the
proposed development outweigh the harm; or
ii) A marketing strategy satisfactorily demonstrates that there is no longer demand for B1/B2/B8
use; or
iii) A viability assessment satisfactorily demonstrates that it is no longer appropriate for the site
to be retained for B1/B2/B8 purposes.
63. Whilst it is acknowledged that the proposed bus/coach depot does not constitute B1/B2 or B8
use, the proposal is considered to comply with the first of the above criteria, in that there would
be no harm to the economic function of the locality. The proposed use is highly compatible with
the existing employment uses on the Express Industrial Estate and it is considered that the
continued use of the site as a coach/bus depot would not prejudice the continued operations of
any neighbouring employment uses. In addition the bus depot provides employment for the

13

equivalent of 31 full time members of staff.
64. The proposal is considered to make a positive contribution to economic sustainability of the
Express Industrial Estate and the wider Farnworth area and complies with Core Strategy policy P1
and section 3 of the Allocations Plan.
Impact on the Character and Appearance of the Area
65. Policy CG3 of the Bolton Core Strategy states that the Council expects development proposals to
contribute to good urban design, respect and enhance local distinctiveness, ensuring
development has regard to the overall built character and landscape quality of the area.
66. As the site is already operating as a bus/coach depot and has been in operation since 2015, the
application does not propose any physical alterations to the site, other than that is, the erection
of an acoustic fence to the northern section of the site (set in 4 metres from the northern
boundary).
67. There are a number of existing buildings on the site which are utilised by the site operator. A
vehicle wash and bunded fuel tank (the retention of which forms part of this application) have
been erected in the southern area of zone 3. In addition, the external storage of buses/coaches
shall also be considered in terms of their impact on the character of the site and wider area.

Bunded Fuel Tank

68. The bunded fuel tank is located in zone 3 of the application site, which is the upper level,
northern area. It has the appearance of a large metal container, powdercoated in dark blue, with
an overall height of approximately 3.1 metres. It has been positioned in a central location within
the site, positioned to allow ease of access to the buses using the site and sited well away from
the residential properties to the north on Conway Street, at over 50 metres away from their rear
elevations.
69. Given the size, siting and appearance of the tank it is not considered to have an unacceptable
impact on the character and appearance of the immediate or wider surrounding area.

Acoustic Fence

70. The proposed acoustic fence will be set in 4 metres from the northern boundary of the site and
will return at the corners of the site and will run along the eastern boundary for a length of
approximately 17 metres and the western boundary for a length of approximately 11 metres. The
fence will be 4.0 metres in height and will be sited approximately 16.3 metres from the rear
elevations of the closest residential properties on Conway Street to the north. A wooden fence is
proposed, which although high at 4.0 metres will have positive benefits on the outlook of the
dwellings on Conway Street. It will serve to screen the application site and wider industrial estate
from the views from the rear of these properties.
71. In the context of the industrial estate setting, the proposed timber acoustic fence will be in
keeping with the overall character of the area, which is characterised by large industrial units clad
in uniform materials.
72. To the rear of the properties on Conway Street, along the boundary with the application site are
a line of conifer trees, which over the years has been aggressively pruned and over time has led
to the demise of a large proportion of these. The conifers do not therefore offer an effective or
attractive landscape screen to the site. No landscape plan is currently proposed, however
Members may feel that a condition requiring a landscape strip is appropriate, which would secure
a better outlook to the properties on Conway Street, and would present a screen to the
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monotony of the proposed acoustic fence and the industrial appearance of the wider site, a
condition has been included in the list of proposed conditions.

Parking of Coaches and Buses

73. The site can accommodate a maximum of 40 coaches/buses which may be single or double
decker. Whilst it is noted that the site is located within a predominantly commercial/industrial
area, there are residential dwellings located to the north of the site along Conway Street which
have views into the site. The parking of vehicles on the site is considered appropriate in visual
amenity terms, bearing in mind that the previous use of the site as a builders and timber
merchants allowed the storage of various building, timber and trade materials, as well as the
parking of vehicles unrestrictedly on the site, including directly up to the rear (northern)
boundary of the site. Bearing in mind the previous use of the site, the current proposal offers a
very organised and formal site layout, within strict zonal areas. In particular, the arrangement of
zone 3, which is most visible from outside of the site and particularly from the residential
properties on Conway Street, is to be strongly controlled. Zone 3 will accommodate a marked out
staff car parking area to the north western corner, two areas of bus parking bays for a total of 15
buses, the centrally located bunded fuel tank and a bus wash area, all of which will be sited well
away from the northern boundary. Nevertheless, the proposed acoustic fence as detailed above,
will serve to screen the site and the parked coaches/buses from the neighbouring residential
properties.
74. Zones 1 and 2 are on a lower level to zone 3 and therefore the land levels, distance into the site
and retaining wall will serve to screen these areas from outside of the site.
75. The organisation of the site, particularly with reference to the parking of vehicles will be further
controlled by the measures included in the NMP. It is considered that the bus/coach depot use of
the site will have a much lesser impact on the character and appearance of the area than the
unregulated layout of the authorised builders/timber merchant use, whereby materials could be
stacked and vehicles parked at the discretion of the site operator.
76. Overall, the retention of the bus/coach depot use is not considered to have a detrimental impact
on the character and appearance of the surrounding area and complies with Core Strategy policy
CG3.
Impact on Residential Amenity
77. Paragraph 4.46 of the Core Strategy recognises that new developments can have significant
impact upon their surroundings. Whether these impacts are acceptable or not depends upon the
nature of the surroundings.
78. Policy CG4 of the Core Strategy seeks to ensure that new development is compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security.
Development should not generate unacceptable nuisance, odours, fumes, noise or light pollution,
nor cause detrimental impacts upon water, ground or air quality.

Acoustic Fence

79. The acoustic fence will be a distance of 16.3 metres from the closest residential property on
Conway Street. Taking into consideration the guidance on interface distances contained in SPD
‘General Design Principles’ a distance of 13.5 metres would be required between an elevation
containing a main room window (the rear of dwellings on Conway Street) to a blank two storey
elevation (in this case the fence). Taking these interface distances as guidance, the distance of
the proposed 4.0 metre high fence would exceed the recommended interface distance and would
therefore be acceptable in this respect. There are not therefore considered to be any issues in
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terms of loss of outlook or loss of light.
80. Furthermore, the physical form of the acoustic fence and its impact on the residential properties
to the north on Conway Street would form a physical barrier and screen to the application site
and wider Express Industrial Estate, which would be of benefit to the outlook of these properties.

Lighting

81. Paragraph 125 of the NPPF seeks to ensure that planning decisions limit the impact of light
pollution from artificial light on local amenity.
82. Residents have raised concerns since the site has been operated by Tyrers that the lighting is
bright and shines into the rear of properties. The application submission has addressed the issue
of lighting, stating that, “low level lighting is installed around the perimeter of the site to address
crime and security concerns and ensure safe working environment for site workers. Enhanced
lighting is installed to provide coverage of vulnerable areas such as the storage buildings and fuel
tank. … the angle, luminance and number of lights installed at the site has been kept to the
minimum necessary to achieve safe working conditions and deter crime. Regard has been had to
the amenity of nearby residents and to the objectives of reducing light pollution.”
83. Pollution control officers have assessed the proposal with regard to lighting and the impact on
neighbouring residents. No concerns have been raised regarding the existing lighting scheme,
however pollution control officers have recommended a condition to ensure that lighting at the
site is controlled to limit the brightness of the lights and prevent any light spillage and impact on
neighbours.

CCTV

84. In addition to lighting, residents have also raised concerns about the CCTV cameras on the site
and concerns that the CCTV infringes on neighbouring residential amenity. Members should be
aware that the current CCTV system was granted planning permission in 1995 (47136/95).
Despite this, Tyrers acknowledge the concerns of neighbours and have installed software on the
CCTV system to ensure that the camera recording is ‘blacked out’ when the camera’s turning arc
would otherwise allow a view beyond the application site boundary.
85. Due to the historical planning permission for the CCTV cameras they cannot be considered as
part of this application.

Previous Use of the Site

86. Members attention is also drawn to the submission of a letter from the site manager when the
site was operated by Buildbase. The letter confirms that during Buildbase’s operation, activities
would take place directly up to the northern boundary. The site operated 8 forklift trucks and 5
delivery wagons, as well as regular deliveries from HGVs. Complaints were regularly received
from neighbouring residents with regard to noise, dust and the conifers along the northern
boundary which were annually chopped back at the request of neighbours.
87. When viewing the planning and enforcement history of the site it is clear that complaints were
also received by the council about noise, disturbance and dust from the operation of the site as a
building and timber merchant.
Impact on Highway Safety and Parking Provision
88. 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,
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prioritising pedestrians, cyclists and public transport over the motorised vehicle. Appendix 3
provides guidance on parking standards.
89. Given the sui generis use of the proposal no maximum parking standards are detailed in
Appendix 3 and in such instances each case will be judged on its own merits.
90. In support of the application a Transport Statement has been provided by Optima Highways and
Transportation Consultancy dated March 2018.
91. The site has the capacity to operate up to 40 buses and coaches and there are dedicated parking
spaces on site for this number of buses. In addition to this, the staff parking area is sited to the
north western corner of the site, with capacity to accommodate up to 30 cars.
92. There are two vehicular accesses into the site, the access to the south from Bankfield Road which
is where the buses access the site and a second access via Bloomfield Road. Bloomfield Road is
used by cars only and is a secure, gated route into the site.
93. The submitted NMP has details of the number of parking bays for buses and cars and also
restricts the parking of vehicles to the formal bays only, this is in part to limit the number of
vehicles on the site to manageable levels and also to ensure that the site is used in an orderly
way, which removes any parking of buses close to the northern site boundary, which is closest to
the neighbouring residential properties.
94. Given the sui generis use of the site there are no maximum car parking standards and therefore
the proposal has to be considered on its own merits. As such, given the maximum number of
buses on site and the number of employees it is considered that adequate parking provision is
provided within the site.
95. In respect of highway safety, the Council's highway engineers have been consulted and, subject
to conditions, they are satisfied that the traffic generation associated with the proposed
development will be negligible and will be accommodated without detriment to the operational
capacity or safety of the local highway network surrounding the site and the proposal complies
with the requirements of paragraph 32 of the NPPF.
96. Highway engineers do make the recommendation that bollards are erected along the edge of the
staff car park to separate it from the rest of the site, however the Agent has responded to state
that, “In respect of suggested bollards. As you know, both the consultation response and
submitted Highways Statement are in agreement that the site has operated safely and without
incident (internally and externally) since inception of the use. The consultation response says that
installing bollards would be ‘beneficial’ but this is different from something being ‘required’ to
make the development acceptable. The requested amendment or condition must be both
Reasonable and Necessary (as per paragraph 206 the NPPF) but in this case the staff car parking
areas and all other parking bays are clearly marked-out in Zone 3 and the NMP further restricts
the use of this area by buses or coaches”.
97. The proposed development is therefore considered to comply with national and local policy
objectives with regard to parking provision and impact on the highway.
Impact on Land Contamination and Drainage
98. Policy CG4.2 of Bolton's Core Strategy seeks to ensure that development does not cause
detrimental impacts upon water, ground or air quality.
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99. The site is an established industrial site, which has an existing concrete yard. The site has a low
flood risk, being sited within Flood Zone 1 (very low probability). Some concerns have been
raised by residents about drainage from the site and contamination from oil, fuel and waste
water derived from the washing of buses. On this basis a condition has been agreed with the
Applicant for the installation of an oil interceptor and segregation of waste water derived from
the washing/cleaning of buses. The proposal is considered to comply with policy on the basis of
the inclusion of the proposed condition.
Conclusion
100. Members will be aware that the main consideration for the application is the grounds for the
previous refusal, which was to refuse the retention of the bus depot on the grounds of noise and
disturbance to the adjacent neighbouring residents. It is clear that where in the Borough there
are residential properties adjacent to industrial areas there will inevitably be a conflict of interests
between the two users. In such circumstances, it is vital that the potential impacts are minimised
and mitigated against to ensure that the uses can exist in relative harmony.
101. When the bus depot first occupied the site, without the benefit of planning permission, it is
clear that there was a significant noise issue at the site, which had an unacceptable impact on
neighbouring residents to the detriment of living conditions, hence the significant objections from
the Council's pollution control officers and the refusal of the previous application. However, since
this time work has been undertaken to understand the cause of the noise issues on the site and
to mitigate against these, via the use of a variety of measures, but most significantly by reducing
the level of activity in zone 3 and removing bus activity away from the northern boundary of the
site. Pollution control officers are satisfied that the measures included in the NMP, including the
erection of an acoustic fence, which will not only mitigate against the noise, but also screen the
view of the vehicles, protect residents from unacceptable noise and disturbance. In addition,
information has been provided on vibrations and air quality, which are concerns that have been
raised by residents. The Council's pollution control officers have assessed the submitted
information and are satisfied that the continued use of the site as a bus depot complies with
policy in these respects. On the basis of complying with the NMP the proposal is therefore
considered to comply with paragraph 123 of the National Planning Policy Framework and policy
CG4 of Bolton's Core Strategy, and Members are therefore recommended to approve the
application with the recommended conditions.
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Representation and Consultation Annex
Representations
Letters:- Twenty two letters of objection have been received from neighbouring residents, raising
the following concerns:
Noise
·
·
·
·

·
·
·
·
·
·
·
·
·
·

·
·
·
·
·

Drivers arrive shortly after 6 am, speeding down Bloomfield Road, onto the industrial
concrete yard – the noise is terrible, doors slamming and occasional music.
Noise from buses idling - weather conditions determine how long each bus engine is left
idling – this is repeated on return.
Some of the buses are moved to the lower area of the site but this causes more noise and
pollution as they have to move the vehicles to get them into position.
Noise during the night due to bus repairs getting vehicles ready.
Buses inside the shed all start up at the same time and the noise as they idle is very
disturbing – then we have screeching of brakes and revving engines as they leave the shed
in a convoy of four.
Tyrers vehicles seem to have a lot of problems – on 28th March one bus continually drove
round the site with brakes squealing all the way round.
Question the acoustics plan as there is no indication of routes to the site – it is impossible to
plan where noise will start and finish – therefore how can the loudest point be planned and
alleviated against.
Buses start up at 7am, engines revving constantly, engines idling for up to 15 minutes.
Brakes screeching.
Noise assessments by consultants or EH officers are always stage managed events, bus
numbers significantly reduced, bus speeds reduced to snail pace.
The previous pollution control reports advised that even with an acoustic fence erected
residents would still be faced with decibel levels of up to 19db above the noise level of
surrounding roads.
The Council fails to consider the results/impacts from the two previous “bespoke noise
management plans” which Tyrers failed to comply with.
Sleep is disturbed by noise from the buses, workmen cleaning and maintaining the vehicles
and most concerning, the smell of diesel – concern about this and the impact upon children’s
health.
Noise from the buses and activities on the site permeates every room of the house, our
conservatory at the rear is now a vacant room due to the noise.
Noise – numerous tests have been done on or near the site which I understand was one of
the reasons the previous application was refused. The noise levels have not changed. In fact
the noise is worse when no testing is being undertaken.
There has been a marked increase in the number of buses on the site in the last 3 months to
around 55 – increased vehicle numbers will clearly result in more noise generation, more
vibrations, more diesel emissions and more buses being parked in zone 3 – immediately
behind our homes.
The revised operational procedure – introduced in March 2017 was another attempt by
Tyrers to reduce the noise impact on residential amenity, however this has increased traffic
movements between 16:00 and 18:30 – the noise is ridiculous.
Technical equipment is not required to assess the noise levels from this site, we can hear the
racket from these buses throughout our homes.
Question the accuracy of the PDA noise assessment.
Constant jarring of noise from bus gear grinding and tyres trundling across the concrete
surface – especially when close to garden fences.
Noise from brakes – hissing, squealing and screaming (when brakes are stuck on).

19

·
·

Buses sounding horns.
A loud whistling noise can be heard very early in the morning when buses start up, which
goes for 5-8 minutes, gradually getting louder until the bus leaves the site.

Vibrations
· Vibrations from the buses rattle our home.
· Vibrations – with the constant running of coach engines and coming and goings, especially
with these coaches being in such unhealthy proximity to our houses and gardens, all you can
feel from them are vibrations.
· We can feel the vibrations long before we can see the buses arriving back to refuel/park.
· Vibrations are worse when felt in the garden – making me feel physically unwell.
Disturbance
· Flood lights shine into the rear windows of our homes until all hours and security cameras
look straight into our homes.
· Bus drivers arrive before 6am.
· The bus depot is an infringement of our human rights – it has taken away our right to enjoy
our property and is seriously disrupting our lives.
· Operations on the site begin at 6:15am when employees arrive on the staff car park – doors
banging.
· Operating times – currently the buses start up earlier than 7am. The application states
operating hours up to midnight – this is unacceptable in a residential area.
· The flood lights are turned on at 5:30am and illuminate all our rear rooms.
· Buses leave the site at 6am and return to the site after midnight – disturbing our sleep.
· Buses are repaired under site floodlights until 01:15 hours – erecting and dismantling
scaffolding to complete the work.
· The site is a constant source of disturbance.
· Light invasion into homes – upstairs and downstairs from floodlights and bus headlights.
Emissions
· Diesel emissions, vibrations and noise – we are unable to leave windows open or use back
gardens in summer.
· Pollution and emissions – smell of diesel in the gardens, engine emissions and smoke –
impact on health and unable to enjoy garden because of this.
· Air Quality – diesel busses are dangerous to our health.
· Smoke from bus emissions.
· We can see, taste and smell the emissions coming from these buses – how is this compliant
with the Greater Manchester Clean Air Initiative?
· The area is an AQM – Tyrers buses spew out diesel emissions and fumes, which we can see,
taste and smell – this is a danger to our health.
· Children unable to play in the garden due to blue smoke coming from the buses.
Other
· Bolton Council has allowed the bus depot to continue operating without the benefit of
planning permission for three years.
· Vehicles come within 4 metres of our back garden.
· The bus depot use is totally incompatible with the neighbouring amenity.
· The Bloomfield Road access is unsafe – no lighting, no pavements and is used by forklift
trucks.

20

·
·
·
·
·
·
·
·
·
·
·
·
·
·

We’ve had buses driving into Valdene Drive, parked against our fence on Bloomfield Road
and buses driving down Bloomfield Road at all hours.
As nothing has changed on the site, apart from the number of buses increasing from 22 to 45
I fail to see why the abatement notice was withdrawn.
Buses and cars being washed after midnight.
Damage to our houses and property – the work already completed on site has caused cracks
to appear on the walls of our home.
There is clearly no speed restriction on the site as buses drive across the site within 2 metres
of our rear gardens at speeds of up to 35mph.
CCTV cameras on 20 foot poles could be watching residents every move.
This development is adversely affecting our day to day lives.
Buses start up progressively with 34-35 buses leaving within 40 minutes – contrary to
planning application assertions.
The planning application identifies almost 300 vehicle movements per day, within an eleven
hour period.
Human Rights – Article 8 “Right of respect for Private and Family Life”, Bolton Council is in
breach of this.
Impact on health from the stress and anxiety caused by Tyrers occupation of the site.
Why have Environmental Health Officers, who published three reports condemning the use of
the site done a complete U-turn?
A lack of faith that enforcement officers will actively enforce at the site – as the site was
originally supposed to have a 40 meter barrier between business activity and residents
boundary fence – consisting of a mound of earth, a wide strip of land area, landscaping.
If the application is approved then the following conditions should be attached:
· On the northern boundary of the site the existing ugly Leylandii hedge must be cut
down to ground level and removed – these are an eyesore in their current condition.
· The existing metal fence on the northern boundary must be replaced and repaired.
· Security – Tyrers must be responsible for keeping the no-man’s area between the
acoustic fence and our properties both safe and secure.

Agent's Response to Objections Raised
The agent has provided a detailed response to the concerns raised by residents and in summary has
commented as follows:
Noise from staff vehicles:
· PDA Acoustics undertook 2 weeks of noise monitoring at the site found that the activity
associated with the application site did not materially differ to any other vehicles driving on
urban roads in the surrounding area.
· Staff arrivals at Tyrers Coaches are not the only vehicles which access the industrial estate via
Bloomfield Road, with significant comings and goings (including HGVs and forklift truck
movements) attributed to adjoining premises.
· Complaints are being made with the absence of the 4m high acoustic fence, which will serve
to improve the noise climate for residents of Conway Street once installed.
Duration of activities on site:
· Some residents have raised objection that the noise level is continuous throughout the day
and year – however this is not the case and vehicle movements are restricted by the NMP and
there are certain periods during the day when there is very little activity on the site and there
is very limited activity at weekends.
Shouting and car radios:
· The NMP limits the use of shouting, raised voices, vehicle radios and other vehicle based
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audio amplification. All members of staff are made aware of and regularly reminded of the
requirement to be quiet and respectful of neighbouring residents.
Air Quality (fumes):
· An air quality report has been submitted with the application and the council’s environmental
health officers are satisfied with the conclusions of the report. The effect of bus movements
on the local concentrations of nitrogen dioxide and particulate matter has been assessed and
found to be negligible or insignificant. In addition, it should be noted that Tyrers undertake
routine maintenance, renewal and replacement programme for their vehicles both in
accordance with statutory requirements, but also to comply with the higher standards set by
TfGM contracts. This pro-active approach assists with the prevention and minimisation of
emissions.
· Smell of diesel – the diesel tank is a replacement of a former tank – the tank is bunded with
secondary container and an auto cut-off nozzle. It is regularly maintained and inspected in
accordance with the site’s H&S protocols.
· The site and houses on Conway Street are not actually within the AQMA.
Highways
· A number of residents refer to “excessive traffic speeds” on Bloomfield Road and related
concerns regarding highway safety. There is a speed limit on this public road which is entirely
within the Council’s control as the Local Highways Authority.
· For the avoidance of doubt, the most recently available 5 year accident data shows that no
single personal injury accidents have been recorded along Bloomfield Road during this period.
Vibration
· The vibration assessment submitted with the application confirms that vibration levels are low
and well-below the level considered to be an adverse impact on residential receivers.
Hazardous Substances
In response to some objections the agent has provided information regarding the need for a
hazardous substances licence for the storage of diesel fuel. ATG Health and Safety have confirmed
that due to the relatively small size of the fuel tank (41,760 litres) that no licence is required.
Furthermore, as the tank is well below the 2500 controlled quantity trigger the tank installation does
not require to be classified under The Control of Major Accident Hazards Regulations 2015.
Review of Joint Noise Impact Assessment
Hann Tucker Associates Assessment:
An objector to the application has commissioned an independent review (by Hann Tucker Associates)
of the Joint Noise Impact Assessment Report. The review is summarised as follows:
· Weekends appear to have been discounted from the noise survey, and if there are no
restrictions on weekend operations there is the potential for Tyrers Coaches to take on
additional weekend contracts which could have a greater impact on neighbouring residents.
·
·

(Officer comment – table 2 of the NMP places restrictions on the weekend operation of
buses).
Questions raised over the specific noise levels and calculations of these (see pollution control
comments below).

The report identifies that the main source of annoyance for local residents is between 07:00
and 08:00 as this is when most of the buses leave the site and therefore a robust assessment
should specifically consider the typical background sound level for this period (Officer

comment – the NMP restricts any movement of buses within zone 3 until 08:10, zone 3 is on
the same level as, and closest to, the nearest residential properties and therefore the NMP
strictly restricts the movement of buses in this zone – both via the number of bus movements
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·
·

and the time of the movements).

The report states that acoustic penalties should have been added due to the intermittency
and tonality of the bus noises.
The report comments on the context of the site and that PDA were wrong to consider the
contextual character of the area as commercial/industrial due to the residential receptors
immediately to the north of the site and that given the complaints from residents and the
serving of a noise abatement notice, this would suggest that noise from the bus depot is
potentially a major source of annoyance for nearby residents (Officers comment – Members

will be aware that the previous application was refused on the basis of noise impact on
neighbouring residents. The submitted NMP has been designed to mitigate against the noise
from the buses, in brief controlling the movement and times of bus activities on the site in
general, but most critically in zone 3, which is closest to the residential properties.
Furthermore, the addition of the acoustic fence will further reduce any noise impact on
residents).
Council's Pollution Control Officer Comments:
The Council’s pollution control officers have assessed the Hann Tucker Associates report and have
provided the following comments:
“I have reviewed the review of the noise impact assessment report by Hann Tucker Associates. I
agree with some of the findings of the Hann Tucker review but there are some instances where I
disagree with the review. Han Tuckers “indicative ‘independent’ BS4142:2014 assessment of the
potential impact” is inappropriate. As reported in para 2.9 of the joint report, “the sole issue for
consideration is whether engine noise from buses in zone 3 were likely to amount to a statutory
nuisance or not.” No buses operated in zone 3 between 07.00 and 08.00. The joint report assessed
the impact. The Council did not agree with some of methods used by PDA in the assessment.
However, the Councils assessment of the impacts did not amount to a significant adverse impact.
The Hann Tucker review has not changed the outcome of the joint report.”
Knights 1759 Comments:
The agents (Knights 1759) have assessed the Hann Tucker Assessment and, in summary, have
provided the following comments:
· The author of the report has not visited the site and has consequently been unable to
observe the variation in the noise climate at different times of the day, or have the benefit of
real-time noise monitoring results.
· The report comments on previous assessments which have been superseded by the Joint
Noise Survey and agreed NMP.
· The report states that the Joint Noise Survey has not taken into account penalties associated
with intermittency which is incorrect.
· Knights 1759 do not agree with the assessment that increased acoustic penalties should have
been added to the calculations due to the intermittency and tonality of the bus noises.
· The report fundamentally ignores parts of the NMP and its application in relation to
weekends.
· The Hann Tucker report discusses the proposals on the basis of theoretical modelling,
however the Joint Noise Survey and the NMP are both determined on the basis of accurate
real-life readings.
Petitions:- none received.
Elected Members:- Councillor Burrows has objected to the application on the grounds of noise and
disturbance.

23

Consultations
Advice was sought from the following consultees: Highway Engineers, Pollution Control Officers,
Drainage Officers, Coal Authority.
Recent Planning History
Planning permission was refused by the planning committee in March 2017 for the retention of the
use of the site as a bus depot and the retention of the bunded fuel tank (98028/16), this planning
refusal is the subject of an appeal, due to be heard at public inquiry in June 2018.
Planning application for the retention of the use of the land as a coach hire storage depot, retention
of a bunded fuel tank and the erection of an acoustic fence was withdrawn in November 2016
(95785/16).
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

All operations at the site will comply with the requirements of the submitted Noise Management Plan
(by PDA Acoustics, reference: 9459/2798/04, dated December 2017). The Noise Management Plan
shall be implemented in full and the use hereby approved shall thereafter be carried out in
accordance with it. For the avoidance of doubt, in respect of any bus/coach movements which occur
between the hours of 23:00 - 23:45 (no more than 7 times per year), all buses/coaches returning to
the site between these times shall be parked within Zones 1 or 2 and no more than 8 buses/coaches
may traverse through Zone 3 in order to park within in Zone 2.
Reason
To minimise the impact of noise disturbance on the residential amenity of the area and in order to
comply with Bolton's Core Strategy policy CG4.

2.

Within 3 months of the date of planning permission hereby approved, a timber closed boarded fence
shall be erected in the position shown on plan ref. ‘1665-P-110-F - Additional Noise Mitigation
Measures’. The fence shall be erected to a height of 4 metres measured from the existing ground
level and shall have a superficial weight of not less than 10kg per sq. metre in accordance with the
submitted specification document ref. ‘JCW Reflective Sound Screen (Datasheet 68) JCW 04/2015.
The fence shall be retained as approved thereafter.
Reason
To prevent and mitigate for potential noise arising from the development and to accord with Policy
CG4 of Bolton’s Core Strategy and paragraph 123 of the National Planning Policy Framework.

3.

Within 60 days of the date of planning permission being granted, a scheme shall be submitted to and
approved in writing by the Local Planning Authority for external lighting/floodlighting. The lighting
shall be designed to an illumination value of no greater than 5 lux at the nearest residential property.
The beam angle of any lights directed towards the residential properties on Conway Street and
Valdene Drive shall be kept below 70 degrees. Spill shields shall also be fitted. The approved scheme
shall be implemented in full within 30 days of the LPA's approval of the submitted lighting scheme
and retained thereafter.
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.
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4.

Trees and/or 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. The landscape scheme shall be
submitted to the LPA within 3 months of the date of planning permission being granted and the
approved scheme shall be carried out within the next available planting season. Any trees and shrubs
that die or are removed within the first five years shall be replaced in the next available planting
season with others of similar size and species.
Reason
To provide additional screening to the bus depot and to soften the appearance of the acoustic fence
and in order to comply with Core Strategy policies CG1 and CG3.

5.

Within 3 months of the date of planning permission hereby approved the following details shall be
submitted to and approved in writing by the local planning authority:
1.

2.
3.

Installation of a Class 2 oil interceptor which complies with Table B.2 of British Standard BS
EN 858-2:2003 – ‘Separator systems for light liquids (e.g. oil and petrol) – Part 2: Selection
of nominal size, installation, operation and maintenance’ to ‘filter’ surface water run-off from
parking areas used by coaches and buses.
Segregation of waste water derived from washing or cleaning of buses and coaches on site,
including the installation of suitable drains in the relevant areas of hardstanding to achieve
the separation, prior to disposing of the water to the public sewer.
A schedule of works detailing the timescales for installation of the above.

The works shall be carried out in accordance with the approved details.
Reason
To ensure the site provides satisfactory means of surface water drainage and to prevent any
contamination of the groundwater and in order to comply with policy CG2 of Bolton’s Core Strategy.

6.

No repair and or maintenance of buses, or any other vehicles, shall be carried out on the
site except between the hours of:
07:00 and 18:00 Monday to Friday.
08:00 to 17:30 Saturdays, Sundays and Bank Holidays.
No repairs or maintenance of buses shall take place in zone 3 prior to:
08:00 Monday to Friday.
10:00 Saturdays, Sundays and 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.

7.

There shall be no vehicles entering the site prior to 06:00 Monday to Friday and there shall be no
vehicles entering the site prior to 06:30 on Saturdays, 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.

8.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans and details:
Additional Noise Mitigation - Drawing no. 1665-P110-F - received 04 May 2018.
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Proposed Site Plan - Drawing no. 1665-P-102-U - date uploaded 20 March 2018.
Acoustic Fence Specification: JCW Reflective Sound Screen.
Fuel Tank - Drawing no. 1665-P-111 - date uploaded 19 March 2018.
FTP400 Fuel Tank Specification
Reason
For the avoidance of doubt and in the interests of proper planning.
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Unit B, First Floor, Lostock Office Park, Lynstock Way, Bolton, BL6 4SG

WALKERDESIGN

superficial weight of
10kg / 1sqm

4.0m High Timber Lapped Fence

Walkers Building Consultants Ltd ( trading as Walker Design) duty on this project is that of
"Designer" as defined by Regulation 2, and have avoided foreseeable risks to those involved in the
construction and future use of the structure and in so doing eliminated hazards (so far as is
reasonably practical, taking account of other design considerations) and reduced risks associated
with those hazards.
The Designer has provided adequate information about any significant risks associated with the
design and co-ordinated the work with others in order to improve the way in which risks are
managed and controlled.
The associated risks are restricted to site or project specific risks and as such are not considered
as a complete and final list of all hazards that may exist

Designer Considerations

Construction (Design and Management ) Regulations 2015

NOTE: DO NOT SCALE FROM THIS DRAWING. ALL ERRORS AND OMISSIONS TO BE REPORTED TO WALKER DESIGN. ALL INFORMATION TO BE CHECKED ON SITE
PRIOR TO WORKS COMMENCING AND READ IN CONJUNCTION WITH ALL RELEVANT CONSULTANTS AND HEALTH AND SAFETY DRAWINGS AND INFORMATION
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Application number
02071/17

Town Hall, Bolton, Lancashire, BL1 1RU

Development & Regeneration Dept
Development Management Section

Telephone (01204) 333 333

Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.
Crown Copyright and database rights 2016. 0100019389
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Date of Meeting: 31/05/2018
Application Reference:

02071/17

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

Full Planning Application
11/10/2017
05/12/2017
Helen Williams

Location:

GRUNDY FOLD FARM, CHORLEY OLD ROAD, HORWICH,
BOLTON, BL6 6QA

Proposal:

ERECTION OF FIVE DWELLINGS

Ward:

Heaton and Lostock

Applicant: Sparkle Developments Ltd
Agent :
Mr R Jackson

Officers Report
Recommendation:

Refuse

Background to Current Proposal
1. Planning permission was granted at Planning Committee in August 2014 for five dwellings on the
application site, comprising the extension and alterations to the farmhouse (to form one
dwelling), the demolition of all other buildings on the site, and the erection of four detached
dwellings (application 91673/14).
2.

However, the development that took place on site following that permission does not accord
with the planning approval. The five dwellings that were built are all of a different siting,
orientation, footprint and design than that approved in 2014, and the former farmhouse that
was approved to be converted and extended has been demolished and replaced with a new
dwelling. The sizes of the dwellings at plot 1 to 4 have also been increased from those
approved.

The Most Recent Planning Decision
3. A retrospective planning application seeking the retention of the five detached dwellings as built
was submitted to the local planning authority in March 2017 (application 00417/17). Planning
Committee Members refused the application in June 2017 for the following reasons:

1.

The proposed development, by virtue of its siting and size, represents inappropriate
development within the Green Belt and the very special circumstances provided by the
applicant do not outweigh the harm caused to the openness of the Green Belt in this
location, contrary to section 9 of the National Planning Policy Framework and Policy CG7AP
of Bolton's Core Strategy.

2.

The proposed development, by virtue of its siting, scale and design, fails to maintain and
respect the landscape character of the area, contrary to Policy CG3 of Bolton's Core
Strategy.
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4.

Following the refusal of the retrospective application, Committee Members instructed that the
applicant work with officers in order to reach an acceptable compromise for the development.
Discussions between the applicant and officers began in July 2017, where the applicant initially
suggested demolishing and re-siting the dwelling at plot 4, relocating the detached garages in
order to emphasise a courtyard design, and providing a robust landscaping scheme around the
development. Officers advised that the proposed amendments did not go far enough in
addressing the grave concerns raised by both Officers and Members during the determination of
application 00417/17 and instead advised, as a minimum, that, along with the demolition and
re-siting of the dwelling at plot 4 back to the originally approved location, the dwelling at plot 3
should also be demolished and moved back to (or as close as possible to) the originally
approved location and that the scale of the dwelling at plot 1 be reduced. Officers also require
that an application be retrospectively submitted for the raising of the land to the rear of the
development.

The Other Applications Before Committee
5. Three other planning applications, relating to the proposed development, have been also been
submitted and can be found elsewhere on this Committee agenda. These are as follows:
*
*
*

01941/17 - Retention of dwelling at plot 2 (amended house type to previously approved
91673/14)
01964/17 - Retention of dwelling at plot 5 (amended house type to previously approved
91673/14)
02498/17 - Raising of land levels to southern and eastern boundaries, to paddock land
forming plots 2 and 3

6.

It is officers' intention to present all four applications together at the Planning Committee
meeting, as the proposals are interrelated.

7.

This latest planning application (subject to this report and for the whole development, excluding
the raising of land to the south) was submitted in October 2017 and initially sought the
following amendments to what has been built on site (as per the plans submitted 12th October
and the first proposed site layout ref. no. K621/01(OL) Rev B):

Summary of Initial Proposals

Plot 1
*

*

Demolishing the built single storey rear element (family area to kitchen) with proposed balcony
over. This part of the dwelling measures 3.15 metres by 8.09 metres (footprint of 25.48 sq.
metres and a volume of 76.45 cubic metres).
Re-siting the detached garage proposed under application 00417/17 from the north west of the
dwelling to the south west of the dwelling.

Plot 2
*
*

Re-siting the detached garage proposed under application 00417/17 from the north east of the
dwelling to the west of the dwelling.
Amending the boundary line between plots 1 and 2 (from that proposed under application
00417/17) so that plot 1 has a smaller garden curtilage and plot 2 has a larger garden curtilage.

Plot 3
*

Demolishing the built dwelling and re-siting it approximately 6 metres further to the north east,
but not as far north as the approved dwelling under application 91673/14 (approximately 13
metres further south than previously approved).
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*

Re-siting the detached garage proposed under application 00417/17 further north so that it is to
the side of the proposed re-sited dwelling.

Plot 4
*

*

Demolishing the built dwelling and re-siting it approximately 20 metres further to the east and
re-orientating it from a north/south orientation to a north east-south west orientation.
Re-siting the detached garage proposed under application 00417/17 from the north west of the
built dwelling to the south west of the proposed dwelling.

Plot 5
*

Increasing the size of the curtilage to this dwelling by incorporating land to the north of the plot
within the red-edge of the application/development site.

Red-edge of application/development site
*

As described above, the red-edge of the application site was amended so that additional land
has been incorporated to the north of plot 5. Amendments also resulted in the eastern
boundaries to plots 1 and 2 being more curved in shape.

Site layout

*
*

Creation of a rectangular courtyard within the centre of the development.
Driveways to the proposed garages within each plot being defined.

Landscaping scheme
*

New tree planting (in clusters) along the boundaries of the development site (red-edge of the
application site) and around the proposed courtyard.

Current Position
8. Following the initial submission of this application, officers entered into further discussions with
the applicant as it was still considered by officers that the submitted proposed amendments did
not go far enough in addressing the reasons for refusing application 00417/17. Officers
considered that their minimum suggested amendments (to significantly amend plots 1, 3 and 4)
had not been met.
9.

Following a number of further minor amendments to the proposal, it is considered that the
applicant and officers are now at an impasse, mainly as the applicant has been insistent
throughout the life of this latest application that their submitted proposals are acceptable in
Green Belt terms (owing to the reduction in the footprints and volumes of the dwellings
compared to the former buildings on the site, and as they consider that the proposed
development would be less visually intrusive than the former buildings on the site). The
acceptable compromise Members hoped to see achieve between officers and the applicant
following the previous refusal has not been reached.

10. The final scheme proposed by the applicant (the proposed development now before Committee
Members for determination) is described below.
Proposal Before Committee
11. This application is before Committee as it is considered that it is in the public interest for it not
to be dealt with under delegated powers.
12. A summary of what is now proposed and the differences between these proposals and what has
been built (refused under application 00417/17) and what was previously approved (under
application 91673/14) is as follows:
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Plot 1
13. The dwelling proposed at plot 1 is proposed as built, but with the following amendments:
*

*

*

The single storey rear element (family area to kitchen with proposed balcony over) is
proposed to be demolished. This proposed demolition would reduce the footprint of the
dwelling at plot 1 by 25.48 sq. metres and its overall volume by 76.45 cubic metres (as the
rear element measures 3.15 metres by 8.09 metres and is 3 metres in height).
The amount of glazing on the rear elevation is proposed to be reduced by making the first
floor master bedroom balcony windows (French doors) three panes rather than the built
four panes and by reducing the second floor (bedroom 6) windows to two panes (rather
than having glazing occupying the full width and height of the gable). Timber cladding is
proposed on the rear elevation around these new windows.
The detached garage is now proposed further to the north of the dwelling, approximately
12 metres further to the north east than approved and approximately 9 metres to the north
east of the garage previously refused under application 00417/17.

14. The proposed dwelling remains sited approximately 22 metres further to the north east than
approved (and 22 metres away from the former building on this part of the site) and it has been
orientated so that it faces north west/south east rather than the approved north/south
orientation.
Approved
Footprint
225.58 sqm
Total floor area 611.74 sqm
Volume*
1,539 m3
Height
10.3 m

Built
294.59 sqm
751.54 sqm
2,007 m3
10.3 m

Now proposed
269.11 sqm
726.06 sqm
1,930.55 sqm
10.3 m

Difference between proposed to approved
+ 43.53 sqm (+ 19.3%)
+ 114.32 sqm (+ 18.7%)
+ 391.55 m3 (+ 25.4%)
Same

*Volumes have been provided by the applicant and the differences have been calculated by officers.

Plot 2
15. The dwelling proposed at plot 2 is as built and refused under application 00417/17. No
amendments to the dwelling have therefore been sought by the applicant. The dwelling has
been built/orientated so that its eastern elevation is approximately 15.5 metres further to the
south than approved. The dwelling is orientated north/south rather than the approved north
west/south east siting and is no longer sited on the footprint of a previous building on site. A
detached garage for the property is proposed to the west of the dwelling rather than being
within a shared garage block, which was previously approved at the centre of the site.
Footprint
Total floor area
Volume*
Height

Approved
200 sqm
568.46 sqm
1,579 m3
10.3 m

Built
238 sqm
664.5 sqm
1,769 m3
10.6 m

Now proposed
Same as built
Same as built
Same as built
Same as built

Difference between proposed to approved
+ 38 sqm (+ 19%)
+ 96.04 sqm (+ 17%)
+ 190 m3 (+ 12%)
+ 0.3 m

*Volumes have been provided by the applicant.

Plot 3
16. When this application was initially submitted in October 2017 the applicant was proposing to
demolish the dwelling at plot 3 and re-site it approximately 6 metres further to the north east,
however the applicant is now proposing to retain the dwelling as built (as previously refused
under application 00417/17). The only amendment now proposed to the dwelling is:
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*

To reduce the amount of glazing on the rear elevation by narrowing the proposed glazing
to the first and second floor master suite and living room. As with plot 1, timber cladding is
proposed on the rear elevation around the proposed reduced windows.

17. As no amendments are proposed to the siting of the dwelling at plot 3 it remains approximately
19 metres to the south west of the approved footprint. The proposed detached garage is now
proposed to the east of the dwelling. The approved garage for the dwelling at plot 3 was to be
within a shared garage block at the centre of the site (to the north of the plot).
Approved
Footprint
212 sqm
Total floor area 565.16 sqm
Volume*
1,636 m3
Height
10.7 m

Built
280 sqm
682.9 sqm
1,922 m3
11.1 m

Now proposed
Same as built
Same as built
Same as built
Same as built

Difference between proposed to approved
+ 68 sqm (+ 32%)
+ 117.74 sqm (+ 21%)
+ 286 m3 (+ 17.5%)
+ 0.4 m

*Volumes have been provided by the applicant.

Plot 4
18. The following is now proposed:
*
*

*
*
*

To demolish the dwelling as built.
To re-site the dwelling approximately 24 metres to the east of where the current dwelling
has been built, so that it is closer to the centre of the development and would now overlap
the approved footprint for plot 4 (but at a different orientation: in a north east/south west
direction rather than the approved east/west orientation).
To change the proposed house type to the same house type as built at plot 5, which would
reduce the proposed footprint (compared to that built) by 78.52 sq. metres, the proposed
total floor area by 224.42 sq. metres, and the proposed volume by 749 cubic metres.
To lower the proposed finished floor/ground level by 0.5 metres.
To re-site the proposed detached garage to the north of the dwelling and therefore in a
similar position to that approved. The approved garage for the plot was to be attached to
the northern elevation of the dwelling approved under application 91673/14. Under
application 00417/17 it was proposed to the north west of the built dwelling, along the
western boundary of the site.

Footprint
Total floor area
Volume*
Height

Approved
202.3 sqm
516.17 sqm
1,680 m3
10.2 m

Built
269.34 sqm
742.91 sqm
2,053 m3
10.3 m

Now proposed
190.82 sqm
518.48 sqm
1,304 m3
10.3 m

Difference between proposed to approved
- 11.48 sqm (- 5.7%)
+ 2.31 sqm (+ 0.45%)
- 376 m3 (- 22.4%)
+ 0.1 m

*Volumes have been provided by the applicant.

Plot 5 (replacing the former farmhouse)
19. The dwelling proposed at plot 5 is as built and refused under application 00417/17. No
amendments to the dwelling have therefore been sought by the applicant.
20. Planning approval 91673/14 did not grant planning permission for a replacement (new) dwelling
at plot 5 but the extension and alteration of the former farmhouse. The farmhouse has been
demolished and the new dwelling at plot 5 has been built approximately 20 metres further north
than the former farmhouse and its approved extension. Also the dwelling has been built with a
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rectangular footprint rather than the approved L-shaped footprint. The proposed detached
garage for the dwelling would be approximately 9 metres further to the north west than
approved.
Footprint
Total floor area
Volume*
Height

Approved
186.6 sqm
512.25 sqm
1,399 m3
10.3 m

Built
190.82 sqm
518.48 sqm
1,304 m3
10.3 m

Now proposed
Same as built
Same as built
Same as built
Same as built

Difference between proposed to approved
+ 4.22 sqm (+ 2%)
+ 6.13 sqm (+ 1.2%)
- 95 m3 (- 7%)
Same

*Volumes have been provided by the applicant.

Residential curtilages to each plot
21.
The shape and siting of the residential curtilages to each of the five plots (their
grounds/gardens) have been amended from that previously approved.
22. Plot 1 - The curtilage now extends further to the north than previously approved, so that it now
incorporates the re-sited detached garage (which is proposed further north than previous
applications and outside the red-edge of the application site submitted for applications 91673/14
and 00417/17 - it now extends into the blue-edge of this latest application site). The curved
nature of the newly proposed eastern boundary means there is more garden space to the east
of the dwelling but less to the south east. The boundary between plots 1 and 2 has also been
moved further north, resulting in less garden space to the south of plot 1.
23. Plot 2 - The curtilage to plot 2 has increased in size following the proposed alterations to the
boundaries with neighbouring plots 1 and 3. The south and eastern boundaries are now
proposed to be curved.
24. Plot 3 - The party boundary with plot 2 is proposed closer to the dwelling at plot 3, whilst the
party boundary with plot 4 has been moved closer to the proposed dwelling at plot 4. The
proposed curve of the southern boundary results in the southernmost part of the curtilage for
plot 4 encroaching over the red-edge of the application site (into the blue-edged part of the
application site).
25. Plot 4 - The residential curtilage has been reduced to the south of the plot but increased to the
north, as a result of the proposed curved boundary to the south and the moving of the party
boundary with plot 5 further north.
26. Plot 5 - The overall size of the curtilage for plot 5 has been reduced from that approved under
application 91673/14, mainly owing to the proposed landscaping to the west of the plot. The
curtilage has however been slightly extended to the north, which results in part of it extending
outside the red-edge of the application site (into the blue-edged part of the application site).
Site layout amendments
27. The following amendments have been made:
*
Creation of a rectangular courtyard within the centre of the development;
*
Driveways to the proposed garages within each plot have been defined;
*
Reduction in the overall amount of hard surfacing proposed within the development (for
example, rear terraced areas).
Proposed landscaping
28. Whereas the landscaping of the approved development was a planning condition attached to the
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planning approval for application 91673/14, the applicant is now proposing a comprehensive
landscaping scheme for the development, both within the red-edge part of the application site
(the development site) and within the blue-edge part of the site (land outside the development
but stated on the application form as being owned by the owners of the dwellings).
Site Characteristics
29. The application site formerly comprised the farmhouse to Grundy Fold Farm, three large metal
clad buildings (two of which were used for the storage of caravans), one large stone barn, two
brick and breeze block built buildings and numerous small temporary buildings and structures.
30. The application site now comprises five large, stone built dwellings. The shells of the dwellings
have been completed and windows have been inserted, with the exception of the large "barn
door" windows in the front elevations (the building have been made water-tight). Construction
work has ceased on the site.
31. Access into the site is from Chorley Old Road (B6226) to the north, via a long driveway.
32. The site occupies an elevated location within the Green Belt and is surrounded by open fields to
the south, east and west. The site is at a lower ground level than Chorley Old Road to the north
and land continues to fall to the south offering extended views. The site is highly visible from
the surrounding area.
33.

Prior to the construction of the dwellings, the
neighbouring land sloping quite steeply to the south.
area to the south of the site has now been built up
land is subject to planning application 02498/17,
Committee agenda).

application site was relatively flat with
The site remains relatively flat, though the
with imported material (the raising of this
which can be found elsewhere on this

Policy
34. Bolton's Development Plan:
*

Core Strategy Policies: P5 Transport and Accessibility; S1 Safe Bolton; CG1.1 Rural Biodiversity;
CG1.5 Flood Risk; CG3 The Built Environment; CG4 Compatible Uses; SC1 Housing; OA4 West
Bolton.

*

Allocations Plan Policies: CG7AP Green Belt.

35. Other material considerations:
*

Supplementary Planning Documents: General Design Principles; Accessibility, Transport and
Road Safety.

*

National Planning Policy Framework (NPPF): Achieving sustainable development (paragraphs
6-16); Core planning principles (paragraphs 18-22), Promoting sustainable transport
(paragraphs 29-41), Delivering a wide choice of high quality homes (paragraphs 47-55),
Requiring good design (paragraphs 56-68), Protecting Green Belt land (paragraphs 79-92),
Meeting the challenge of climate change, flooding and coastal change (paragraphs 93-108),
Conserving and enhancing the natural environment (paragraphs 126-141), Decision-taking
(paragraphs 186-207).

*

It is proposed to revise the NPPF and the MHCLG is currently analysing the consultation
responses. It is intended to publish a final Framework before this summer, however at the time
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of writing this officer's report the draft changes are considered to carry little planning weight.
Whilst the draft NPPF carries little planning weight, regard should be given, in particular to:
*
Achieving sustainable development (paragraphs 7-14); Determining applications
(paragraphs 48-51); Planning conditions and obligations (paragraph 55-58); Delivering a
sufficient supply of homes (paragraph 60-78); Promoting sustainable transport (paragraphs
103-111); Making effective use of land (paragraphs 117-123); Achieving well-designed
places (paragraphs 124-131); Protecting Green Belt land (paragraphs 132-146); Meeting
the challenge of climate change, flooding and coastal change (paragraphs 147-163);
Conserving and enhancing the natural environment (paragraphs 126-141).
*

A Landscape Character Appraisal of Bolton (October 2001).

*

Consultation draft of Greater Manchester Spatial Framework (2016) - this draft is under review
and it is intended that a new consultation draft is consulted upon in summer 2018. Very little
weight can therefore be given to this.

Analysis
36. 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.
37. The main impacts of the proposal are:*
*
*
*
*
*

impact on the purposes and openness of the Green Belt
impact on the character and appearance of the area
impact on the highway
impact on biodiversity
impact on flooding
land contamination

Impact on the Purposes and Openness of the Green Belt
38. The relevant development plan policy in relation to development in the Green Belt is Allocations
Plan Policy CG7AP. This policy states that the Council will not permit inappropriate development
in the Green Belt. Inappropriate development includes any development which does not
maintain the openness of land or which conflicts with the purposes of including land within the
Green Belt, and the erection of new buildings except for:
*
*
*
*
*

Agricultural and forestry;
Provision of appropriate facilities for outdoor sport and outdoor recreation, and for
cemeteries which preserve the openness of the Green Belt and do not conflict with the
purposes of including land within it;
The extension of alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;
The replacement of a building, provided the new building is in the same use and not
materially larger than the one it replaces;
Limited infilling in villages at Hart Common and Scot Lane End as shown on the Proposals
Map;
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*

39.

Limited infilling or the partial or complete redevelopment of previously developed sites,
whether redundant or in continuing use (excluding temporary buildings), which would not
have a greater impact on the openness of the Green Belt and the purposes of including
land within it than the existing development.

Paragraph 5.17 of the supporting text to Policy CG7AP states that the Council will permit
development proposals which fail to meet the above criteria only in 'very special circumstances'.
This reflects paragraph 87-88 of the NPPF.

40. Paragraph 79 of the NPPF states that the Government attaches great importance to Green Belts.
The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open; the essential characteristics of Green Belts are their openness and
permanence.
41.

Paragraph 80 of the NPPF explains that Green Belt serves five purposes: to check the
unrestricted sprawl of large built-up areas; to prevent neighbouring towns from merging into
one another; to assist in safeguarding the countryside from encroachment; to preserve the
setting and special character of historic towns; and to assist in urban regeneration, by
encouraging the recycling of derelict and other urban land.

42. It is considered that the development plan Green Belt policy (Allocations Plan Policy CG7AP) is
consistent with the NPPF and should be given substantial weight.
The original planning permission for the site (91673/14)
43. The applicant argues that the original planning permission for the site is extant as they state
they have constructed the foundations to an approved garage between plot 2 and 3 before the
expiry of the permission (August 2017), however the applicant has not formally submitted this
to the local planning authority (by way of a certificate of lawful development) and officers do
not consider that the pre-commencement surface water drainage condition for 91673/14 has
been complied with (it has not been formally discharged by the local planning authority).
Regardless of this, officers still consider that the original planning permission for the site is a
material consideration in the determination of this latest submission, though it would carry less
weight if the original permission has expired.
44. During the determination of application 91673/14 (the planning approval for the erection of four
dwellings and the extension to and alteration of the farmhouse) the local planning authority
considered that the application site was a previously developed site (brownfield land) within the
Green Belt, as the site contained permanent buildings that were no longer being used for
agricultural purposes (but for commercial purposes).
45. Officers therefore considered that the then development plan policy G2 (relating to Green Belt)
and paragraph 89 of the NPPF were applicable, as the proposal would constitute development of
a previously developed site in the Green Belt. The determining issue in terms of Green Belt
policy was therefore considered to be whether the four proposed dwellings, along with the
proposed extension to the farmhouse, would have a greater impact on the openness of the
Green Belt and the purposes of including land within it than the previous development (that
was, the former buildings on site).
46. Regarding the purposes of the Green Belt, it was considered that as the proposed dwellings
would replace buildings used for caravan storage and the then applicant's landscaping business
(inappropriate uses within the Green Belt), that there would be a limited impact on the purposes
of the Green Belt in this location.
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47. In considering the impact of the original proposed development on the openness of the Green
Belt, the siting, orientation, gross footprints and volumes of the approved dwellings had been
compared in relation to the permanent (now former) buildings that were on site.
48. In terms of the siting and orientation, it was considered that the approved dwellings would be
sensitively sited, following the existing pattern and footprints of buildings and creating a close
knit 'hamlet' form of development, whereby the dwellings would have surrounded a central
courtyard clustered around the original farmhouse. It was acknowledged during the
determination of application 91673/14 that the dwelling proposed at plot 4 would extend
beyond the existing built form of the farm buildings, but officers felt this was compensated for
by the sensitive siting of the other three new dwellings, the proximity of the retained farmhouse
and the reduced volume compared to the existing buildings on site.
49. At that time, the gross footprint and volume of the approved dwellings were less than the gross
footprint and volume of the former buildings. The footprint of the former buildings was 1,857.88
sq. metres whilst the approved dwellings comprised between 998 sq. metres (applicant's
calculation) and 1,026 sq. metres (officer's calculation). The volume of the former buildings was
11,885.06 cubic metres whilst the approved dwellings totalled 7,833 cubic metres (applicant's
calculation). The impact in respect of visual amenity and openness of this original scheme
volume was considered to be the maximum justified on the site: replacing the original volume in
the form of new houses would have likely been found unacceptable/inappropriate (should it had
been proposed) owing to the proposed position of plot 4 (away from the existing
developed/built form of the site).
50.

A condition to the approval for 91673/14 removed permitted development rights for all the
dwellings, to restrict the future footprints and volumes of the development and also to
discourage further encroachment into the part of the site where no buildings were previously.

51.

The application was determined by Planning Committee firstly in June 2014 (when it was
deferred for amendments to the appearance (rear elevations) of the dwellings) and then in
August 2014 (when it was approved subject to conditions).

The development as built
52. The applicant applied for the retention of the dwellings as built under planning application
00417/17. This application was refused at Planning Committee in June 2017. The officer's report
for application 00417/17 can be found at Appendix 1.
53.

It was considered by officers during the determination of application 00417/17 that the
application site remained previously developed land in the Green Belt and in terms of the impact
on the purposes of the Green Belt, the applicant still proposed five dwellings on the site in place
of the former buildings. It was therefore considered that the purposes of the Green Belt in this
location would not, in principle, be materially further harmed by the development as built, as
the principle of the proposal remained the same - that is the development of a previously
developed site in the Green Belt for five houses.

54. Officers and Committee Members however found that the siting, orientation and scale of the
dwellings (as built) have a greater impact on the openness of the Green Belt than both the
previous permanent former buildings on the site and the approved dwellings.
55. Officers and Members also did not consider that the very special circumstances provided by the
applicant clearly outweighed the harm the development caused to the openness of the Green
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Belt in this location.
The development as now applied for
56. The applicant now proposes to retain the dwellings as built at plots 2, 3 and 5, but they now
propose amendments to the dwellings at plot 1 and 4, and to the site layout (garages,
curtilages, hardstanding and landscaping). These amendments are summarised in the "Proposal
before Committee" section above.
57. As with the previous two planning applications for the residential redevelopment of the site,
Policy CG7AP of Bolton's Allocations Plan and paragraph 89 of the NPPF are still considered to
be applicable to the determination of this latest application. Again, in terms of the impact on the
purposes of the Green Belt, the applicant still proposes five dwellings on the site in place of the
former buildings. Whilst the farmhouse has been demolished, officers consider that the principle
of replacing the farmhouse (a former dwelling) with a new dwelling is acceptable (and would
have been had it been proposed during the determination of planning application 91673/14). It
is therefore again considered that the purposes of the Green Belt in this location is not, in
principle, materially further harmed by the latest proposed development (five dwellings on
previously developed land).
58. As with the last (refused) application, officers again consider that the determining issue for this
latest proposal in respect of Green Belt policy is whether or not the proposed amendments to

the development (the proposed siting, orientation and scale of the dwellings) would have a
greater impact on the openness of the Green Belt than the "existing development". To be
consistent with the last refused application, officers consider that the "existing development" in
this case should be considered as the former permanent buildings on the application site (and
not include any former temporary buildings), but believe that consideration should also be given
(as a material planning consideration) to the dwellings that were previously approved on the site
(application 91673/14).

59. In order to fully consider whether the development now proposed has a greater impact on the
openness of the Green Belt than the existing development (the policy 'test' within Allocations
Plan Policy CG7AP), this section considers and compares the proposed amendments to the siting
and orientation, volumes, footprints and heights of the dwellings, as well as the proposed
amendments to the garages, curtilages, hardstanding and landscaping of the site.

Siting and Orientation

60. In considering the siting and orientation of the dwellings it is considered important to note and
compare both the individual plots and the collective impact these have on the openness of the
Green Belt. Reference to the site layout plans included within this report is therefore advised.
Plot 1
61. This seven bedroom dwelling is proposed to be retained as built, with the exception of the single
storey rear element (family room to kitchen with proposed balcony over) which is now proposed
to be demolished. The dwelling at plot 1 is sited approximately 22 metres further to the north
east than the previously approved dwelling. The proposed garage is proposed approximately 12
metres further to the north east than previously approved and approximately 6 metres further
north than the built dwelling (outside the red-edge of the previous planning applications).
62. Whereas the previously approved dwelling at plot 1 was sited on part of the footprint of one of
the former caravan storage sheds, the proposed dwelling has been constructed approximately
22 metres to the north east of this previous building on a former yard and grassed area (thus
not within the footprint of a previous building). The proposed detached garage would also
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spread out the built form of the development further to the north, approximately 26 metres
away from former caravan shed.
63. Not only is the dwelling proposed on a previously open part of the application site, the dwelling
is also larger in scale than previously approved, which is considered to compound the alteration
(an increase of approximately 19.3% in footprint, of approximately 18.7% in total floor area and
of approximately 25.4% in volume, despite the proposed removal of the 25.48 sq. metre single
storey rear element).
Plot 2
64. This dwelling is proposed to be retained as built, and is also subject to planning application
01941/17 (which can be found elsewhere on the agenda). The dwelling has been built so that
its eastern elevation is approximately 15.5 metres further to the south than the previously
approved dwelling at plot 2. It is proposed that the dwelling would have a detached garage to
its west, whereas the previously approved dwelling was to have a garage within a shared block
that was to be sited at the centre of the site.
65. Whereas the previously approved dwelling was to be sited over the south eastern corner of the
footprint of one of the former storage buildings, the proposed/as built dwelling is sited to the
south of the former building, on a former yard area (thus not within the footprint of a previous
building). The proposed garage would also not be sited within the footprint of a previous
building.
66. The altered siting of this dwelling (further south than the former storage building on site) is
made more discernible by the increased scale of the dwelling from that previously approved (an
increase of approximately 19% in footprint, of approximately 17% in floor area and 12% in
volume).
Plot 3
67. When this application was initially submitted in October 2017 the applicant was proposing to
demolish the dwelling as built at plot 3 and re-site it approximately 6 metres further to the north
east, however the applicant is now proposing to retain the dwelling as built. The dwelling at plot
3 has been built approximately 19 metres to the south of where the approved dwelling was to
be sited. A detached garage is proposed to the east of the dwelling, whereas the previously
approved dwelling was to have a garage within a shared block that was to be sited at the centre
of the site.
68. The approved dwelling at plot 3 was proposed to be located on the footprint of a stone barn to
the south of the centre of the application site. A large storage shed was formerly located
immediately to the south of that barn. When giving pre-application advice to the applicant of
approved application 91673/14, officers agreed with the then applicant that, rather than a
fourth dwelling being sited incongruously immediately behind the dwelling at plot 3 (within the
footprint of the large storage shed) that the footprint of the storage shed should be
'surrendered' to allow the fourth dwelling (plot 4) to be sited to the immediate west in an
attempt to maintain the former 'cluster' of buildings on the site (by helping to create a hamlet
form of development around a central courtyard). What has now been built (and what continues
to be proposed within this application) is to site the dwelling at plot 3 on the footprint of the
former storage shed, not the barn, moving the proposed built form further south than
previously approved and spreading it further away from the centre of the site.
69. The dwelling at plot 3 is also larger than the dwelling approved further north within the plot
(having a footprint approximately 32% larger, a total floor area approximately 21% more and a
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volume approximately 17.5% more).
Plot 4
70. The dwelling approved at plot 4 under application 91673/14 was not proposed on the site of any
former permanent building: this was considered acceptable, at that time and on balance, given
the proposed siting of the dwelling at plot 3 (on the former barn footprint) and given the
proposed demolition of the large former storage shed (which protruded further south than any
other building on the site).
71. The applicant's proposed amendments to the dwelling at plot 4 represent the most significant
change to the proposal from that refused under application 00417/17. The applicant now
proposes to demolish the dwelling as built and to re-site it approximately 24 metres to the east,
so that it is closer to the centre of the development and would now overlap the approved
footprint for plot 4 (but it would have a north east/south west orientation rather than the
approved east/west orientation).
72. The applicant also proposes to reduce the scale of the dwelling by replacing the dwelling built at
plot 4 with the same house type as built at plot 5. This reduces the footprint, total floor area
and volume from the dwelling that has been built and brings the scale of the dwelling now
proposed better in line with the scale of the dwelling approved within application 91673/14. The
applicant is also proposing to lower the finished floor level of the proposed dwelling by 0.5
metres, however this is still 1 metre higher than the approved finished floor level.
73.

Officers consider that the proposed amendments to the dwelling at plot 4 are a clear
improvement to what has been built and previously refused on the plot, however it must still be
noted that the original permission (relating to the siting of plot 4 on land not containing any
previous permanent structures) took into consideration the 'surrendering' of the former large
storage shed to the south of the site. The large dwelling at plot 3 is now however proposed on
the footprint of this building, which no longer makes the siting the plot 4 as acceptable as
previously approved.

Plot 5
74. This dwelling now constitutes a replacement dwelling within the Green Belt and is also subject to
planning application 01964/17 (which can be found elsewhere on the agenda). Bolton's
Allocations Plan Policy CG7AP allows for replacement dwellings, provided that they are not
materially larger than the one it replaces. The proposed/as built dwelling is of a similar scale to
the approved extended farmhouse (there is only an approximate 2% increase in footprint and
1.2% increase in total floor area - with the applicant claiming that there has been an overall
reduction in volume) and the principle of the replacement is considered to be acceptable.
However the dwelling and its proposed detached garage are approximately 20 metres further
north than the former farmhouse building and are sited on a previously grassed area (therefore
not within the footprint of a previous building).

Curtilages and Hardstanding

75. The applicant has stated within their submission that the alterations to the boundaries of the site
(making the site have "scallop edged" boundaries rather than straight lined boundaries) have
resulted in a 6% reduction in the approved site area and that the amendments to the hard
surfacing within the development has resulted in a 19% reduction. Officers consider that, whilst
these amendments may make the development more attractive in visual terms/design, they
have a limited impact/limited benefit to the overall openness of the Green Belt (hard surfacing
has more limited harm on the openness of the site as it does not constitute a structure).
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Overall Gross Footprint, Volume and Height
Former buildings Approved scheme Refused scheme/ Now proposed Difference between
91673/14
as built 00417/17
now proposed
and former buildings
Total volume 11,885 m3
7,833 m3
9,055 m3
8,229.55 m3
- 30.2%
Gross footprint 1,857 sqm
1,026.48 sqm
1,266 sqm
1,168 sqm
- 37.1%
76. The approved dwellings (91673/14) had a total volume 34.1% less than the previous buildings
on the application site and a gross footprint of 44.7% less. The proposed development now
before Committee continues to have a total volume and gross footprint less than the previous
permanent structures on the site. The heights of the dwellings as built and as now proposed are
not significantly different to the dwellings that were approved, however the widths and depths
of the dwellings have been increased, which increases the prominence of the dwellings.

Proposed landscaping

77. This latest application proposes significant amounts of tree planting both within and outside the
development site; at the junction of the access with Chorley Old Road, further along Chorley Old
Road to the east, to the north of the proposed driveway to plot 1, to the west of plot 1, and on
land to the south of the development. Whilst the trees, if established, would help soften the
impact of the development and help filter and screen views of the development, they would in
themselves have an effect on the openness of the Green Belt as they would, in the main, be
planted on land that is currently open (not landscaped).
Whether the development constitutes inappropriate development in the Green Belt
78. Bolton's Allocations Plan Policy CG7AP and paragraph 89 of the NPPF states that "inappropriate
development" includes any development which does not maintain the openness of land or which
conflicts with the purposes of including land within the Green Belt, and the erection of new
buildings except for limited infilling or the partial or complete redevelopment of previously
developed sites, whether redundant or in continuing use (excluding temporary buildings), which
would not have a greater impact on the openness of the Green Belt and the purposes of
including land within it than the existing development [last bullet point, which is considered to
be the relevant bullet point for this proposal].
79.

Whilst the applicant has appeared to give substantial weight within their submission to the
comparison between the volume and footprints of the proposed dwellings with those of the
former buildings on the application site, this is only part of the consideration as to whether a
proposed development would have a greater impact on the openness of the Green Belt than an
existing development. In this case it is considered that the siting and orientation of the
dwellings compared with the former buildings on site, coupled with the scale of the proposed
dwellings, is a key consideration in assessing the impact on openness.

80. To summarise, the dwellings at plots 1, 2, 3 and 5 are proposed significantly further away from
the centre of the application site than previously approved. All five dwellings have been built/are
to be built away from the cluster of the former buildings that existed on the site, with all the
dwellings with the exception of plot 3 having been built (or are to be built) in locations where
there were previously no permanent buildings. It is considered that the openness of the Green
Belt in this location is therefore detrimentally harmed as large dwellings are proposed in areas
where there were previously no buildings. This has resulted in the built extent of the
development having been increased dramatically from what it was previously when it was a
former farm complex, with the proposed built development encroaching into previously unbuilt
parts of the application site.
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81. The harm to the openness of the Green Belt created by the proposed siting of the dwellings (as
well as the proposed garages) is compounded by the proposed scale of the dwellings.
82. Officers therefore consider that the proposed development is inappropriate development within
the Green Belt as it would have a greater impact on the openness of the Green Belt than the
previous buildings on site.
83. The applicant has however maintained throughout the submission of this latest application that
they do not believe their proposals represent inappropriate development in the Green Belt. To
summarise, their arguments are as follows (followed by officers' comments):
*

The proposed development would result in a significant reduction in built footprint and hard
surfacing across the site, and a reduction in built volume, which would be a significant beneficial
impact in terms of the openness of the Green Belt.

84. This issue has been discussed above. Whilst it is noted that the proposed dwellings would have
a smaller footprint and volume than the previous buildings on site, it is considered that their
siting in areas where there have not previously been buildings (that is, away from the centre of
the site where the former farm buildings had been sited) would be harmful to the openness of
the Green Belt in this location.
*

The proposed development would be significantly less visually prominent than the former
utilitarian warehouse buildings on the site.

85. As with the last proposal (00417/17) the applicant argues that the overall appearance of the
former commercial site was unsightly and alien in relation to the wider landscape, owing to the
scale of the buildings and the use of the site for the internal and external storage of caravans
and building materials. It is considered that this argument is rather subjective, as the buildings
on site were former agricultural buildings (later converted) which are a common sight within
rural areas/on working farms. The external storage on the site could have been better
managed, and indeed there was a planning condition attached to the permission for the use of
the buildings for caravan storage (79402/08) to prevent any outdoor storage (the external
storage of caravans on the site was therefore unauthorised). Officers nevertheless do not
consider that the proposed development would be "significantly less visually prominent" than
the former buildings.
*

The curtilages of the dwellings have been reduced in comparison with the approved scheme.

86. The proposed alterations to the curtilages of each plot are described above in the "Proposal
before Committee" section. It is not considered that the proposed amendments would lessen
the impact the overall development would have on the openness of the Green Belt in this
location given that they are not significantly altered from those previously approved.
*

It would not serve any meaningful planning purpose to re-site the dwelling at plot 3 and its
re-siting would undermine the design concept. The re-siting would not be that materially
different to the as built position.

87. Officers cannot agree with this statement and consider that the retention of the dwelling in its as
built position would have a greater harm to the openness of the Green Belt than if it was to be
sited 19 metres further north (19 metres closer to the centre of the site and closer to the
dwellings at plots 2 and 4). It is not considered that the 'design concept' would be undermined,
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and any concerns by the applicant that the dwelling would be more prominent in its as
approved position seem unfounded given the relatively flat nature of the land at plot 3.
*

It is not considered necessary to re-site the dwelling at plot 3 as the dwelling at plot 4 has been
substantially reduced.

88. As discussed above, whilst officers agree that the reduction in the scale of the dwelling at plot 4
is a marked improvement to the dwelling that has been built (and now reflects the scale of the
dwelling that was previously approved at plot 4), the dwelling is still proposed on land that
formerly did not contain any built development. During the determination of the approved
application 91673/14 it was acknowledged that the dwelling at plot 4 would extend beyond the
existing built form of the 'farm' buildings, but officers felt this was compensated for by the
sensitive siting of the other three new dwellings, the proximity of them to the retained
farmhouse and the reduced volume compared to the existing buildings on site. As the dwelling
at plot 3 is not being proposed to be re-sited to a more acceptable location, and the other three
dwellings are all proposed outside of the footprints of the former buildings, this now makes the
proposed siting of plot 4 more unacceptable than previously proposed. Officers therefore
consider that the dwelling at plot 3 should be re-sited.
*

It is not considered necessary to make any further changes to the house type at plot 1 as a
significant reduction in the scale of the dwelling at plot 4 has been proposed.

89.

As discussed above, a comparison in volumes and footprint sizes between the proposed
development and the former (now demolished) buildings on the site is not the sole
consideration when assessing whether new development would have a greater impact on the
openness of the Green Belt than an existing (in this case, previous) development. Consideration
should also be given to the proposed siting of the new development, and the impact of this on
the openness of the Green Belt. To reiterate, four of the five proposed dwellings would not be
sited on the part of the site where the 'farm buildings previously stood (and the issues
concerning the siting of the only dwelling proposed on a former footprint - plot 3 - has been
discussed above). The 'spreading out' of the development away from the former central core of
buildings on site has an evident effect on the openness of the Green Belt in this location. The
increased scale of the dwellings, from those previously approved, exacerbates this effect.
Officers therefore consider that the scale of the dwelling at plot 1 (which is still 19.3% larger in
footprint, 18.7% larger in total floor area and 25.4% larger in volume than the previously
approved dwelling) should be reduced owing to the significant distance this dwelling has been
built away from the previous buildings on the site (approximately 22 metres away).

90. Giving due consideration to the applicant's arguments made with their submission (and during
meetings with officers), officers are still of the opinion that the proposed development
constitutes inappropriate development in the Green Belt.
Are there any very special circumstances that clearly outweigh the harm to the Green
Belt?
91. As officers are of the view that the proposed development continues to constitute inappropriate
development in the Green Belt, it is considered that paragraph 5.17 of the supporting text to
Allocations Plan Policy CG7AP and paragraphs 87 and 88 of the NPPF are applicable. These state
that inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances. When considering any planning application, local
planning authorities should ensure that substantial weight is given to any harm to the Green
Belt. Very special circumstances will not exist unless the potential harm to the Green Belt by
reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.
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92. Paragraph 5.17 of the supporting text to Policy CG7AP states that it is the responsibility of the
applicant to provide that such circumstances exist.
93. As the applicant is adamant that their proposed development is not inappropriate development
in the Green Belt they have not submitted any very special circumstances to weigh in favour of
the development (unlike they did during the determination of refused application 00417/17 - see
paragraph 58 to 79 of that report).
94. However, in relation to justifying the scale of the dwelling proposed as plot 1 the applicant
states that although they, “…do not consider that the demonstration of 'very special
circumstances' is necessary in this instance”, there are a “…unique set of circumstances that
underpin the additional built form associated with this plot…”
95. The owner of plot 1 has individually written to officers describing his family's circumstances (and
providing medical records), and the applicant has summarised these circumstances as follows:
*
*

*

*
*

*
*

From the outset back in 2015 the owner of plot 1 requested that the architects make
additional space within the property in order to accommodate his mother (the sole reason
for the increased size of the dwelling).
The owner's mother requires advanced and ongoing care as a result of her medical
condition. She is currently living elsewhere in Bolton and is unable to drive or carry out
simple tasks independently. The purpose of the additional accommodation (i.e. a
self-contained living area to the ground floor in the form of a bedroom, WC and
kitchenette) is to enable her to live with the family to the benefit of her health and
wellbeing.
The second floor plan shows accommodation in the form of a guitar room, media room and
two offices. For reasons already explained to the local planning authority by the owner,
there was a need for the plans to be discrete about the true purposes of this floorspace
which is to provide accommodation for a live-in carer for his mother.
The additional accommodation for plot 1 is to meet the medical needs of the owner's
mother in the form of a self-contained living area to the ground floor and carer's
accommodation to the upper floor.
If the additional floor space that it required for the owner's mother was removed, the
dwelling would only be 4% more in volume than previously approved (the applicant is
therefore claiming that an additional 21.4% increase in volume is required for special family
circumstances).
There is no alternative accommodation that could meet the needs of the owner's mother or
a live-in carer given the size of his family and the occupancy of the other bedrooms.
The on going uncertainty about this development continues to imperial the owner's
mother's health and well-being.

96.

Although not in the public interest, personal circumstances, such as medical conditions, are
capable of comprising material planning considerations and very special circumstances. The
weight to be given to any circumstance is very much a matter of degree and planning
judgement and something for the decision-taker (in this case, Committee Members).

97.

However, the Ministerial Statement dated 17 December 2015 (Green Belt protection and
unauthorised development: Written Statement - HCWS423) reiterates that most development in
the Green Belt is inappropriate and should be approved only in very special circumstances and
confirms the Government's policy that, “…subject to the best interests of the child, personal
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circumstances and unmet need are unlikely to clearly outweigh harm to the Green Belt and any
other harm so as to establish very special circumstances.”
98. Whilst officers are sympathetic to the family's circumstances, officers are still not fully convinced
that the proposed scale of the dwelling is necessary. These circumstances moreover do not
justify the proposed altered siting and orientation of the dwelling. It is therefore still not
considered (as it was during the determination of application 00417/17) that these
circumstances would outweigh the harm the proposed scale and siting of this proposed dwelling
would have (and certainly in combination with the other four dwellings) on the openness of the
Green Belt and the character and appearance of the area.
99. For the reasons discussed above it is not considered that the very special circumstances put
forward by applicant solely for the dwelling at plot 1 would clearly outweigh the harm the
development would have to the openness of the Green Belt, by virtue of the siting and scale of
the dwellings.
100. It is therefore considered that the proposed development is contrary to Policy CG7AP of Bolton's
Allocations Plan and section 9 of the National Planning Policy Framework.
Impact on the Character and Appearance of the Area
101. Policy CG3 of Bolton's Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, will require development to be compatible with the surrounding are, in terms
of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment, and will maintain and respect the landscape character of the surrounding countryside
and its distinctiveness. Policy OA4 states that the Council will conserve and enhance the
character of the existing physical environment, ensure that development in West Bolton has
particular regard to the overall density, plot sizes, massing and materials of the surroundings,
and ensure that development respects the large amounts of open space and lower density
development in West Bolton.
102. Paragraph 56 of the NPPF states that the Government attaches great importance to the design
of the built environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making paces better for people.
Paragraph 58 states that planning decisions should aim to ensure that developments [amongst
other things] 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; establish a strong sense of place; respond to
local character and history, and reflect the identity of local surroundings and materials, while not
preventing or discouraging appropriate innovation; are visually attractive as a result of good
architecture and appropriate landscaping.

The approved development (91673/14)

103. Officers considered during the determination of this approved application that the design and
siting of the development constituted good design, as the four new dwellings would have been
sited, along with the extended farmhouse, compactly around a central courtyard. The dwellings
were to be constructed from stone and with natural slate roofs, and their rear elevations were
amended in design following concerns from Committee Members.

The development as built and refused (00417/17)

104. The second reason for refusal for application 00417/17 was that it was considered that the
development, by virtue of its siting, scale and design, failed to maintain and respect the
landscape character of the area, contrary to Policy CG3 of Bolton's Core Strategy.
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105. Officers considered that the previously approved 'hamlet' form of development, as approved
within 91673/14, had been lost to the detriment of the scheme, with the dwellings no longer
being sited within a central cluster but spread out in more isolated positions. It was deemed
that the intimate/community feel of the approved development had been replaced with a more
segregated feel of development. Furthermore it was considered that the siting of the dwellings,
along with their increased scale, resulted in the development becoming prominent and
incongruous within the otherwise open landscape. It was noted that the dwellings (particularly
plots 2 and 4) were highly visible from surrounding public viewpoints, more so than the previous
buildings within the site given their height, width and stark glazed rear elevations. It was not
considered that the dwellings as built complemented the local rural vernacular.

The development now proposed

106. The following main design and layout amendments have been made following the refusal of
application 00417/17:
*
*
*
*
*
*
*

Re-siting the dwelling at plot 4 back to a similar position as previously approved, reducing
the scale of the dwelling to reflect the scale of the dwelling previously approved, and
lowering the finished floor level by 0.5 metres;
Removing the 25.48 sq. metre single storey element from the rear of the dwelling at plot 1;
Reducing the amount of glazing on the rear elevations of the dwellings at plots 1 and 3, by
reducing the width of the first and second floor windows in their gabled features and
surrounding these area with timber cladding;
Reducing the amount of proposed hardstanding within the site by 19% from that
previously approved;
Amending the boundaries to the plots, so that they are now proposed to be curved rather
than straight boundaries;
Creating a central courtyard within the development, with the driveways to plots 3 and 4
coming off this courtyard;
Proposing a comprehensive landscaping scheme for the development, both within the
red-edge part of the application site (the development site) and within the blue-edge part
of the site (land outside the development but stated on the application form to be owned
by the owners of the dwellings).

107. A Landscape and Visual Character Appraisal has been submitted with the application, which
considers the landscape and visual context of the application site and appraises the proposed
development's landscape and visual effect.
108. Officers do acknowledge that the proposed amendments made to the layout of the proposed
development have improved the design of the scheme from that which was refused under
application 00417/17 (particularly the repositioning and reduction in the scale of the dwelling at
plot 4, the proposed central courtyard, the reduction in the proposed hard surfacing, and the
proposed landscaping scheme). However, it is not considered that the amendments sufficiently
resolve the concerns officers have regarding the prominence and incongruity of the
development within the otherwise open landscape, the scale and siting of the dwellings, or the
appearance of the rear elevations.
109. Despite the re-siting of the dwelling at plot 4, the proposed dwellings continue to be spread out
from the central core of the site (where the former building on the site once stood) and the
significant separation between the dwellings gives the development a suburban character rather
than a rural one, and certainly not one of an intimate former farmstead. The size of the
dwellings (large and prominent buildings on a hillside) are considered to be out of scale with the
older vernacular properties nearby (particularly on Scant Row, Chorley Old Road and by the
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Bob's Smithy Inn) and at odds with the surrounding agricultural setting.
110. The proposed comprehensive landscaping both within and outside the development site (which
includes significant amounts of tree planting to the north, west, south and south east of the
development) is intended to enhance the development's sense of place and to, “significantly
reduce the visual prominence, and thus the effect of the proposed dwellings” on the
surrounding landscape.
111. The Council's Landscape Officers have been party to officers' discussions with the applicant
regarding the amended proposals and have formally commented on this application. They
acknowledge the efforts the applicant has made to design a comprehensive soft landscape
scheme, one which aims to reduce the impact of the scale of the proposed dwellings, over time,
by filtering and screening views of the development. They state that they broadly agree that, if
the proposed landscaping scheme was fully implemented and nurtures to full maturity, it would
help, to a degree, to soften the impact of the development into its rural setting.
112. The Council's Landscape Officers however believe, for several reasons, that the proposed
landscaping would not go far enough to successfully integrate the proposed dwellings into the
landscape. These reasons are as follows:
*

*

*

The woodland screen planting is proposed as a mix of whips and feathers, that is very
young trees between the sizes of 600mm and 1.5 metres high. Landscape Officers agree
with the applicant that whips and feathers would be the best size of tree to plant in this
location as they would be more adaptable to and tolerant of the exposed location, more
adaptable to the potentially poor soil conditions of the area, less susceptible to
stress/failure during establishment, and in the medium term would catch up with or
outstrip growth rates of stock planted at a bigger size (as standards or larger). Officers
however comment that in order for significant tree establishment to take place in an open,
exposed site like this, high on the valley side (where growth rates of trees would be slower
than in sheltered locations), they believe a period of some 20 years would be required
before the groups of trees/woodland attain some degree of early maturity and therefore
have a noticeable visual impact on the landscape and in relation to the development.
Officers consider that this is a long time to wait for the trees to be beneficial to the scheme
(and to filter or screen views of the development). Landscape Officers advise that most
young trees will grow at approximately 20 to 30cm a year, depending on the species, and
research indicates that between 30 and 70% of newly planted trees fail early on in life, so
they would expect that only a fraction of the planted stock would reach any sort of
maturity.
Long term establishment of woodland may be hampered in some of the proposed locations
where there is made up ground, such as along the southern and south eastern boundaries
of the land at the rear of the development site, which is subject to planning application
02498/17 (importation of material to raise land levels). Rubble below the surface may slow
growth and may prevent the successful long term establishment of mature woodland.
After five years establishment the new woodland and new trees would be too small to
protect through the Tree Preservation Order (TPO) legislation and they could no longer be
protected through the use of a planning condition (which seeks suitable replacement
should a tree die within five years of it being planted). Therefore the future of the
landscaping would be uncertain and could not be guaranteed. Landscape Officers believe it
is likely that various factors could lead to the planting scheme having a reduced impact
over time, such as through ad hoc pruning and removals by householders (who may wish
to take better advantage of distant views from the rears of their dwellings), damage by
livestock and adverse growing conditions.
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*
*

During winter months the screening effects of the landscaping would be significantly
reduced.
The proliferation of new tree diseases means that species planted now could be vulnerable
in the medium to long term, again giving no guarantee of longevity and the associated
screening potential.

113. In any event, officers do not consider that the proposed development should be reliant on a
comprehensive landscaping proposal to make it acceptable and to screen it from wider views:
the siting, scale and design of the development should be acceptable in its own right without
the need for extensive tree planting to hide it.
114. The applicant has argued within their submission that the approved development for the site
(91673/14) had “poor landscape consideration”, whereas this latest proposal provides a
well-considered and high quality landscape scheme. It is agreed with the applicant that their
proposed landscape scheme is superior to the limited number of new trees that were shown on
the submitted plans for the approved application, however the approval was subject to a
landscaping condition (for a scheme to be agreed with the local planning authority) and it was
not considered that the approved dwellings (by virtue of their scale, siting and design) required
the level of planting now proposed to make them acceptable within their surroundings.
115. In terms of the applicant deciding not to amend the siting of the dwelling at plot 3 (back to its
original approved location, as advised by officers) they contend that there would be no material
positive effect in condensing the built form in any of the key views of the site, and that to
re-site the dwelling would over-accentuate its appearance and its importance within the site.
They also state that the re-positioned dwelling would be on higher ground. Officers do not
agree with this argument and instead consider that there would be a material benefit in re-siting
the dwelling further north (both in terms of the development's impact on the surrounding
landscape and openness of the Green Belt as it would be less prominent and closer to the other
proposed dwellings). Officers also do not believe that any differences in ground levels would be
so great that the benefits of moving of the dwelling 19 metres closer to the centre of the site
would be lost by the dwelling being slightly more raised (in any event the approved finished
floor level for the dwelling at plot 3 was only 0.2 metres higher than the finished floor level for
the built dwelling).
116. For these reasons it is considered that the development has not been sufficiently amended to
make it compatible in its landscape setting. It is therefore considered that the scale, siting and
design of the proposed dwellings do not respect the landscape character of the surrounding
area, contrary to Policy CG3 of Bolton's Core Strategy.
Impact on the Highway
117. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] accessibility, serving arrangements and parking. Policy S1.2
states that the Council will promote road safety in the design of new development.
118. The proposed access into the site remains the same as previously approved under application
91673/14, from the existing access into the site off Chorley Old Road. A condition of the
planning approval was that the visibility splays at the junction of the access with Chorley Old
Road were improved to increase visibility (as Chorley Old Road has a speed limit of 60mph).
Each dwelling is again proposed to have a double garage and a driveway for parking provision
(though in different positions than approved under application 91673/14).
119. The Council's Highways Engineers raise no objection to the proposal and it is considered that
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the proposed development complies with Policies P5 and S1.2 of the Core Strategy.
Impact on Biodiversity
120. Policy CG1.1 of the Core Strategy states that the Council will safeguard and enhance the rural
areas of the borough from development that would adversely affect its biodiversity.
121. A bat survey was submitted with the approved application for the site (91673/14), which only
covered the buildings that were then proposed to be demolished (therefore not the farmhouse,
which has since also been demolished). The submitted survey recommended that on-site bat
accommodation be provided as mitigation for the loss of the buildings, and a condition requiring
this was attached to planning approval 91673/14.
122. The Council's Greenspace Officers have noted that the applicant has not provided any on-site
bat accommodation. They therefore recommend a condition be attached to any approval to
require this alternative accommodation. Officers also recommend that there is provision for the
nesting of swallows and swifts on site given that they had been reported to have used the
former buildings on the site.
123. It is considered, subject to the recommended conditions, that the proposal would comply with
Policy CG1.1 of Bolton's Core Strategy.
Impact on Flooding
124. Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in
Bolton and other areas downstream by minimising water run-off from new development and
ensuring a sequential approach is followed, concentrating new development in areas of lowest
flood risk. Policy CG2.2 states that the Council will ensure that all proposals of five or more
residential units demonstrate the sustainable management of surface water run-off from
developments. On brownfield sites the rate of run-off should be 50% less than conditions before
development.
125. The Council's Drainage Officers have confirmed that the applicant has not submitted any
drainage related information with their proposal. Officers therefore recommend a standard
planning condition relating to sustainable drainage (SuDS).
126. United Utilities have raised no objection to the proposal, also subject to a sustainable drainage
condition.
Land Contamination
127. Policy CG4.3 of the Core Strategy states that the Council will require development proposals on
land that is (or is suspected to be) affected by contamination or ground instability to include an
assessment of the extent of the issues and any possible risks. Development will only be
permitted where the land is, or is made, suitable for the proposed use.
128. The Council's Pollution Control Officers recommend, should the application be approved, that a
site completion report is carried out and submitted to the local planning authority for approval.
A condition requiring this is therefore suggested, should the application be approved.
129. It is therefore considered that the proposal complies with Policy CG4.3 of Bolton's Core
Strategy.
Other Matters

Housing land supply
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130. The applicant has stated that, as the Council cannot demonstrate a five year supply of
deliverable housing land, paragraph 49 of the NPPF should be engaged. As the applicant
believes that the development does not conflict with Green Belt policy they state there is a
presumption in favour of sustainable development (the applicant considers that the
development comprises sustainable development). Officers however consider that, as per
paragraph 49 of the NPPF, there are specific policies in the NPPF (that is, relating to land
designated as Green Belt) that indicate development should be restricted. As substantial weight
should be given to development contrary to Green Belt policy, it is not considered that the
delivery of five dwellings would 'tilt the planning balance' in this instance.

Previous very special circumstances and other matters put forward by the applicant within refused
application 00417/17

131. The applicant presented a number of circumstances during the determination of the last
application, which they considered to be very special circumstances that made the development
in Green Belt acceptable. Officers did not consider that any of these circumstances (or indeed
the combination of these circumstances) clearly outweighed the harm the proposed
development had to the Green Belt, or the character and appearance of the area. The applicant
has not provided these circumstances with this latest application and therefore Members are
advised not to consider them in the determination of this application. The officer's report for
application 00417/17 is contained in full at Appendix 1 and includes reference to these matters
and allegations previously raised by the applicant.
Local finance considerations
132. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. The
following is considered to be a local financial consideration in this case:
133. New Homes Bonus for the five proposed dwellings – this is not a material planning
consideration.
The Planning Balance
134. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with the Development Plan unless material considerations indicate
otherwise. Applications which are not in accordance with the Development Plan taken as a
whole should be refused unless material considerations justify granting permission.
135. This report has considered all the relevant issues relating to the development proposal and
officers consider that the development is not in accordance with Bolton's development plan. The
applicant has not provided any very special circumstances (apart from the personal
circumstances of the owners of plot 1) and it is considered that there are no other material
considerations that would justify a grant of planning permission.
Conclusion
136. For the reasons discussed above it is considered that the proposed siting and scale of the
dwellings would detrimentally harm the openness of the Green Belt in this location (more so
than the previous development on the site and the dwellings as approved under application
91673/14) and therefore the development constitutes inappropriate development in the Green
Belt. The applicant has only put forward very special circumstances for the proposed dwelling at
plot 1. These circumstances do not clearly outweigh the substantial harm that the development
would have on the openness of the Green Belt in this location. It is therefore considered that
the proposed development is contrary to Policy CG7AP of Bolton's Allocation Plan and the
guidance contained within section 9 of the National Planning Policy Framework.
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137. Furthermore, it is considered that the proposed siting, scale and design of the dwellings fail to
respect the landscape character of the surrounding area, contrary to Policy CG3 of Bolton's Core
Strategy.
138. Members are therefore recommended to refuse this application for these two reasons.
139. Should Members be minded to refuse this application, as the existing development on the site is
unauthorised and the applicant has failed to put forward an acceptable amended scheme, it is
advised that the next steps would be to serve an enforcement notice requiring the demolition of
the unauthorised development. This notice would give the applicant six months to commence
demolition. The applicant would have the right to appeal the planning decision and the
subsequent enforcement notice. Should the applicant be able to formally confirm that planning
permission 91673/14 has commenced on site they would remain entitled to implement that
permission, providing this was done in accordance with the planning conditions.
140. Should Members be minded to approve this application then the decision would need to be
referred to the Secretary of State (under the provisions of The Town and Country Planning
(Consultation) (England) Direction 2009) as the applicant proposes over 1,000 sq. metres of
inappropriate development (that is, residential development) within the Green Belt. Should this
referral result in the local planning authority being able to approve the application, it would still
be advised that an enforcement notice is served to require the demolition and rebuilding of plot
4, the partial demolition (single storey rear element) of plot 1 and the alterations to the rear
elevations of plots 1 and 3.
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Representation and Consultation Annex
Representations
Letters:- 37 letters of support have been received. Of these 37 letters, 3 are from the
owners/potential owners of plots 3, 4 and 5 of the development, 19 are from Bolton residents, and
the remaining 15 are from residents and businesses outside of Bolton (but areas neighbouring
Bolton). These letters state the following:
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

*
*

The houses have enhanced the appearance of the area. They look fantastic/beautiful/stunning;
They are a great improvement to what was there previously. The old caravans, machinery, debris
and industrial buildings were an eyesore/blot on the landscape;
The development will look nicer than all the landscaping has been completed. The proposed
landscaping will make a significant difference and will enhance the appearance of the
development;
The developer have made significant alterations to the planning application to enable it to be
passed;
The volume of the dwellings is less than the former industrial/farm units;
The impact on the Green Belt is negligible. No greater impact on the Green Belt than previously
approved;
The repositioning of plots 3 and 4 would look worse than now;
The houses appear to be well constructed;
The house have been constructed from materials in keeping with the local area;
The site is more than big enough to accommodate the properties;
The development does not spoil anyone's enjoyment of the area;
The applicant has permission for five dwellings so they should be allowed to get on with them
and complete the development;
It would be a shame to demolish the dwellings. Demolition would serve no purpose;
It would cause more upset to the owners of the properties if the dwellings were
refused/demolished;
It would make more sense to fine the developers and put the money back into the community
rather than demolishing the houses. The developer should make a contribution towards local
infrastructure rather than demolishing the houses;
The money spent on the dwellings so far has helped the economy of Bolton. The development
has given jobs to several people in the area;
Shocked by the negative comments in the local press;
There is a need for more housing in Bolton;
No impact on neighbouring residents;
The level of proposed planting will bring ecological benefits;
The properties are all self-build and not owned by the developer, though they have all been built
by one builder;
The application will no doubt be approved at appeal costing Bolton's ratepayers thousands of
pounds;
Whilst they appreciate it is not a material planning considerations, the owners of the built
dwellings have invested quite heavily into the site and are local Bolton families, which should be
taken into account. It will be the owners that suffer financially, not the applicant (officer

comment: it is correct that this is not a material planning consideration);

Owners of plots 4 and 5 state there were unaware that their houses were not being built where
permission had been given;
Owner of plot 3 are devastated at the prospect of having their dream home demolished due to no
fault of their own. Moving plot 3 further towards Chorley Old Road would actually have more of a
negative impact than leaving it where it is;
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*

Owners of plot 4 believe the new location for the house would be more prominent.

Seven letters of objection have been received (from Smithills and Horwich residents), which raise the
following concerns:
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

Unacceptable harm to the openness of the Green Belt;
Green Belt must always be protected from development, consistent with national and local
planning policy;
There are no very special circumstances to justify new buildings outside the built footprint of the
previous approval;
The current application should compare the proposed dwellings with those that have been built,
not with the original buildings on site as these have been demolished and therefore this has
opened a "new chapter" in the planning history of the site;
The houses are too large;
There is an increase in volume, floor area and footprint from those dwellings previously approved
on the site;
All five dwellings have moved outwards away from their approved positions;
There is not a fundamental change from what has already been refused;
The development would continue to be out of character with the surrounding area. They are an
eyesore which can be seen from miles away;
Their combined mass would dominate the landscape. The houses will continue to dominate the
skyline and open moorland backdrop;
The site is particularly prominent, being easily visible from the B6226 and public footpaths and
being in an elevated position in the surrounding open landscape. The harm caused is therefore
increased;
The two properties that are to be retained (plots 2 and 5) are substantially larger than the
original approval;
Plots 2 and 5 have been previously refused - they are not proposed to be changed;
Plot 1 is still much larger than originally proposed;
The prominence of the house on plot 1 is by far the most offensive in visual terms and impact on
the Green Belt;
Loss of the original characterful farmhouse. The farmhouse has "conveniently" been demolished;
During the evening/at night the development would be lit up like "Santa's grotto" causing major
light pollution, which would also affect the local eco-system;
There are also additional buildings proposed in the form of individual large garages for each
property rather than the originally approved communal parking scheme;
This proposal has moved from the absurd to the ridiculous;
The developer has seriously breached planning permission without a reasonable explanation;
The planning process is there for a reason and applies to everyone. Allowing the buildings to
remain would set a precedent for other builders to do similar. The developer has made a mockery
of Bolton Council and the general public;
The houses should be demolished and a new plan submitted for the whole development;
The fact that the properties have already been sold is not a reason to support this application;
Impact on view from neighbouring properties (officer comment: a loss of a view from a property

is not a material planning consideration).

Elected Members:- Cllr. Silvester has objected to the proposal. He objects as four of the five
proposed dwellings (plots 1 to 4) would be increased by between 12.03 and 25.21% in volume size
and all plots would be increased (between 1.22 and 43.93%) in floor area size from the previous
approval. He states that the footprints of plots 1 to 5 would also be increased between 2.26 and
33.14% with plots 1 to 5 all being over a 19% increase from previously approved. He believes that
the proposals would spoil the character and appearance of the area and the openness of the Green
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Belt, and would be completely inappropriate.
Consultations
Advice was sought from the following consultees: Landscape Officers, Highways Engineers, Drainage
Officers, Pollution Control Officers, Wildlife Officer, Strategic Development Unit, and Greater
Manchester Police.
Planning History
Planning application 00417/17 for the erection of five dwellings together with the importation of
materials and the raising of ground levels was refused at Planning Committee in June 2017. This was
a retrospective application for the retention of the five detached dwellings that have been erected on
the site.
Permission was granted at Planning Committee in August 2014 for the extension of the existing
farmhouse along with the demolition of existing outbuildings and the erection of four dwellings
(91673/14).
Extensions and alterations to the existing farmhouse and replacement garaging were approved in
April 2013 (89512/13).
Permission was granted in October 2011 for the installation of solar photovoltaic panels to the roof of
the silage barn (86807/11).
Prior approval for the erection of a single span agricultural building to provide fodder/machinery
storage and livestock housing was approved in August 2011 (86643/11). This building was never
constructed.
Permission was granted in April 2008 for the change of use of two agricultural buildings to caravan
storage (79402/08).
Recommendation:

Refuse

Recommended Conditions and/or Reasons
1.

The proposed development, by virtue of its siting and size, represents inappropriate development
within the Green Belt and the very special circumstances provided by the applicant do not outweigh
the harm caused to the openness of the Green Belt in this location, contrary Policy CG7AP of Bolton's
Core Strategy and section 9 of the National Planning Policy Framework.

2.

The proposed development, by virtue of its siting, scale and design, fails to maintain and respect the
landscape character of the area, contrary to Policy CG3 of Bolton's Core Strategy.
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APPENDIX 1 – OFFICER’S REPORT FOR REFUSED
APPLICATION 00471/17
Date of Meeting: 29/06/2017
Application Reference:

00417/17

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

Full Planning Application
17/03/2017
11/05/2017
Helen Williams

Location:

GRUNDY FOLD FARM, CHORLEY OLD ROAD, HORWICH,
BOLTON, BL6 6QA

Proposal:

ERECTION OF FIVE DWELLINGS TOGETHER WITH
IMPORTATION OF MATERIALS AND RAISING OF GROUND
LEVELS

Ward:

Heaton and Lostock

Applicant: Sparkle Developments Ltd.
Agent :

Officers Report
Recommendation:

Refuse

Proposal
1. This is a retrospective application for the retention of five detached dwellings that have been
erected on the site of the former Grundy Fold Farm. The application is to be heard before
Committee as it is considered that it is in the public interest for it not to be dealt with under
delegated powers.
2.

Planning permission was granted at Committee in August 2014 for five dwellings comprising the
extension and alterations to the farmhouse (to form one dwelling), the demolition of all other
buildings on the site, and the erection of four detached dwellings (application 91673/14).

3.

However, the development that has taken place on site does not accord with the scheme that
was approved; it has instead resulted in the erection of five dwellings all of a different
siting/orientation, footprint and design to those dwellings approved in 2014 including the
demolition of the former farmhouse that was to be converted. The sizes of the dwellings at plots
1 to 4 have also been increased. Changes to the approved garages have also been carried out in
that each dwelling now has a detached garage, compared to the original permission which
included some shared garage space in the centre of the site.

4.

The application proposal description also refers to the importation of materials and the raising of
ground levels. Material has been imported within the development site to raise the ground levels
at the rear of the site, however the majority of this material is located outside the red edge of
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the application site (to the south). The applicant has advised that they will be submitting a
further planning application for the retention of this development.
5.

A summary of the differences between the approved and the built dwellings are as follows (the
footprints and floor areas are the case officer's approximate measurements, taken from the
submitted plans, whilst the volumes have been provided by the applicant):

Plot 1
6. The dwelling at plot 1 has been re-sited approximately 24 metres away (to the north east) of the
approved siting and re-orientated so that it faces north west/south east rather than north/south.
Its garage has also been moved approximately 10 metres to the north west.
Footprint

Approved
225.58 sqm

Built
294.63 sqm

Difference
+ 69.05 sqm (+ 30.6%)

Total floor area
Volume
Height

611.74 sqm
1,539 m3
10.3 m

754.45 sqm
2,007 m3
10.3 m

+ 142.71 sqm (+ 23%)
+ 468 m3 (+ 30.4%)
Same

The dwelling now also includes a sizeable balcony at the rear (first floor) and increased glazing,
particularly on the front and rear elevations.
Plot 2
7. The dwelling at plot 2 has been re-orientated so that its eastern elevation is approximately 15.5
metres further to the south than previously approved. The dwelling is now orientated
north/south rather than the approved north west/south east siting. The dwelling also now has a
detached garage proposed to its north east rather than a shared garage block, which was
previously approved at the centre of the site.
Footprint
Total floor area
Volume
Height

Approved
200 sqm
568.46 sqm
1,579 m3
10.3 m

Built
238 sqm
664.5 sqm
1,769 m3
10.6 m

Difference
+ 38 sqm (+ 19%)
+ 96.04 sqm (+ 17%)
+ 190 m3 (+ 12.0%)
+ 0.3 m

The alterations to the design of this dwelling include an enlarged glazed central feature on the
front elevation between two more prominent front gable elements.
Plot 3
8. The dwelling at plot 3 has been re-sited approximately 19 metres to the south of the approved
footprint. The dwelling now has a detached garage to its east rather than the use of a shared
garage block, which was to be sited at the centre of the site (to the north).
Footprint
Total floor area
Volume
Height

Approved
212 sqm
565.16 sqm
1,636 m3
10.7 m

Built
280 sqm
682.9 sqm
1,922 m3
11.1 m

Difference
+ 68 sqm (+ 32%)
+ 117.74 sqm (+ 21%)
+ 286 m3 (+ 17.5%)
+ 0.4 m

The design of the dwelling has been altered to include increased glazing (particularly on the front
and rear elevations) and a large rear balcony at first floor, which extends the width of the
dwelling.
Plot 4
9. The dwelling at plot 4 has been re-sited approximately 23 metres to the west and approximately
5 metres further to the south. The garage for plot 4 had been approved to the north of the
dwelling but it is now proposed approximately 24.5 metres to the west.
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Footprint
Total floor area
Volume
Height

Approved
202.3 sqm
516.17 sqm
1,680 m3
10.2 m

Built
269.34 sqm
742.91 sqm
2,053 m3
10.3 m

Difference
+ 67.04 sqm (+ 33%)
+ 226.74 sqm (+ 44%)
+ 373 m3 (+ 22.2%)
+ 0.1 m

The design of the dwelling is significantly different from the dwelling approved at plot 4 (which
was to have an asymmetrical gabled feature on its front elevation), and the dwelling as built (in
common with the other built dwellings) contains increased glazing on its front and rear
elevations.
Plot 5 (replacing the former farmhouse)
10. The new dwelling at plot 5 has been re-sited approximately 20 metres further north than the
former farmhouse and its proposed extension. The proposed garage would be approximately 9
metres further to the north west than approved.
Footprint
Total floor area
Volume
Height

Approved
186.6 sqm
512.25 sqm
1,399 m3
10.3 m

Built
190.82 sqm
518.48 sqm
1,304 m3
10.3 m

Difference
+ 4.22 sqm (+ 2%)
+ 6.13 sqm (+ 1.2%)
- 95 m3 (- 7.0%)
Same

The dwelling is now a new build rather than an extension and alteration to the former
farmhouse. Rather than an L-shaped footprint (as approved) the dwelling is rectangular in shape
and includes increased glazing.
The applicant's justification for the amendments to the development
11. The applicant has stated within their submission that the dwellings have needed to be re-sited
owing to the need to provide an easement either side of a geological fault line that runs through
the site. They have also stated that the "structural unsoundness" of the farmhouse meant that
its demolition was the only viable option. A letter from LK Consult Limited regarding the
geological fault and a letter from Foxx Limited regarding the condition of the former farmhouse
have been submitted by the applicant to support these statements.
12. The applicant's justification for the amendments is discussed in more detail within the analysis
below.
Site Characteristics
13. The application site formerly comprised the farmhouse to Grundy Fold Farm, three large metal
clad buildings (two of which were used for the storage of caravans), one large stone barn, two
brick and breezeblock built buildings and numerous small temporary buildings and structures.
14. The site is now a construction site comprising five large, stone built dwellings. The detached
garage for plot 4 was being constructed at the time of the case officer's last visit. Access to the
site is from Chorley Old Road (B6226) to the north.
15. The site occupies an elevated location within Green Belt and is surrounded by open fields to the
south, east and west. The site is at a lower ground level than Chorley Old Road to the north and
land continues to fall to the south offering extended views.
16. The application site was previously relatively flat with neighbouring land sloping quite steeply to
the south. The site remains relatively flat, though the area to the south of the site (mainly
outside the red edge of this application) has been built up with imported material. The site is
relatively isolated, though highly visible from the surrounding area. The tracks and path adjacent
the site are not designated public rights of way.
Policy
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17. National Planning Policy Framework (NPPF)
18. Core Strategy Policies: P5 Transport and Accessibility; S1 Safe Bolton; CG1.1 Rural Biodiversity;
CG1.5 Flooding; CG3 The Built Environment; CG4 Compatible Uses; SC1 Housing; OA4 West
Bolton.
19. Allocations Plan Policies: CG7AP Green Belt.
20. SPD General Design Principles; SPD Accessibility, Transport and Road Safety.
Analysis
21. 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.
22. The main impacts of the proposal are:-

 impact on the purposes and openness of the Green Belt
 impact on the character and appearance of the area
 impact on highways
 impact on biodiversity
 impact on flooding
Impact on the Purposes and Openness of the Green Belt
23. Section 9 of the National Planning Policy Framework (NPPF) concerns protecting Green Belt land.
It states that the Government attaches great importance to Green Belts. The fundamental aim of
Green Belt policy is to prevent urban sprawl by keeping land permanently open; the essential
characteristics of Green Belts are their openness and their permanence.
24. Paragraph 80 of the NPPF explains that Green Belt serves five purposes: to check the
unrestricted sprawl of large built-up areas; to prevent neighbouring towns from merging into one
another; to assist in safeguarding the countryside from encroachment; to preserve the setting
and special character of historic towns; and to assist in urban regeneration, by encouraging the
recycling of derelict and other urban land.
25. Paragraph 87 states that inappropriate development is, by definition, harmful to the Green Belt
and should not be approved except in very special circumstances. Paragraph 88 continues that
when considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt. 'Very special circumstances' will not
exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other
harm, is clearly outweighed by other considerations.
26. Paragraph 89 of the NPPF states that local planning authorities should regard the construction of
new buildings as inappropriate in Green Belt. However, exceptions to this include [amongst other
things] limited infilling or the partial or complete redevelopment of previously developed sites
(brownfield land), whether redundant or in continuing use (excluding temporary buildings),
which would not have a greater impact on the openness of the Green Belt and the purposes of
including land within it than the existing development.
27. Policy CG7AP of Bolton's Allocations Plan also concerns development within the Green Belt and
reflects the national policy within section 9 of the NPPF.
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28. The report therefore considers whether the development is inappropriate and if it is, whether
there are very special circumstances that clearly outweigh the harm to Green Belt, and any other
harm, caused by the development.
The original planning permission for the site (91673/14)
29. The original planning permission for the site is considered to be a material consideration in the
determination of this latest submission (the approval is still extant until August). This section of
the report therefore revisits the justification for the development that was granted planning
permission, in order to compare the approved scheme with what has now been constructed.
30. During the determination of the original application 91673/14 (the planning approval for the
erection of four dwellings and the extension to and alteration of the farmhouse), the local
planning authority considered that the application site was a previously development site
(brownfield land) within the Green Belt, as the site contained permanent buildings that were no
longer being used for agricultural purposes.
32. Officers considered that paragraph 89 of the NPPF was therefore applicable, as the proposal
would constitute the redevelopment of a previously developed site within the Green Belt. The
determining issue in terms of Green Belt policy was therefore considered to be whether the four
proposed dwelling, along with the proposed extension to the farmhouse, would have a greater
impact on the openness of the Green Belt and the purposes of including land within it then the
previous development (that was, the former buildings).
33. Regarding the purposes of the Green Belt, it was considered that as the proposed dwellings
would replace caravan storage and buildings used in association with the then applicant's
landscaping business (inappropriate uses within Green Belt) that therefore there would be a
limited impact on the purposes of the Green Belt.
34. In considering the impact of the original development on the openness of the Green Belt, the
siting, orientation, gross footprints and volumes of the approved dwellings had been compared in
relation to the permanent (now former) buildings that were on the site.
35. In terms of the siting and orientation, it was considered that the approved dwellings would be
sensitively sited, following the existing pattern and footprints of buildings and creating a close
knit 'hamlet' form of development whereby the dwellings would have surrounded a central
courtyard clustered around the original farmhouse. It was acknowledged during the
determination of application 91673/14 that the dwelling proposed at plot 4 would extend beyond
the existing built form of the farm buildings, but officer's felt this was compensated for by the
sensitive siting of the other three new dwellings and the proximity of the retained farmhouse.
36. At that time, the gross footprint and volume of the approved dwellings were less than the gross
footprint and volume of the former buildings. The footprint of the former buildings was 1,857.88
sq. metres whilst the approved dwellings comprised between 998 sq. metres (applicant's
calculation) and 1,026 sq. metres (officer's calculation). The volume of the former buildings were
11,885.06 cubic metres whilst the approved dwellings were 7,833 cubic metres. The impact in
respect of visual amenity and openness of this original scheme volume was considered to be the
maximum justified on the site, replacing the original volume in the form of new houses was not
considered and would have been unlikely to have been acceptable. The original buildings have
been demolished and another chapter in the planning history of the site has now begun and
limited weigh can be attributed to the volume of the original buildings on the site.
37. A condition to the approval for 91673/14 removed permitted development rights for the
dwellings, to restrict the future footprints and volumes of the development and also to
discourage further encroachment into the part of the site where no buildings were previously.
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38. This application was determined by Planning Committee firstly in July 2014 (when it was
deferred for amendments to the appearance (rear elevations) of the dwellings) and then in
August 2014 (when it was approved subject to conditions).
The development as built/now applied for
39. This section considers the development as has been constructed and is now proposed (to retain
the development and complete it in accordance with the submitted plans).
40. Paragraph 89 of the NPPF is still considered to be applicable to the determination of this
application. The site remains previously developed and in terms of the impact on the purposes of
the Green Belt, the applicant still proposes five dwellings on the site in place of the former
buildings. Whilst the farmhouse has been demolished, officers consider that the principle of
replacing the farmhouse (a former dwelling) with a new dwelling is acceptable (and would have
been had it been proposed at that time) as paragraph 89 allows for the replacement of a
building within the same use. It is therefore considered that the purposes of the Green Belt in
this location is not, in principle, materially further harmed by the proposed development, as the
principle of the proposal remains the same – that is the development of a previously developed
site in the Green Belt for five houses.
41. However, as set out in paragraph 89 of the NPPF, officers consider the determining issue in
respect of Green Belt policy to be whether or not the proposed amendments to the scheme (the
changes to the siting, orientation and scale of the dwellings) would have a greater impact on the
openness of the Green Belt than the "existing development". Whilst, the existing development in
this case should be considered as the previous permanent former buildings on the application
site (and not include any temporary buildings) officers have also considered in this report both
the former buildings on the site and the approved dwellings, as the planning permission is a
material consideration.
42. The specific differences between the approved dwellings and the dwellings as built/now applied
for in terms of their footprint, siting, orientation, gross floor area, height and volume are set out
in the "Proposal" section at the beginning of this report. In summary, all of the five dwellings
have been re-sited within the site. In particular the changes to the siting are such as to increase
the distance between the siting of the dwellings and the centre of the site and the distances
between the dwellings, spreading them out wider and beyond the footprints of the former
buildings; changes to the orientation have generally resulted in south facing dwellings; and
whilst heights are broadly the same, the size of four of the dwellings (Plots 1 to 4) has been
increased. The applicant's justification for spreading/ expanding the plots away from a central
point is considered further below.
43. In order to fully consider whether the proposed development has a greater impact on the
openness of the Green Belt than existing development, this section considers and compares the
changes to siting and orientation, volumes, footprints and heights.

Siting and Orientation

44. In considering siting and orientation it is considered important to note and compare individual
changes to plots and the collective impact this has on the openness of the Green Belt. Reference
to the site layout plans included within this report is therefore advised.
Plot 1
45. This dwelling has been re-sited approximately 24 metres further to the north east than the
previously approved dwelling. The proposed detached garage for this dwelling is also to be resited approximately 10 metres to the north west of the previously approved garage. Whereas the
approved dwelling was sited on part of the footprint of one of the former caravan storage sheds,
the proposed dwelling has been constructed to the north west of this previous building on a
former yard and grassed area (thus not within the footprint of a previous building). The
proposed garage would also spread out the built form of the development further to the north.
The change in this siting is compounded by the increased scale of the dwelling from that
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previously approved (an increase of approximately 30.6% in footprint, of approximately 23% in
total floor area and of approximately 30.4% in volume).
Plot 2
46. This dwelling has been re-orientated so that its eastern elevation is approximately 15.5 metres
further to the south than the previously approved dwelling at plot 2. It is also proposed that this
dwelling will have a detached garage (to its north east), whereas the previously approved
dwelling was to have a garage within a shared block that was to be sited at the centre of the
site. Whereas the previously approved dwelling was to be sited over the south eastern corner of
the footprint of one of the former storage buildings, the new dwelling would be sited to the
south of the former building, on a former yard area (not within the footprint of a previous
building). The proposed garage would also not be sited within the footprint of a previous
building. Again, the re-siting of this dwelling (further south) is made more discernible by the
increased scale of the dwelling from that previously approved (an increase of approximately 19%
in footprint, of approximately 17% in total floor area and 12% in volume).
Plot 3 and Plot 4
47. These are considered together because of the siting and size of the former buildings and the
reasoning behind the location of Plot 3 and Plot 4 in the approved permission.
48. Plot 3 has been re-positioned approximately 19 metres to the south of where the approved
dwelling was to be sited. A detached garage is also proposed to the east of the built dwelling,
whereas the previously approved dwelling was to have a garage within a shared block that was
to be sited at the centre of the site. Plot 3 was originally intended to be located on the footprint
of the barn closer to the centre of the site. A large storage shed was formerly located
immediately to the south of that barn and rather than Plot 4 being incongruously sited
immediately behind Plot 3, within the original permission, the footprint of the storage shed which
extended the built form further south than the other buildings was 'surrendered' and Plot 4 was
sited to the west in an attempt to reduce the impact on the openness of the Green Belt and
maintain the 'cluster' of buildings. However, what has actually been built and is now proposed is
to site Plot 3 further south on the footprint of the former storage shed, not the barn, with Plot 4
also moving further west and south (see below). It should also be noted that the proposed
detached garage would now not be sited within an area that previously contained any buildings.
49. Plot 4 has been re-sited approximately 23 metres further to the west and approximately 5
metres further south than the previously smaller approved Plot 4. The garage for the dwelling
(currently being constructed) is also approximately 24.5 metres further to the west than
approved.
50. Whilst the previously approved dwelling at Plot 4 was not on the site of any former permanent
building, it was on balance considered acceptable as the development proposed the siting of Plot
3 on the former barn footprint and the demolition of the former storage shed which protruded
further south. It was considered that this 'surrendering' of the footprint of the large shed behind
the barn and the alternative siting of Plot 4 to the west of Plot 3 rather than the south, would
lessen the visibility of the development to the south and east and help create a hamlet form of
development retaining the principle of the dwellings being clustered together around a central
courtyard.
51. It is considered that the re-positioning of both Plots 3 and 4 as now built/proposed (Plot 3
significantly further to the south and Plot 4 significantly further to the west) puts an end to the
approved 'hamlet' form of development and results in the development becoming highly visible
from public viewpoints outside the site. The development would no longer be clustered around a
courtyard, which would have minimised its impact on the openness of the Green Belt. The resiting of the dwelling at Plot 4 is compounded by its significant increase in scale (an increase of
approximately 33% in footprint and of approximately 44% in total floor area) which equates to
the biggest increase in scale of all the plots.
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Plot 5
52. This dwelling now constitutes a replacement dwelling within the Green Belt. Paragraph 89 of the
NPPF does allow for replacement dwellings, provided that they are not materially larger than the
one it replaces. The new dwelling is of a similar scale to the approved extended farmhouse
(there is only an approximate 2% increase in footprint and 1.2% increase in total floor area and the applicant claims there has been an overall reduction in volume) and the principle of the
replacement is considered to be acceptable. However the dwelling and its detached garage have
been re-sited approximately 20 metres further north than the former farmhouse building and are
sited on a previously grassed area.

Overall Gross Footprint/Volume/Height

53. Despite the increase in the scale of the proposed dwellings the gross footprint of the
development as built (applicant's calculation 1,266 sq. metres; case officer's calculation 1,273 sq.
metres) remains less than the gross footprint of the former 'farm' buildings (1,857 sq. metres) by
approximately 32%. The gross volume of the development as built (applicant's calculation 9,055
cubic metres) is also still less than the gross volume of the previous buildings (applicant's
calculation 11,885 cubic metres). The heights of the dwellings as built are not significantly
different to the dwellings that were approved (the biggest increase in height is at plot 3 where
the house is now 0.4 metres taller than approved). However the widths and depths of the
dwellings have been increased, which increases the prominence of the dwellings. The
comparison of the proposed compared to what existed as farm buildings is given limited weight
as this chapter in the planning history has now been removed by the demolition and construction
of the properties now on site.
54. Nevertheless, a comparison in volumes, footprints and heights is only part of the consideration
as to whether a proposed development would have a greater impact on the openness of the
Green Belt than an existing development. In this case it is considered that the siting and
orientation of the new buildings compared with existing buildings is a key consideration in
assessing the impact of openness.
55. To summarise, all the dwellings have been built significantly further away from the centre of the
site than previously approved and further away than the cluster of farm buildings that existed on
the site, with all the dwellings (with the exception of plot 3) having been built in locations where
there were previously no permanent buildings. It is considered that the openness of the Green
Belt in this location is therefore detrimentally harmed as there are now large dwellings in areas
where there were previously no buildings. The built extent of development has been increased
dramatically from what it was previously when it was a former farm complex, with the built
development encroaching into previously unbuilt parts of the site.
56. The harm to the openness of the Green Belt created by the siting of the dwellings in particular
(as well as the garages) is compounded by the increased scale of the dwellings, making them
particularly prominent within the landscape in their new locations.
57. It is therefore considered that the proposed development is inappropriate development within
the Green Belt as it is harmful to the openness of the Green Belt.

Very special circumstances put forward by the applicant

58. Paragraph 87 of the NPPF states that inappropriate development is, by definition, harmful to the
Green Belt and should not be approved except in very special circumstances. Paragraph 88
continues that very special circumstances will not exist unless the potential harm to the Green
Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other
considerations.
59. The applicant has put forward the following as very special circumstances in this case:

 The dwellings needed to be re-sited to provide an easement either side of the geological fault
line running through the site.
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60. The applicant has submitted a letter from LK Consult Ltd which states that during a desk based
review of BGS Geological Mapping in the area it was noted that a geological fault runs through
the site. They advise that, "Such faults would generally not compromise a constraint to low rise
housing where it is a suitable thickness of overlying superficial deposits: however, during the
subsequent site investigation by LK Consult Ltd it was noted that bedrock was present close to
the surface. While the fault is probably not recent and may be considered unlikely to reactivate it
does comprise a potential plane of weakness." They continue further in the letter that, "Any
foundations that straddle the fault or extend into the faulted zone may suffer from unacceptable
levels of differential settlement due directly to weight of the structure, the differing strengths of
possible different strata and various degrees of shearing." The consultant concludes their letter
by stating, "Therefore, it may be appropriate to relocate those buildings which are proposed to
be constructed in the vicinity of the fault.
61. The Minerals and Waste Planning Unit has confirmed that there is an historic "inferred"
geological fault that runs through the site. They are unable to confirm the exact location of the
fault line as they state that the fault lies below superficial deposits at the site. However the plan
showing the line of the fault, from the BGS data the Unit hold, shows the line to the south of the
application site, and not in the central location where it is shown on the applicant's plans.
62. The letter from LK Consult Ltd refers to subsequent site investigation, however officers have not
been presented with this information to back up the claims within the letter. Officers have
sought advice on this issue from an independent geotechnical engineer. The advice received is
that they would have expected to have seen some evidence in the form of an intrusive ground
investigation showing that the weaker rocks had been observed and that the strength of the rock
in the location of the approved buildings is insufficient. The applicant has also not provided any
information about the "required easement" on either side of the fault line.
63. The letter from LK Consult Ltd also concludes that it, "…may be appropriate to relocate those
buildings which are proposed to be constructed in the vicinity of the fault", not that they must
be. Advice from the geotechnical engineer is that it is generally possible to build anywhere
providing that the developer is willing to pay for bigger foundations.
64. Officers therefore do not consider that there is sufficient justification from the applicant as to
why all five dwellings have had to be re-positioned. From viewing the submitted site layout plan
there also does not appear to be a rationale for why some of the dwellings are sited further
away from the "easement" than other dwellings (for example Plot 3), why some dwellings have
had their orientation substantially altered (for example Plots 1 and 2), and why Plot 4 needed to
be moved significantly further to the west when its approved location is away from the
"easement".
65. The presence of a fault line also does not provide justification for the increased scale of the
dwellings from that approved.
66. Notwithstanding the above, had sufficient evidence been provided by the applicant to justify that
the dwellings needed to be re-sited it is not considered that this need would sufficiently outweigh
the harm to the openness of the Green Belt caused by the proposed scheme. It is not considered
this merits a very special circumstance.

 The original farmhouse was structurally unsound and its demolition was the only viable option.
67. A letter from Foxx Limited regarding the condition of the former farmhouse has been submitted
by the applicant. Whilst this letter is only a letter and not a structural report (and therefore does
not provide evidence to support the claims within the letter), the principle of replacing a former
dwelling with a new dwelling is considered to be not inappropriate within the Green Belt
(paragraph 89 of the NPPF). A requirement to demolish the former farmhouse however does not
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justify why the new dwelling has been re-positioned. It is not considered this merits a very
special circumstance.

 All dwellings and their associated curtilages remain within the confines of previously developed
land and within the same red-edge as approved.

68. Annex 2 of the NPPF states that previously developed land is, "Land which is or was occupied by
a permanent structure, including the curtilage of the developed land (although it should not be
assumed that the whole of the curtilage should be developed) and any associated fixed surface
infrastructure."
69. The red-edge of the application site includes land that is outside of the previous building and
yard areas, and therefore (as per annex 2) cannot be automatically assumed to be previously
developed land. The dwellings at plots 1, 4 and 5 are now sited outside the previously
developed areas.
70. Notwithstanding that the built dwellings are still located within the same application site (rededge), the site boundary is wider than the land that could be considered previously-developed
and their amended siting and sizes have been found to have a greater impact on the openness
of the Green Belt than the previous buildings on the site, and the previously approved dwellings.
It is not considered this merits a very special circumstance.

 The size of the proposed development would equate to a total built volume significantly below
that of the former buildings on the site.

71. This issue has been addressed above. Whilst it is noted that the built dwellings have a smaller
footprint and volume than the previous buildings on site, their siting is harmful to the openness
of the Green Belt given that they are located in areas where there have previously been no
buildings (that is, away from the centre of the site where the former farm buildings had been
sited). Whilst this is a material consideration, it is not considered to merit a very special
circumstance.

 The overall approved design concept is maintained and the development incorporates high
quality materials and rural design detailing.

72. This is discussed in more detail below in the "Impact on the Character and Appearance of the
Area" section of the report. A high quality design would however not carry sufficient enough
planning weight to clearly outweigh the recognised harm to the openness of the Green Belt and
is not such as to be considered to merit a very special circumstance.

 The visual impact of the development is an improvement to the appearance of the previous
buildings and structures on site.

73. The applicant argues that the overall appearance of the former site was unsightly and alien in
relation to the wider landscape, owing to the use of the site for the internal and external storage
of caravans and building materials. It is considered that this argument from the applicant is
subjective: the buildings on site were former agricultural buildings (later converted) which are a
common sight within rural areas/on working farms and external storage could have been better
managed. It is nonetheless considered that the development as built is more prominent within
the landscape than the previous buildings on site (owing to the dwellings' siting and
appearance). It is considered that any benefit would not outweigh the recognised harm to the
openness of the Green Belt and as such is not a very special circumstance.

 The applicant has acted in good faith having previously brought the amendments to the
attention of the local planning authority.
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74. The applicant has stated that they had discussed the proposed re-siting of the dwellings with a
former officer of the planning department. They however did not formally apply for any
amendments to the development. This matter cannot be given any material planning weight and
is not a very special circumstance.

 The Council has a substantial shortfall in deliverable housing land and therefore there should
be an assumption in favour of sustainable development unless the adverse impacts of doing so
would significantly and demonstrably outweigh the benefits.

75. Paragraph 14 of the NPPF is invoked when a local planning authority cannot demonstrate a 5
year supply of deliverable housing land. This paragraph states that permission should be granted
unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the NPPF taken as a whole.
76. The benefits of the proposed development would be the provision of five dwellings however the
site already has permission for five dwellings which, without sufficient justification being
provided, is still considered to be implementable. Furthermore, the provision of five dwellings
would only have a very limited contribution to the borough's housing supply. As the Government
attaches substantial weight to the protection of Green Belt it is considered that the adverse
impacts of the development (the harm to the openness of the Green Belt and the character and
appearance of the area) would significantly and demonstrably outweigh the benefits of the
development and as such this is not considered to merit a very special circumstance.

 Plot 1 is a larger dwelling as it has been designed to include a care facility for the future
occupier's elderly parents

77. The applicant has submitted a letter from a doctor (NHS) which confirms that one of the future
occupiers' parents has a condition whereby they need an element of care. It is however not
considered that the proposed increased scale of the dwelling at Plot 1 (which comprises
[amongst other rooms] seven large en suite bedrooms, two offices, a study, a media room and a
guitar room) is justified by the future occupiers' need to accommodate their parents.
78. For the reasons discussed above it is considered that the very special circumstances put forward
by the applicant do not clearly outweigh the harm the development has to the openness of the
Green Belt (by virtue of the siting and scale of the dwellings).
79. It is therefore considered that the proposed development is contrary to section 9 of the NPPF
and Policy CG7AP of Bolton's Allocations Plan.
Impact on the Character and Appearance of the Area
80. Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, 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, and will maintain and respect the landscape character of the surrounding countryside
and its distinctiveness. Policy OA4 states that the Council will conserve and enhance the
character of the existing physical environment, ensure that development in West Bolton has
particular regard to the overall density, plot sizes, massing and materials of the surroundings,
and ensure that development respects the large amounts of open space and lower density
development in West Bolton.

The approved development (91673/14)

81. Officers considered that the design and siting of the approved development constituted good
urban design, as the four new dwellings would have been sited, along with the extended
farmhouse, compactly around a central courtyard. The dwellings were to be constructed from
stone and with slate roofs.
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The development as proposed/built
82. The dwellings have all been constructed from stone and have slate roofs, as previously
approved. However each dwelling has been amended in design, has been increased in scale
(with the exception of plot 5, but this is now a new build rather than an extended former
farmhouse) and has been re-sited within the site.
83. It is considered that the previously approved 'hamlet' form of development has been lost, with
the dwellings no longer being sited within a central cluster, but spread out within the site in
more isolated positions (the intimate/community feel of the approved development has been
replaced with a more segregated feel of development).
84. The amendments to the siting of the dwellings, along with their increase in scale, has also
resulted in the development becoming more prominent and incongruous within the otherwise
open landscape. The dwellings (particularly those at plots 2 to 4) are highly visible from
surrounding public viewpoints, more so (it is considered) than the previous buildings within the
site given their height, width and stark glazed rear elevations (that do not complement the local
rural vernacular). Members will recall that the rear elevations of the approved dwellings were
amended (at the request of Members at the July 2014 Committee meeting) to reduce the
amount of glazing proposed. The siting and scale of the built dwellings are also more prominent
and dominant within the landscape than the previously approved dwellings.
85. It is therefore considered that the scale, siting and design of the dwellings do not respect the
landscape character of the surrounding area and the character and appearance of the
surrounding built form, contrary to Policy CG3 of Bolton's Core Strategy.
Impact on the Highway
86. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] accessibility, servicing arrangements and parking. Policy S1.2
states that the Council will promote road safety in the design of new development.
87. The proposed access into the site remains the same as previously approved under application
91673/14, from the existing access into the site off Chorley Old Road. A condition of the previous
planning approval was that the visibility splays at the junction of the access with Chorley Old
Road were to be improved to increase visibility (as Chorley Old Road has a speed limit of
60mph). Each dwelling is again to have a double garage and a driveway for parking provision
(though in different positions to approved under application 91673/14).
88. The Council's Highways Engineers raise no objection to the proposal and it is considered that the
proposed development complies with Policies P5 and S1.2 of the Core Strategy.
Impact on Biodiversity
89. Policy CG1.1 of the Core Strategy states that the Council will safeguard and enhance the rural
areas of the borough from development that would adversely affect its biodiversity.
90. A bat survey was submitted with the previous application for the site (91673/14), which covered
the buildings that were proposed to be demolished. This survey recommended that on-site bat
accommodation be provided as mitigation for the loss of the buildings. A condition requiring this
was therefore attached to planning approval 91673/14.
91. The Council's Greenspace Officers have noted that the former farmhouse has also now been
demolished and that this building was not investigated as part of the original bat survey as it had
been proposed to be retained. Officers also note that the applicant has not provided any on-site
bat accommodation to date. They therefore recommend that a condition be attached to any
approval to require this alternative accommodation and they also advise that there is provision
for the nesting of swallows and swifts on site given that they had been reported to use the
former farm buildings.
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92. It is considered, subject to the recommended conditions, that the proposal would comply with
Policy CG1.1 of Bolton's Core Strategy.
Impact on Flooding
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. The applicant has stated that surface water will be disposed of via the main sewer, which passes
alongside the application site.
95. The Council's Drainage Officers have advised that this proposed method of disposal for surface
water does not follow the drainage hierarchy recommended by the Council or United Utilities (the
applicant has made no mention of looking into the use of sustainable drainage systems (SuDS)
before proposing to dispose of the water via the sewer). Drainage Officers also advise that
United Utilities do not automatically give approval for surface water to be connected to their
combined asset even if there is an existing private connection. They have seen no evidence from
the applicant that they have had any approval from United Utilities.
96. The Council's Drainage Officers recommend a standard condition requiring SuDS on the site be
attached to any approval.
Other Matters
97. The local planning authority has discussed with the applicant the possibility of the applicant,
instead only applying for the retention of part of the site (say just Plots 1, 2 and 5) rather than
the retention of all five dwellings, however the applicant wishes the local planning authority to
make a decision on the whole development as built and there is no possibility to reduce or
amend the scale of the dwellings as built.
Local finance considerations
98. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. The
following is considered to be a local financial consideration in this case:
New Homes Bonus for the five proposed dwellings – this is not a material planning consideration.
Conclusion
99. For the reasons discussed above it is considered that the proposed amendments to the siting
and scale of the dwellings detrimentally harm the openness of the Green Belt in this location and
therefore the development constitutes inappropriate development in the Green Belt. It is further
considered that the "very special circumstances" put forward by the applicant do not clearly
outweigh the substantial weight & harm that has occurred to the openness of the Green Belt in
this location. It is considered that the proposed development is contrary to national Green Belt
guidance contained within section 9 of the National Planning Policy Framework and Policy CG7AP
of Bolton's Allocations Plan.
100. Furthermore, it is considered that the proposed amendments to the siting, scale and design of
the dwellings fail to respect the landscape character of the surrounding area, contrary to Policy
CG3 of Bolton's Core Strategy.
101. Members are therefore recommended to refuse this application for these two reasons.
102. Should Members be minded to refuse this application, as the development carried out is
unauthorised it is advised that the next steps would be to serve an enforcement notice requiring
the demolition of the unauthorised development (considered to be unacceptable in planning
terms). This notice would give the applicant six months to commence demolition. The applicant
would have the right to appeal the planning decision and the subsequent enforcement notice.
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The applicant remains entitled to implement the original planning permission providing this was
done in accordance with the conditions.
103. Should Members be minded to approve this application then the decision would need to be
referred to the Secretary of State (under the provisions of The Town and Country Planning
(Consultation) (England) Direction 2009) as the application proposes over 1,000 sq. metres of
inappropriate development (that is, residential development) within the Green Belt.

70

Representation and Consultation Annex
Representations
Letters:- Six letters of support have been received, which state the following:













The development is visually more attractive than the previous dilapidated buildings on the site;
The houses are of an appealing design;
It is an impressive and attractive development;
The dwellings are not overbearing in their positioning or height;
The development enhances the area; They add character by breaking up the vastness of the
formally neglected plains;
They add value to the area;
There are no public footpaths across the site;
Two of the supporters have bought two of the houses (plots 1 and 5);
Insisting on demolition would not impact on the developer but the innocent parties who have
paid money for the properties to be built;
The Council will benefit financially from five large council tax bills to pay;
The dwellings have stunning views.

25 letters of objection have been received, which raised the following concerns:
























The design and scale of the dwellings are out of character with the area; They are a blot on the
landscape;
The dwellings are extremely large; They are much larger in footprint and volume than the
previously approved houses;
The dwellings should be more similar in scale to the surrounding properties;
The dwellings are more prominent as they are in an elevated position; They are visible from miles
around;
They are spread out beyond where the farm buildings stood;
The development bears little resemblance to the original planning approval;
The dwellings are significantly taller than the original buildings on the site;
The natural contours of the land have been significantly changed to the detriment of the
landscape;
Impact on privacy to the neighbours at Rants Farm;
Inappropriate development in the Green Belt;
Impact on the Green Belt owing to their size, height and siting;
Should not be building on Green Belt;
The applicant knew that there was a fault running through the site as it was mentioned in the
previous application (in the desk top study);
Impact on the listed buildings opposite on Scant Row (officer's comment: is not considered that

the proposed development harms the setting of the Grade II listed row of cottages given the
distance between the new dwellings and the listed cottages and as there are limited viewpoints
were the two can be viewed together);

How can they have been built without planning permission;
It makes a mockery of the planning system; What is the point of planning regulations/the
planning department if developers can ride roughshod over them;
The previous approval was a poor decision by the Council;
The developer should adhere to the original permission, certainly in terms of scale and hamlet
layout;
If the approved houses cannot be built due to a fault they should not be built at all;
Loss of views from neighbouring properties (officer's comment: not a material planning
consideration);
Impact on saleability of neighbouring properties (officer's comment: not a material planning
consideration).
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Elected Members:- Cllr. Silvester has objected to the proposal. He believes that the proposal is
overdevelopment in the Green Belt and that the houses are completely out of character with the
appearance of the surrounding area. He considers that their siting, height and scale are overbearing,
very dominant and do not respect the area. He believes that the natural contours of the land have
been significantly changed with the importation of materials, which have raised the land to the
detriment of the landscape.
Cllr. Allen has requested an advance site visit.
Consultations
Advice was sought from the following consultees: Highways Engineers, Drainage Officers, Greenspace
Officers, Pollution Control Officers, Strategic Development Unit, Corporate Property Officers, Greater
Manchester Minerals and Waste Planning Unit, and Greater Manchester Police.
Planning History
Permission was granted at Planning Committee in August 2014 for the extension of the existing
farmhouse along with the demolition of existing outbuildings and the erection of four dwellings
(91673/14).
Extensions and alterations to the existing farmhouse and replacement garaging were approved in
April 2013 (89512/13).
Permission was granted in October 2011 for the installation of solar photovoltaic panels to the roof of
the silage ban (86807/11).
An application for prior notification for the erection of a single span agricultural building to provide
fodder/machinery storage and livestock housing was approved in August 2011 (86643/11). This
building was not been constructed.
Permission was granted in April 2008 for the change of use of two agricultural buildings to caravan
storage (79402/08).
Recommendation:

Refuse

Recommended Conditions and/or Reasons
1.

The proposed development, by virtue of its siting and size, represents inappropriate development
within the Green Belt and the very special circumstances provided by the applicant do not outweigh
the harm caused to the openness of the Green Belt in this location, contrary to section 9 of the
National Planning Policy Framework and Policy CG7AP of Bolton's Core Strategy.

2.

The proposed development, by virtue of its siting, scale and design, fails to maintain and respect the
landscape character of the area, contrary to Policy CG3 of Bolton's Core Strategy.
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Black buildings – proposed
Blue buildings – proposed to be demolished
Green garages – as previously proposed and refused

Red outlined buildings – as approved under 91673/14

Overlay of dwellings as approved, built and now proposed over the former “farm” buildings (approximates only)

Plot 1

Proposed South East Elevation
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Ground floor

First floor
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Second floor
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Plot 2

Proposed North Elevation

Proposed South Elevation
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Proposed East Elevation

Proposed West Elevation
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Ground floor

First floor
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Second floor
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Plot 3
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Ground floor

First floor
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Second floor

86

Plots 4 and 5
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Ground floor

First floor
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Second floor
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Application Reference:

01941/17

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

Full Planning Application
27/09/2017
21/11/2017
Helen Williams

Location:

GRUNDY FOLD FARM, CHORLEY OLD ROAD, HORWICH,
BOLTON, BL6 5QA

Proposal:

RETENTION OF DWELLING AT PLOT 2 (AMENDED HOUSE TYPE
TO PREVIOUSLY APPROVED 91673/14).

Ward:

Heaton and Lostock

Applicant: Sparkle Developments Ltd
Agent :
Mr R Jackson

Officers Report
Recommendation:

Refuse

Proposal
1. This application seeks to retain the dwelling, as built, at plot 2. The dwelling that has been built
on the plot is not in accordance with the dwelling approved under application 91673/14.
2.

Members are advised to read this officer's report in conjunction with the officer's report for
application 02071/17 (erection of five dwellings), which can be found elsewhere on this agenda.

3.

The dwelling proposed at plot 2 is as built and was previously refused under application
00417/17. No amendments to the dwelling have been sought by the applicant. The dwelling has
been built/orientated so that its eastern elevation is approximately 15.5 metres further to the
south than previously approved under application 91673/14. The dwelling is orientated
north/south rather than the approved north west/south east siting and is no longer sited on the
footprint of a previous building on site. A detached garage for the property is proposed to the
west of the dwelling rather than being within a shared garage block, which was previously
approved at the centre of the site.

Footprint
Total floor area
Volume*
Height

Approved
200 sqm
568.46 sqm
1,579 m3
10.3 m

Built/Proposed
238 sqm
664.5 sqm
1,769 m3
10.6 m

Difference
+ 38 sqm (+ 19%)
+ 96.04 sqm (+ 17%)
+ 190 m3 (+ 12%)
+ 0.3 m

*Volumes have been provided by the applicant.

4. The curtilage to plot 2 has however increased in size following the proposed alterations to the
boundaries with neighbouring plots 1 and 3. The south and eastern boundaries are now
proposed to be curved.
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5.

This application (along with the other three applications for Grundy Fold Farm) is before
Committee as it is considered that it is in the public interest for it not to be dealt with under
delegated powers.

The Other Applications Before Committee
6. Three other planning applications, relating to the proposed development, have been also been
submitted and can be found elsewhere on this Committee agenda. These are as follows:
*
*
*
7.

02071/17 - Erection of five dwellings
01964/17 - Retention of dwelling at plot 5 (amended house type to previously approved
91673/14)
02498/17 - Raising of land levels to southern and eastern boundaries, to paddock land forming
plots 2 and 3
It is officers' intention to present all four applications together at the Planning Committee
meeting, as the proposals are interrelated.

Site Characteristics
8. The application site relates to plot 2 of the wider development at Grundy Fold Farm.
9. Grundy Fold Farm formerly comprised the farmhouse to Grundy Fold Farm, three large metal clad
buildings (two of which were used for the storage of caravans), one large stone barn, two brick
and breeze block built buildings and numerous small temporary buildings and structures.
10. The development site now comprises five large, stone built dwellings. The dwelling at plot 2 is
one of these.
11. Access into the site is from Chorley Old Road (B6226) to the north, via a long driveway.
12. The development site occupies an elevated location within the Green Belt and is surrounded by
open fields to the south, east and west. The site is at a lower ground level than Chorley Old
Road to the north and land continues to fall to the south offering extended views. The site is
highly visible from the surrounding area.
13. Land to the south of plot 2 (outside the application site) has been built up with imported
material. The raising of this land is subject to planning application 02498/17, which can be found
elsewhere on this Committee agenda.
Policy
14. Bolton's Development Plan:
*

Core Strategy Policies: P5 Transport and Accessibility; S1 Safe Bolton; CG1.1 Rural Biodiversity;
CG1.5 Flood Risk; CG3 The Built Environment; CG4 Compatible Uses; SC1 Housing; OA4 West
Bolton.

*

Allocations Plan Policies: CG7AP Green Belt.

15. Other material considerations:
*

Supplementary Planning Documents: General Design Principles; Accessibility, Transport and
Road Safety.
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*

National Planning Policy Framework (NPPF): Achieving sustainable development (paragraphs
6-16); Core planning principles (paragraphs 18-22), Promoting sustainable transport (paragraphs
29-41), Delivering a wide choice of high quality homes (paragraphs 47-55), Requiring good
design (paragraphs 56-68), Protecting Green Belt land (paragraphs 79-92), Meeting the
challenge of climate change, flooding and coastal change (paragraphs 93-108), Conserving and
enhancing the natural environment (paragraphs 126-141), Decision-taking (paragraphs
186-207).

*

It is proposed to revise the NPPF and the MHCLG is currently analysing the consultation
responses. It is intended to publish a final Framework before this summer, however at the time
of writing this officer's report the draft changes are considered to carry little planning weight.

*

A Landscape Character Appraisal of Bolton (October 2001).

*

Consultation draft of Greater Manchester Spatial Framework (2016) - this draft is under review
and it is intended that a new consultation draft is consulted upon in summer 2018. Very little
weight can therefore be given to this.

Analysis
16. 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.
17. The main impacts of the proposal are:*
*
*
*
*
*

impact on the purposes and openness of the Green Belt
impact on the character and appearance of the area
impact on the highway
impact on biodiversity
impact on flooding
land contamination

Impact on the Purposes and Openness of the Green Belt
18. The relevant development plan policy in relation to development in the Green Belt is Allocations
Plan Policy CG7AP. This policy states that the Council will not permit inappropriate development
in the Green Belt. Inappropriate development includes any development which does not maintain
the openness of land or which conflicts with the purposes of including land within the Green Belt,
and the erection of new buildings except for:
*
*
*
*

Agricultural and forestry;
Provision of appropriate facilities for outdoor sport and outdoor recreation, and for cemeteries
which preserve the openness of the Green Belt and do not conflict with the purposes of including
land within it;
The extension of alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;
The replacement of a building, provided the new building is in the same use and not materially
larger than the one it replaces;
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*
*

Limited infilling in villages at Hart Common and Scot Lane End as shown on the Proposals Map;
Limited infilling or the partial or complete redevelopment of previously developed sites, whether
redundant or in continuing use (excluding temporary buildings), which would not have a greater
impact on the openness of the Green Belt and the purposes of including land within it than the
existing development.

19. Paragraph 5.17 of the supporting text to Policy CG7AP states that the Council will permit
development proposals which fail to meet the above criteria only in 'very special circumstances'.
This reflects paragraph 87-88 of the NPPF.
20. Paragraph 79 of the NPPF states that the Government attaches great importance to Green Belts.
The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open; the essential characteristics of Green Belts are their openness and
permanence.
21. Paragraph 80 of the NPPF explains that Green Belt serves five purposes: to check the
unrestricted sprawl of large built-up areas; to prevent neighbouring towns from merging into one
another; to assist in safeguarding the countryside from encroachment; to preserve the setting
and special character of historic towns; and to assist in urban regeneration, by encouraging the
recycling of derelict and other urban land.
22. It is considered that the development plan Green Belt policy (Allocations Plan Policy CG7AP) is
consistent with the NPPF and should therefore be given substantial weight.
23. It is proposed that the dwelling at plot 2 is retained as built. The dwelling has been built so that
its eastern elevation is approximately 15.5 metres further to the south than the previously
approved dwelling at plot 2 (under application 91673/14). It is proposed that the dwelling would
have a detached garage to its west, whereas the previously approved dwelling was to have a
garage within a shared block that was to be sited at the centre of the site.
24. Whereas the previously approved dwelling was to be sited over the south eastern corner of the
footprint of one of the former storage buildings, the proposed/as built dwelling is sited to the
south of the former building, on a former yard area (thus not within the footprint of a previous
building).
25. The altered siting of this dwelling (further south than the former storage building on site) is made
more discernible by the increased scale of the dwelling from that previously approved (an
increase of approximately 19% in footprint, of approximately 17% in floor area and 12% in
volume).
26. As the dwelling at plot 2 has been built outside of the footprint of the former buildings on site
(and significantly further away from the centre of the development site than the previously
approved dwelling at plot 2) and as the dwelling is significantly larger in scale than previously
approved is it considered that the openness of the Green Belt in this location is detrimentally
harmed.
27. Officers therefore consider that the proposed retention of the dwelling at plot 2 constitutes
inappropriate development in the Green Belt, as it would have a greater impact on the openness
of the Green Belt than "existing development".
28. The applicant has not provided any very special circumstances for this application proposal,
therefore none can be said to exist in the determination of this application.
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29. It is therefore considered that the proposed development is contrary to Policy CG7AP of Bolton's
Allocations Plan and section 9 of the National Planning Policy Framework.
Impact on the Character and Appearance of the Area
30. Policy CG3 of Bolton's Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, will require development to be compatible with the surrounding are, in terms
of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment, and will maintain and respect the landscape character of the surrounding countryside
and its distinctiveness. Policy OA4 states that the Council will conserve and enhance the
character of the existing physical environment, ensure that development in West Bolton has
particular regard to the overall density, plot sizes, massing and materials of the surroundings,
and ensure that development respects the large amounts of open space and lower density
development in West Bolton.
31. Paragraph 56 of the NPPF states that the Government attaches great importance to the design of
the built environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making paces better for people.
Paragraph 58 states that planning decisions should aim to ensure that developments [amongst
other things] 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; establish a strong sense of place; respond to
local character and history, and reflect the identity of local surroundings and materials, while not
preventing or discouraging appropriate innovation; are visually attractive as a result of good
architecture and appropriate landscaping.
32. The dwelling proposed at plot 2 is as built and as previously refused under planning application
00471/17.
33. When the original dwelling at plot 2 was approved under application 91673/14 it was considered
in conjunction with the other four dwellings proposed at the site. At that time officers considered
that the design and siting of the development as a whole constituted good design, as the four
new build dwellings would have been sited, along with the proposed extended farmhouse,
compactly around a central courtyard. The rear elevation of the dwelling at plot 2 was amended,
to reduce the amount of glazing proposed, following concerns from Committee Members.
34. The development as built (and as now proposed under application 02071/17) has resulted in the
dwellings no longer being sited within a central cluster, but spread out in more isolated
positions. It is considered that the siting of the dwellings (including at plot 2), along with their
increased scale, results in the development being more prominent and incongruous within the
otherwise open landscape than the previous 'farm' buildings on the site and the previously
approved dwellings. The dwelling at plot 2 is particularly highly visible from surrounding
viewpoints given its siting and orientation.
35. This application, solely for the retention of the dwelling at plot 2, does not include the
comprehensive landscaping scheme as proposed within application 02071/17 for the wider
development, and therefore any retention of plot 2 on its own would not benefit from this
landscape screening (the landscaping scheme is proposed on parts of the site not owned by the
owner of plot 2 and therefore not in the applicant's control).
36. It is considered that the scale, siting and design of the dwelling at plot 2 does not respect the
landscape character of the surrounding area, contrary to Policy CG3 of Bolton's Core Strategy.
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Impact on the Highway
37. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] accessibility, serving arrangements and parking. Policy S1.2
states that the Council will promote road safety in the design of new development.
38. The proposed access into the site (and which the driveway for plot 2 is proposed off) remains the
same as previously approved under application 91673/14: from the existing access into the site
off Chorley Old Road. A condition of the planning approval was that the visibility splays at the
junction of the access with Chorley Old Road were improved to increase visibility (as Chorley Old
Road has a speed limit of 60mph).
39. The proposed dwelling would have a detached double garage and a driveway for parking
provision (though in different positions than approved under application 91673/14).
40. The Council's Highways Engineers raise no objection to the proposal and it is considered that the
proposed development complies with Policies P5 and S1.2 of the Core Strategy.
Impact on Biodiversity
41. Policy CG1.1 of the Core Strategy states that the Council will safeguard and enhance the rural
areas of the borough from development that would adversely affect its biodiversity.
42. A bat survey was submitted with the approved application for the site (91673/14), which only
covered the buildings that were then proposed to be demolished (therefore not the farmhouse,
which has since also been demolished). The submitted survey recommended that on-site bat
accommodation be provided as mitigation for the loss of the buildings, and a condition requiring
this was attached to planning approval 91673/14.
43. The Council's Greenspace Officers have noted that the applicant has not provided any on-site bat
accommodation. They therefore recommend a condition be attached to any approval to require
this alternative accommodation. Officers also recommend that there is provision for the nesting
of swallows and swifts on site given that they had been reported to have used the former
buildings on the site.
44. It is considered, subject to the recommended conditions, that the proposal would comply with
Policy CG1.1 of Bolton's Core Strategy.
Impact on Flooding
45. Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton
and other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk.
Policy CG2.2 states that the Council will ensure that all proposals of five or more residential units
demonstrate the sustainable management of surface water run-off from developments. On
brownfield sites the rate of run-off should be 50% less than conditions before development.
46. The Council's Drainage Officers have confirmed that the applicant has not submitted any
drainage related information with their proposal. Officers therefore recommend a standard
planning condition relating to sustainable drainage (SuDS).
47. United Utilities have raised no objection to the proposal, also subject to a sustainable drainage
condition.
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Land Contamination
48. Policy CG4.3 of the Core Strategy states that the Council will require development proposals on
land that is (or is suspected to be) affected by contamination or ground instability to include an
assessment of the extent of the issues and any possible risks. Development will only be
permitted where the land is, or is made, suitable for the proposed use.
49. The Council's Pollution Control Officers recommend, should the application be approved, that a
site completion report is carried out and submitted to the local planning authority for approval. A
condition requiring this is therefore suggested, should the application be approved.
50. It is therefore considered that the proposal complies with Policy CG4.3 of Bolton's Core Strategy.
Local finance considerations
51. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. The
following is considered to be a local financial consideration in this case:
52. New Homes Bonus for the proposed dwelling – this is not a material planning consideration.
Conclusion
53. For the reasons discussed above it is considered that the proposed siting and scale of the
dwelling proposed to be retained at plot 2 would detrimentally harm the openness of the Green
Belt in this location more so than the previous development on the site and the dwellings as
approved under application 91673/14 and therefore the development constitutes inappropriate
development in the Green Belt. The applicant has not submitted any very special circumstances.
It is therefore considered that the proposed development is contrary to Policy CG7AP of Bolton's
Allocation Plan and the guidance contained within section 9 of the National Planning Policy
Framework.
54. Furthermore, it is considered that the proposed siting, scale and design of the dwelling fails to
respect the landscape character of the surrounding area, contrary to Policy CG3 of Bolton's Core
Strategy.
55. Members are therefore recommended to refuse this application.
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Representation and Consultation Annex
Representations
Letters:- three letters of objection have been received, which raise the following concerns:
*
*
*
*
*

Out of keeping with the area and a blot on the landscape;
It is far larger than they have planning permission for;
No amendments have been made;
The planning application process is there for a reason and applies to everyone;
Enforcement action should be taken.

Elected Members:- Cllr. Silvester has written in objection. He do not believe that the proposed
dwelling would be of any benefit to this rural location and can only spoil the character and
appearance and openness of the Green Belt.
Consultations
Advice was sought from the following consultees: Landscape Officers, Highways Engineers, Drainage
Officers, Pollution Control Officers, Wildlife Officer, Strategic Development Unit, and Greater
Manchester Police.
Planning History
Planning application 00417/17 for the erection of five dwellings together with the importation of
materials and the raising of ground levels was refused at Planning Committee in June 2017. This was
a retrospective application for the retention of the five detached dwellings that have been erected on
the site.
Permission was granted at Planning Committee in August 2014 for the extension of the existing
farmhouse along with the demolition of existing outbuildings and the erection of four dwellings
(91673/14).
Extensions and alterations to the existing farmhouse and replacement garaging were approved in
April 2013 (89512/13).
Permission was granted in October 2011 for the installation of solar photovoltaic panels to the roof of
the silage barn (86807/11).
Prior approval for the erection of a single span agricultural building to provide fodder/machinery
storage and livestock housing was approved in August 2011 (86643/11). This building was never
constructed.
Permission was granted in April 2008 for the change of use of two agricultural buildings to caravan
storage (79402/08).
Recommendation:

Refuse

Recommended Conditions and/or Reasons
1.

The proposed development, by virtue of its siting and size, represents inappropriate development
within the Green Belt and the Applicant has provided no very special circumstances to outweigh the
harm caused to the openness of the Green Belt in this location, contrary Policy CG7AP of Bolton's
Core Strategy and section 9 of the National Planning Policy Framework.
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2.

The proposed development, by virtue of its siting, scale and design, fails to maintain and respect the
landscape character of the area, contrary to Policy CG3 of Bolton's Core Strategy.
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Application Reference:

01964/17

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

Full Planning Application
27/09/2017
21/11/2017
Helen Williams

Location:

GRUNDY FOLD FARM, CHORLEY OLD ROAD, HORWICH,
BOLTON, BL6 6QA

Proposal:

RETENTION OF DWELLING AT PLOT 5 (AMENDED HOUSE TYPE
TO PREVIOUSLY APPROVED 91673/14).

Ward:

Heaton and Lostock

Applicant: SPARKLE DEVELOPMENTS LTD
Agent :
MR R JACKSON

Officers Report
Recommendation:

Refuse

Proposal
1. This application seeks to retain the dwelling, as built, at plot 5. The dwelling
on the plot is not in accordance with planning approval 91673/14. Planning
did not grant permission for a new build dwelling on the plot, but for
alteration of the farmhouse that formerly stood there. The farmhouse
demolished to accommodate the new build.

that has been built
approval 91673/14
the extension and
building has been

2.

Members are advised to read this officer's report in conjunction with the officer's report for
application 02071/17 (erection of five dwellings), which can be found elsewhere on this agenda.

3.

The dwelling proposed at plot 5 is as built and refused under application 00417/17. No
amendments to the dwelling have been sought by the applicant. The dwelling proposed to be
retained at plot 5 has been built approximately 20 metres further north than the former
farmhouse and its approved extension. Also the dwelling has been built with a rectangular
footprint rather than the approved L-shaped footprint. The proposed detached garage for the
dwelling would be approximately 9 metres further to the north west than approved.

Footprint
Total floor area
Volume*
Height

Approved
186.6 sqm
512.25 sqm
1,399 m3
10.3 m

Built/Proposed
190.82 sqm
518.48 sqm
1,304 m3
10.3 m

Difference
+ 4.22 sqm (+ 2%)
+ 6.13 sqm (+ 1.2%)
- 95 m3 (- 7%)
Same

*Volumes have been provided by the applicant.

4. The overall size of the curtilage for plot 5 has been reduced from that approved under application
91673/14, mainly owing to the proposed landscaping to the west of the plot. The curtilage has
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however been slightly extended to the north, which results in part of it extending outside the
red-edge of the application site (into the blue-edged part of the application site, which is owned
by the owner of plot 5 according to the application form).
5.

This application (along with the other three applications for Grundy Fold Farm) is before
Committee as it is considered that it is in the public interest for it not to be dealt with under
delegated powers.

The Other Applications Before Committee
6. Three other planning applications, relating to the proposed development, have been also been
submitted and can be found elsewhere on this Committee agenda. These are as follows:
*
*
*
7.

02071/17 - Erection of five dwellings
01941/17 - Retention of dwelling at plot 2 (amended house type to previously approved
91673/14)
02498/17 - Raising of land levels to southern and eastern boundaries, to paddock land forming
plots 2 and 3
It is officers' intention to present all four applications together at the Planning Committee
meeting, as the proposals are interrelated.

Site Characteristics
8. The application site relates to plot 5 of the wider development at Grundy Fold Farm. The plot
formerly comprised the two storey farmhouse to Grundy Fold Farm. This farmhouse was
demolished to make way for the unauthorised dwelling now at plot 5.
9. The wider Grundy Fold Farm site also formerly comprised three large metal clad buildings (two of
which were used for the storage of caravans), one large stone barn, two brick and breeze block
built buildings and numerous small temporary buildings and structures.
10. The development site now comprises five large, stone built dwellings. The dwelling at plot 5 is
one of these.
11. Access into the site is from Chorley Old Road (B6226) to the north, via a long driveway.
12. The development site occupies an elevated location within the Green Belt and is surrounded by
open fields to the south, east and west. The site is at a lower ground level than Chorley Old
Road to the north and land continues to fall to the south offering extended views. The site is
highly visible from the surrounding area.
Policy
13. Bolton's Development Plan:
*

Core Strategy Policies: P5 Transport and Accessibility; S1 Safe Bolton; CG1.1 Rural Biodiversity;
CG1.5 Flood Risk; CG3 The Built Environment; CG4 Compatible Uses; SC1 Housing; OA4 West
Bolton.

*

Allocations Plan Policies: CG7AP Green Belt.

14. Other material considerations:
*

Supplementary Planning Documents: General Design Principles; Accessibility, Transport and
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Road Safety.
*

National Planning Policy Framework (NPPF): Achieving sustainable development (paragraphs
6-16); Core planning principles (paragraphs 18-22), Promoting sustainable transport (paragraphs
29-41), Delivering a wide choice of high quality homes (paragraphs 47-55), Requiring good
design (paragraphs 56-68), Protecting Green Belt land (paragraphs 79-92), Meeting the
challenge of climate change, flooding and coastal change (paragraphs 93-108), Conserving and
enhancing the natural environment (paragraphs 126-141), Decision-taking (paragraphs
186-207).

*

It is proposed to revise the NPPF and the MHCLG is currently analysing the consultation
responses. It is intended to publish a final Framework before this summer, however at the time
of writing this officer's report the draft changes are considered to carry little planning weight.

*

A Landscape Character Appraisal of Bolton (October 2001).

*

Consultation draft of Greater Manchester Spatial Framework (2016) - this draft is under review
and it is intended that a new consultation draft is consulted upon in summer 2018. Very little
weight can therefore be given to this.

Analysis
15. 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.
16. The main impacts of the proposal are:*
*
*
*
*
*

impact on the purposes and openness of the Green Belt
impact on the character and appearance of the area
impact on the highway
impact on biodiversity
impact on flooding
land contamination

Impact on the Purposes and Openness of the Green Belt
17. The relevant development plan policy in relation to development in the Green Belt is Allocations
Plan Policy CG7AP. This policy states that the Council will not permit inappropriate development
in the Green Belt. Inappropriate development includes any development which does not maintain
the openness of land or which conflicts with the purposes of including land within the Green Belt,
and the erection of new buildings except for:
*
*
*

Agricultural and forestry;
Provision of appropriate facilities for outdoor sport and outdoor recreation, and for cemeteries
which preserve the openness of the Green Belt and do not conflict with the purposes of including
land within it;
The extension of alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;
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*
*
*

The replacement of a building, provided the new building is in the same use and not materially
larger than the one it replaces;
Limited infilling in villages at Hart Common and Scot Lane End as shown on the Proposals Map;
Limited infilling or the partial or complete redevelopment of previously developed sites, whether
redundant or in continuing use (excluding temporary buildings), which would not have a greater
impact on the openness of the Green Belt and the purposes of including land within it than the
existing development.

18. Paragraph 5.17 of the supporting text to Policy CG7AP states that the Council will permit
development proposals which fail to meet the above criteria only in 'very special circumstances'.
This reflects paragraph 87-88 of the NPPF.
19. Paragraph 79 of the NPPF states that the Government attaches great importance to Green Belts.
The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open; the essential characteristics of Green Belts are their openness and
permanence.
20. Paragraph 80 of the NPPF explains that Green Belt serves five purposes: to check the
unrestricted sprawl of large built-up areas; to prevent neighbouring towns from merging into one
another; to assist in safeguarding the countryside from encroachment; to preserve the setting
and special character of historic towns; and to assist in urban regeneration, by encouraging the
recycling of derelict and other urban land.
21. It is considered that the development plan Green Belt policy (Allocations Plan Policy CG7AP) is
consistent with the NPPF and should therefore be given substantial weight.
22. The dwelling at plot 5 is proposed to be retained as built. As this new dwelling now replaces the
former farmhouse it constitutes a replacement dwelling within the Green Belt. Bolton's
Allocations Plan Policy CG7AP allows for replacement dwellings, provided that they are not
materially larger than the one it replaces. The proposed/as built dwelling is of a similar scale to
the extended farmhouse approved under application 91673/14 (there is only an approximate 2%
increase in footprint and 1.2% increase in total floor area - with the applicant claiming that there
has been an overall reduction in volume). It is therefore considered that the principle of the
replacement dwelling is acceptable.
23. However, the dwelling as built and its proposed detached double garage are approximately 20
metres further north than the former farmhouse building and are sited on a previously grassed
area, therefore not within the footprint of a previous building on site. It is therefore considered
that the siting of the dwelling, significantly further away from the centre of the development site
than previously approved and further way from the other dwellings, would detrimentally harm
the openness of the Green Belt in this location.
24. Officers therefore consider that the proposed retention of the dwelling at plot 5 constitutes
inappropriate development in the Green Belt, as it would have a greater impact on the openness
of the Green Belt than "existing development".
25. The applicant has not provided any very special circumstances for this application proposal,
therefore none can be said to exist in the determination of this application.
26. It is therefore considered that the proposed development is contrary to Policy CG7AP of Bolton's
Allocations Plan and section 9 of the National Planning Policy Framework.
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Impact on the Character and Appearance of the Area
27. Policy CG3 of Bolton's Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, will require development to be compatible with the surrounding are, in terms
of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment, and will maintain and respect the landscape character of the surrounding countryside
and its distinctiveness. Policy OA4 states that the Council will conserve and enhance the
character of the existing physical environment, ensure that development in West Bolton has
particular regard to the overall density, plot sizes, massing and materials of the surroundings,
and ensure that development respects the large amounts of open space and lower density
development in West Bolton.
28. Paragraph 56 of the NPPF states that the Government attaches great importance to the design of
the built environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making paces better for people.
Paragraph 58 states that planning decisions should aim to ensure that developments [amongst
other things] 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; establish a strong sense of place; respond to
local character and history, and reflect the identity of local surroundings and materials, while not
preventing or discouraging appropriate innovation; are visually attractive as a result of good
architecture and appropriate landscaping.
29. The dwelling proposed at plot 5 is as built and as previously refused under planning application
00471/17.
30. The only planning permission granted for a dwelling at plot 5 is the approved extension and
alteration of the former farmhouse at Grundy Fold Farm, under application 91673/14. This
farmhouse has now been demolished and has been replaced by the new dwelling now applied
for.
31. During the determination of application 91673/14 officers considered that the design and siting of
the development as a whole constituted good design, as the four new build dwellings would
have been sited compactly around a central courtyard along with the proposed extended
farmhouse. The farmhouse now longer exists and the new dwelling at plot 5 has been
constructed approximately 20 metres further north. The development as built (and as now
proposed for retention under application 02071/17) has resulted in the dwellings no longer being
sited within a central cluster, but spread out in more isolated positions, including the dwelling at
plot 5. The overall amendments to the development have resulted in a more prominent and
incongruous development within this otherwise open landscape than the previous 'farm'
buildings on the site and the previously approved dwellings. The siting of the dwelling at plot 5
needs to be considered in relation to this wider development.
32. This application, solely for the retention of the dwelling at plot 5, does not include the
comprehensive landscaping scheme as proposed within application 02071/17 for the wider
development, and therefore any retention of plot 5 on its own would not benefit from this
landscape screening (the landscaping scheme is proposed on parts of the site not owned by the
owner of plot 5 and therefore not in the applicant's control).
33. It is considered that the siting of the dwelling at plot 5 does not respect the landscape character
of the surrounding area, contrary to Policy CG3 of Bolton's Core Strategy.
Impact on the Highway
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34. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] accessibility, serving arrangements and parking. Policy S1.2
states that the Council will promote road safety in the design of new development.
35. The proposed access into the site and from which the driveway for plot 5 is proposed remains
the same as previously approved under application 91673/14: from the existing access into the
site off Chorley Old Road. A condition of the planning approval was that the visibility splays at
the junction of the access with Chorley Old Road were improved to increase visibility as Chorley
Old Road has a speed limit of 60mph.
36. The proposed dwelling would have a detached double garage and a driveway for parking
provision (though in different positions than approved under application 91673/14).
37. The Council's Highways Engineers raise no objection to the proposal and it is considered that the
proposed development complies with Policies P5 and S1.2 of the Core Strategy.
Impact on Biodiversity
38. Policy CG1.1 of the Core Strategy states that the Council will safeguard and enhance the rural
areas of the borough from development that would adversely affect its biodiversity.
39. A bat survey was submitted with the approved application for the site (91673/14), which only
covered the buildings that were then proposed to be demolished (therefore not the farmhouse,
which has since also been demolished). The submitted survey recommended that on-site bat
accommodation be provided as mitigation for the loss of the buildings, and a condition requiring
this was attached to planning approval 91673/14.
40. The Council's Greenspace Officers have noted that the applicant has not provided any on-site bat
accommodation. They therefore recommend a condition be attached to any approval to require
this alternative accommodation. Officers also recommend that there is provision for the nesting
of swallows and swifts on site given that they had been reported to have used the former
buildings on the site.
41. It is considered, subject to the recommended conditions, that the proposal would comply with
Policy CG1.1 of Bolton's Core Strategy.
Impact on Flooding
42. Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton
and other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk.
Policy CG2.2 states that the Council will ensure that all proposals of five or more residential units
demonstrate the sustainable management of surface water run-off from developments. On
brownfield sites the rate of run-off should be 50% less than conditions before development.
43. The Council's Drainage Officers have confirmed that the applicant has not submitted any
drainage related information with their proposal. Officers therefore recommend a standard
planning condition relating to sustainable drainage (SuDS).
44. United Utilities have raised no objection to the proposal, also subject to a sustainable drainage
condition.
Land Contamination
45. Policy CG4.3 of the Core Strategy states that the Council will require development proposals on
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land that is (or is suspected to be) affected by contamination or ground instability to include an
assessment of the extent of the issues and any possible risks. Development will only be
permitted where the land is, or is made, suitable for the proposed use.
46. The Council's Pollution Control Officers recommend, should the application be approved, that a
site completion report is carried out and submitted to the local planning authority for approval. A
condition requiring this is therefore suggested, should the application be approved.
47. It is therefore considered that the proposal complies with Policy CG4.3 of Bolton's Core Strategy.
Local finance considerations
48. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. The
following is considered to be a local financial consideration in this case:
49. New Homes Bonus for the proposed dwelling – this is not a material planning consideration.
Conclusion
50. For the reasons discussed above it is considered that the proposed siting of the dwelling
proposed to be retained at plot 5 would detrimentally harm the openness of the Green Belt in
this location more so than the previous development on the site and the dwellings as approved
under application 91673/14 and therefore the development constitutes inappropriate
development in the Green Belt. The applicant has not submitted any very special circumstances.
It is therefore considered that the proposed development is contrary to Policy CG7AP of Bolton's
Allocation Plan and the guidance contained within section 9 of the National Planning Policy
Framework.
51. Furthermore, it is considered that the proposed siting of the dwelling fails to respect the
landscape character of the surrounding area, contrary to Policy CG3 of Bolton's Core Strategy.
52. Members are therefore recommended to refuse this application.
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Representation and Consultation Annex
Representations
Letters:- one letter of support has been received, which states the following:
*
*
*

The former site was an unsightly industrial area with all sorts of messy buildings;
Common sense should be applied and the application passed, so the houses can be finished;
The houses will look much nicer than they do not when all the landscaping has been completed.

Two letters of objection have been received, which raise the following concerns;
*
*
*
*
*

Out of keeping with the area and a blot on the landscape;
It is far larger than they have planning permission for;
No amendments have been made;
The planning application process is there for a reason and applies to everyone;
Enforcement action should be taken.

Elected Members:- Cllr. Silvester has written in objection. He do not believe that the proposed
dwelling would be of any benefit to this rural location and can only spoil the character and
appearance and openness of the Green Belt.
Consultations
Advice was sought from the following consultees: Landscape Officers, Highways Engineers, Drainage
Officers, Pollution Control Officers, Wildlife Officer, Strategic Development Unit, and Greater
Manchester Police.
Planning History
Planning application 00417/17 for the erection of five dwellings together with the importation of
materials and the raising of ground levels was refused at Planning Committee in June 2017. This was
a retrospective application for the retention of the five detached dwellings that have been erected on
the site.
Permission was granted at Planning Committee in August 2014 for the extension of the existing
farmhouse along with the demolition of existing outbuildings and the erection of four dwellings
(91673/14).
Extensions and alterations to the existing farmhouse and replacement garaging were approved in
April 2013 (89512/13).
Permission was granted in October 2011 for the installation of solar photovoltaic panels to the roof of
the silage barn (86807/11).
Prior approval for the erection of a single span agricultural building to provide fodder/machinery
storage and livestock housing was approved in August 2011 (86643/11). This building was never
constructed.
Permission was granted in April 2008 for the change of use of two agricultural buildings to caravan
storage (79402/08).
Recommendation:

Refuse

110

Recommended Conditions and/or Reasons
1.

The proposed development, by virtue of its siting, represents inappropriate development within the
Green Belt and the Applicant has provided no very special circumstances to outweigh the harm
caused to the openness of the Green Belt in this location, contrary Policy CG7AP of Bolton's Core
Strategy and section 9 of the National Planning Policy Framework.

2.

The proposed development, by virtue of its siting, fails to maintain and respect the landscape
character of the area, contrary to Policy CG3 of Bolton's Core Strategy.
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Application number
02498/17

Town Hall, Bolton, Lancashire, BL1 1RU

Development & Regeneration Dept
Development Management Section

Telephone (01204) 333 333

Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.
Crown Copyright and database rights 2016. 0100019389

Date of Meeting: 31/05/2018
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Application Reference:

02498/17

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

Full Planning Application
11/12/2017
11/03/2018
Helen Williams

Location:

GRUNDY FOLD FARM, CHORLEY OLD ROAD, HORWICH,
BOLTON, BL6 6QA

Proposal:

RAISING OF LAND LEVELS TO SOUTHERN AND EASTERN
BOUNDARIES, TO PADDOCK LAND FORMING PLOTS 2 AND 3

Ward:

Heaton and Lostock

Applicant: Sparkle Developments Ltd
Agent :
Mr R Jackson

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. This application is a retrospective application for the retention of the material that has been
imported to land to the south of the Grundy Fold Farm development site.
2. Although the red-edge of the application site also includes land to the north and east of plot 2,
the proposed retention of material only relates to the land to the south and west of plots 2 and 3
(the red-edge of the application site encompasses all land that is owned by the owners of plots 2
and 3).
3.

The material imported onto the application site has raised the levels of the site so that a
plateaued area has been created to the south of the Grundy Fold Farm development. This
material has been seeded over with grass.

4. The applicant has stated that 3,769.74 tonnes of material has been imported onto the application
site and that the material originated from the excavation of foundations and infrastructure within
the development site for the Grundy Fold Farm development.
Site Characteristics
5. The application site encompasses land to the north, east and south of plot 2 of the Grundy Fold
Farm development and land to the south and west of plot 3. The development proposed to be
retained (the imported materials) is to the south and west of plots 2 and 3.
6. The application site is former agricultural land (an agricultural field). The land formerly sloped
more steeply to the south, along with the neighbouring land.
7. The site occupies an elevated location within the Green Belt and is surrounded by open fields to
the south, east and west.
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Policy
8. Bolton's Development Plan:
*

Core Strategy Policies: CG1.5 Flood Risk; CG3 The Built Environment; CG4 Compatible Uses; OA4
West Bolton.

*

Allocations Plan Policies: CG7AP Green Belt.

9. Other material considerations:
*

National Planning Policy Framework (NPPF): Achieving sustainable development (paragraphs
6-16); Core planning principles (paragraphs 18-22), Requiring good design (paragraphs 56-68),
Protecting Green Belt land (paragraphs 79-92), Meeting the challenge of climate change,
flooding and coastal change (paragraphs 93-108), Conserving and enhancing the natural
environment (paragraphs 126-141), Decision-taking (paragraphs 186-207).

*

It is proposed to revise the NPPF and the MHCLG is currently analysing the consultation
responses. It is intended to publish a final Framework before this summer, however at the time
of writing this officer's report the draft changes are considered to carry little planning weight.

*

A Landscape Character Appraisal of Bolton (October 2001).

*

Consultation draft of Greater Manchester Spatial Framework (2016) - this draft is under review
and it is intended that a new consultation draft is consulted upon in summer 2018. Very little
weight can therefore be given to this.

Analysis
10. 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.
11. The main impacts of the proposal are:*
*
*
*

impact
impact
impact
impact

on
on
on
on

the purposes and openness of the Green Belt
the character and appearance of the area
land contamination
drainage

Impact on the Purposes and Openness of the Green Belt
12. Policy CG7AP of Bolton's Allocations Plan states that the Council will not permit inappropriate
development in the Green Belt. Inappropriate development includes any development which
does not maintain the openness of land or which conflicts with the purposes of including land
within the Green Belt, and the erection of new buildings (except for those types of development
referred to in the policy). This reflects paragraphs 87 to 89 of the National Planning Policy
Framework (NPPF).
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13. Paragraph 5.15 of the supporting text to Allocations Plan Policy CG7AP states that the key
attribute of the Green Belt is the openness of land. It is this which Green Belt policy seeks to
protect. Paragraph 79 of the NPPF states that the Government attaches great importance to
Green Belts. The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping
land permanently open; the essential characteristics of Green Belts are their openness and their
permanence.
14. Paragraph 90 of the NPPF states that certain forms of development are also not inappropriate
development in Green Belt provided they preserve the openness of the Green Belt and do not
conflict with the purposes of including land in Green Belt (the five purposes are set out in
paragraph 80). These forms of development include (amongst other things) engineering
operations.

Whether the proposal is inappropriate development in the Green Belt

15. It is considered that the proposed development (the retention of imported material, which has
raised land levels to the rear of the Grundy Fold Farm development) constitutes an engineering
operation. It is therefore considered that the principle of importing material onto land in the
Green Belt is not inappropriate development, provided that the openness of the Green Belt in
that location is preserved and that the importation of material does not conflict with the
purposes of including land in the Green Belt.

Openness of the Green Belt

16. The application site remains open in character following the importation of the material. Although
the land has been raised in level, it is considered that this does not affect the open views across
the application site. No structures are proposed within this application that would affect the
openness of the land. It is therefore considered that the proposed development preserves the
openness of the Green Belt in this location.

Purposes of the Green Belt

17. Paragraph 80 of the NPPF states that Green Belt serves five purposes: to check the unrestricted
sprawl of large built-up areas; to prevent neighbouring towns merging into one another; to
assist in safeguarding the countryside from encroachment; to preserve the setting and special
character of historic towns; and to assist in urban regeneration, by encouraging the recycling of
derelict and other urban land.
18. It is not considered that the proposed development conflicts with any of the five purposes of the
Green Belt. The applicant has not applied for the application site to be used as residential
curtilages to any of the five plots within the Grundy Fold Farm development, and this land was
not included within the application site for the original planning approval for the dwellings
(91673/14). Should the applicant intend to change the use of the land for residential/domestic
purposes they would need to formally apply for this (through a change of use application), and it
is unlikely officers would be supportive of the use (as it is considered that this would be
inappropriate development in the Green Belt).
19. It is therefore considered that the proposed retention of the imported material on the site, which
has raised land levels, is not inappropriate development as the openness and purposes of the
Green Belt in this location are not harmed. It is thus considered that the proposed development
complies with Policy CG7AP of Bolton's Allocations Plan and section 9 of the NPPF.
Impact on the Character and Appearance of the Area
20. Policy CG3 of Bolton's Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
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quality of the area, will require development to be compatible with the surrounding are, in terms
of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment, and will maintain and respect the landscape character of the surrounding countryside
and its distinctiveness. Policy OA4 states that the Council will conserve and enhance the
character of the existing physical environment, ensure that development in West Bolton has
particular regard to the overall density, plot sizes, massing and materials of the surroundings,
and ensure that development respects the large amounts of open space and lower density
development in West Bolton.
21. The application site is former agricultural land (an agricultural field) to the south of the former
farm at Grundy Fold Farm. The land formerly sloped, along with neighbouring land, to the south
(the application site is on a hillside).
22. The importation of 3,769.74 tonnes of material onto the application site has resulted in the
raising of land levels and the creation of a plateaued area to the south of the dwellings built at
plots 2 and 3 of the Grundy Fold Farm development. This plateaued area has resulted in the land
not sloping as steeply to the rear of the Grundy Fold Farm site as it previously did, and there
being steeper banking (to the east and south) between the plateaued area and the adjoining
land.
23. The raised area of land has been seeded and is now grassed over, however officers noted on
their last visit to the site that the quality of the grass is quite poor, with rubble being close to or
at the surface.
24. The Council's Landscape Officers have commented that given what appears to be the poor
quality 'finish' of the imported material (that is, it does not appear that a decent layer of topsoil
was placed on top of the material as rubble can be seen), the tree planting within this area
proposed within application 02071/17 (the application for all five dwellings at Grundy Fold Farm)
would require excavation out and replacement with good quality soils if roots were to establish
(otherwise after 20 years or so the trees would start to fall over).
25. Whilst the change in ground level and form of the land is noticeable from the surrounding area
(particularly along Old Kiln Lane to the east and south), it is not considered that it is harmful (in
its own right) to the character and appearance of the area.
26. Given the poor condition of the grass on the imported material, should Members be minded to
approve this application officers suggest that a condition be attached to require the applicant to
rotovate the existing subsoil, spread 100mm of topsoil over it and re-seed it with grass within 6
months of the decision.
27. It is considered, subject to the suggested condition, that the proposal would comply with Policy
CG3 of Bolton's Core Strategy.
Impact on Land Contamination
28. 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 stability, must include an assessment of
the extent of the issues and any possible risks. Development will only be permitted where the
land is, or is made, suitable for the proposed use.
29. Paragraph 120 of the NPPF states, to prevent unacceptable risks from pollution and land
instability, planning policies and decisions should ensure that new development is appropriate for
its location. The effects (including cumulative effects) of pollution on health, the natural
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environment or general amenity, and the potential sensitivity of the area or proposed
development to adverse effects from pollution, should be taken into account. Where a site is
affected by contamination or land stability issues, responsibility for securing a safe development
rests with the developer and/or landowner.
30. The applicant has stated that 3,769.74 tonnes of material has been imported onto the application
site and that the material originated from the excavation of foundations and infrastructure within
the development site for the Grundy Fold Farm development.
31. The applicant's environmental engineer has undertaken a series of five exploratory trial pits
within the application site, then a subsequent laboratory analysis of the soil samples to assess
the suitability of the material for retention and future use. The chemical test results confirm that
the material imported is not deemed hazardous, subject to the placement of clean cover to a
suitable depth over all material with anthropogenic influence.
32. The Council's Pollution Control Officers do not object to these findings.
33. The recommended clean cover layer would be provided by the topsoil and required by condition.
34. It is therefore considered that the proposed development would comply with Policy CG4 of
Bolton's Core Strategy.
Impact on Drainage
35. 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 surface water run-off from new development and
ensuring a sequential approach is followed, concentrating new development in areas of lowest
flood risk.
36. The Council's Drainage Officers have raised no objection to the proposal, but comment that there
is a public combined sewer located beneath the land (which is a United Utilities asset). United
Utilities have not commented on the application (they are not formally consulted by the LPA but
instead pick up applications they have an interest in).
37. It is considered that the proposed development does not increase the risk of flooding in the area,
compliant with policy CG1.5 of the Core Strategy.
Local finance considerations
38. 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
39. For the reasons discussed above it is considered that the importation of material on the
application site does not harm the openness and purposes of the Green Belt in this location,
does not (subject to the suggested condition) harm the character and appearance of the area,
would not increase the risk of flooding, and is safe for its end use. It is therefore considered that
the proposed development complies with the policies contained within Bolton's development
plan.
40. Members are therefore recommended to approve this application, subject to the recommended
conditions.
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Representation and Consultation Annex
Representations
Letters:- One letter of objection has been received, which raises the following concerns:
*
*
*

The raising of the ground level has meant that the houses are extremely visible to all neighbours
and out of character with the area;
If anything the houses should have been sunk into the hillside so that they are obtrusive;
This appears to be a retrospective application.

Elected Members:- Cllr. Silvester has written in objection to the proposal as he does not believe
that the raising of the land levels are in keeping with the character and appearance of the area and
landscape. He believes that the proposal is to the detriment of the natural landscape.
Consultations
Advice was sought from the following consultees: Pollution Control Officers, Drainage Officers and
Landscape Officers.
Planning History
Planning application 00417/17 for the erection of five dwellings together with the importation of
materials and the raising of ground levels was refused at Planning Committee in June 2017. This was
a retrospective application for the retention of the five detached dwellings that have been erected on
the site.
Permission was granted at Planning Committee in August 2014 for the extension of the existing
farmhouse along with the demolition of existing outbuildings and the erection of four dwellings
(91673/14).
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

Within 6 months of this decision notice the imported subsoil (subsoil permitted to be retained) shall
be rotovated to a depth of 150mm to break up compaction and to remove stones larger than 50mm
including rubble contaminants, and then topsoil shall be evenly spread over the site to a depth of
100mm. The movement and spreading of topsoil shall not be carried out except when the soil is
suitably dry and friable and when the ground is dry enough to ensure the topsoil is not damaged by
the passing of heavy machinery. Within this 6 months the topsoil shall be re-seeded with grass.
Reason
To ensure a satisfactory form of restoration and to safeguard and maintain the landscape character
of the area, and to comply with policy CG3 of Bolton's Core Strategy.

2.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
02; "Proposed Levels Raising of Levels Plots"; dated Nov 17 and received 01 Feb 18
Reason
For the avoidance of doubt and in the interests of proper planning.
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Application number
02943/18

Town Hall, Bolton, Lancashire, BL1 1RU

Development & Regeneration Dept
Development Management Section

Telephone (01204) 333 333

Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.
Crown Copyright and database rights 2016. 0100019389
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Date of Meeting: 31/05/2018
Application Reference:

02943/18

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

Full Planning Application
20/02/2018
16/04/2018
Andrew Cotton

Location:

THE CROFT, 150 LONGSIGHT, BOLTON, BL2 3JA

Proposal:

ERECTION OF THREE STOREY EXTENSION TO PROVIDE 3No
ADDITIONAL APARTMENTS.

Ward:

Bradshaw

Applicant: Mr G Flitcroft
Agent :
RT Design

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. Planning permission is sought for the erection of three additional 2 bed apartments together with
alterations to the existing parking layout. In order to accommodate the three additional
apartments a three storey extension is proposed on the north western gable end of the existing
building within the existing car park area. The proposal would be constructed from stone to the
front, rendered blockwork to the side and rear elevations together with concrete tiles for the
roof.
2.

All the apartments would have a floorspace of approximately 68m2 and the proposal would
increase the number of residential units from 7 to 10. Access to the car park area would be via
the existing vehicular access. The proposed extension would share the same entrance as the
existing building. Due to the siting of the proposed extension the proposal would result in a
reduction of car parking spaces from 16 to 10 (-6). Residents' private amenity space would be
provided to the rear of the block and a new bin store would be sited within the existing car park
area along the eastern boundary.

Site Characteristics
3. The application site is located in Harwood in North Bolton. It is set within a relatively densely
populated area with a variety of property types in close proximity to the site such as terraces,
semis and apartments. The site is bounded by residential dwellings to the east, south and west
and to the north across Longsight. Southgate runs along the rear of the site.
Policy
4. National Planning Policy Framework
5.

Core Strategy CG2 Sustainable Design and Construction, CG3 The Built Environment, CG4
Compatible Uses, SC1 Housing, OA5 North Bolton, and Appendix 3 - Parking Standards.
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6. SPD Accessibility, Transport and Road Safety
Analysis
7. 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.
8. The main impacts of the proposal are:*
*
*
*
*
*
*

principle of residential development
impact on housing provision
impact on affordable housing
impact on the character and appearance of the surrounding area
impact on the living conditions of existing and future residents
impact on the existing highway network and parking
impact on the environment

Principle of Residential Development
9. The National Planning Policy Framework at paragraph 7 defines sustainable development as
incorporating a social role - “supporting strong, vibrant and healthy communities, by providing
the supply of housing required to meet the needs of present and future generations; and by
creating a high quality built environment, with accessible local services that reflect the
community's needs and support its health, social and cultural well-being”.
10. Paragraph 49 of the NPPF states that “housing applications should be considered in the context
of the presumption in favour of sustainable development”, whilst one of the 12 core planning
principles identified in paragraph 17 is to encourage the effective use of land that has been
previously developed (brownfield land). Core Strategy policy CG3 reflects these priorities. The
site is previously developed brownfield land and its development would constitute effective use
of land in accordance with the NPPF.
11. Given the fact that the site is brownfield land, located within an urban area in an accessible and
sustainable locality and having regard to the housing requirements on previously developed land
in Bolton, it is considered that the principle of developing the site for residential purposes is
acceptable.
Impact on Housing Provision
12. All new housing developments should contribute towards the provision of a balanced mix of
dwellings within the local area in terms of size, type, tenure and affordability.
13. It is generally recommended that the majority of apartments should have a floor space of 55m2
or more to provide an adequate amount of living space. The submitted plans indicate that all the
apartments would have a floorspace of approximately 68m2.
14. The proposed development is therefore considered acceptable in this regard and would provide
future occupiers with an adequate amount of living space.
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Impact on Affordable Housing
15. As only 3 additional residential units are proposed there is no requirement for the developer to
provide any affordable housing provision within the site.
Impact on the Character and Appearance of the Surrounding Area
16. Policy CG3 of the Core Strategy seeks to ensure that new development proposals contribute to
good urban design in that they are compatible with/improve their surroundings, create a safe,
secure environment and are accessible by people with a range of mobility and physical ability.
17. The layout of the development is considered to be acceptable in terms of design and would
respect the layout of the immediate surrounding area.
18. The adjacent dwellings are all principally two storey and whilst the proposed building is three
storeys, the overall maximum height of the building would be consistent with the existing
apartment block. The scale and massing of the proposal is therefore considered to be
appropriate in the context of the dwellings and other existing buildings in the immediate and
wider surrounding area.
19. The proposed extension would have a large window feature at second floor level which would
reflect the character of the main building and which adds interest and a focal point to this
elevation. The plans states that the proposal would be constructed from tile for the roof, stone
to the front elevation, and a mix of stone and stone colour render to the side elevation with
render to the rear elevation. Given that the existing block of apartments is finished in stone and
render to the rear and in order to ensure that the materials proposed are of a high quality and
complement the existing building a materials condition is recommended requiring the applicant
to submit samples of materials prior to the commencement of development.
20. The proposed site plan shows that the proposed apartments would have a small area of amenity
space which would be located to the rear of the proposal. Given that the site plan lacks detail in
this respect a landscape condition is recommended to agree these details at an appropriate
stage within the development. It is considered that a landscaping scheme could be secured and
as such there are no objections to the development in this regard.
21. In light of the above and subject to conditions to secure high quality materials and a landscaping
scheme the development is considered to be in accordance with Core Strategy Policies CG3 and
OA5.
Impact on the Living Conditions of Existing and Future Residents
22. Policy CG4 of the Core Strategy has the objective of ensuring that proposals do not adversely
affect the level of residential amenity neighbouring occupants can reasonably expect to enjoy.

Future Occupiers
23. All new development, alterations and extensions to existing buildings should provide potential
users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect
and layout. Development should not usually be permitted where it would have an unacceptable
impact on the living conditions of nearby occupiers.
24. The proposed apartments are considered to be of an appropriate size to be functional and would
provide any potential future occupiers with adequate living space. All of the habitable rooms
within the flats are served by way of windows which would provide an adequate source of both
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light and outlook to these habitable rooms. It is therefore considered that the proposed flats are
sufficient in size and design.
25. The property is located on Longsight, which is within close proximity to a number of services and
is in a sustainable location with access to regular public transport links. Bin storage would be
located in an external area to the side of the proposal within the car park area and would
provide sufficient space for bin storage for the additional three proposed apartments.

Neighbouring Residents
26. There are a number of residential dwellings adjacent to the site along Southgate and Longsight.
27. The site is located in a dense urban location and there are residential properties adjacent to the
site. It is considered that the proposed use would not significantly increase the potential for
noise and disturbance in comparison with the existing use and therefore would be wholly
compatible in a residential area.

Loss of Privacy/Overlooking/Overbearing
28. In respect of the ground and upper floors, the design, layout and aspect of the apartments would
result in the principle habitable room windows which serve the lounge, bed 1 and 2 overlooking
Southgate and would introduce an interface distance of 24m which is in accordance with the
Design SPD guidance. The windows in the front elevation would also serve habitable rooms, with
an interface distance of 21m, which would be the same as the existing habitable room windows.
Furthermore, the distances between the proposal and the neighbouring dwellings roughly reflect
the distances between the juxtaposition of existing residential dwellings and apartment block.
29. Subject to appropriate conditions it is not considered that the proposal would result in an
unacceptable impact upon of the residential amenity of neighbouring occupiers in accordance
with policy CG4 of the Council's Core Strategy and the guidance contained within the General
Design Principles SPD
Impact on the Highway Network and Car Parking
30. Core Strategy policies P5 and S1.2 and Appendix 3 seek to ensure that new development
proposals make adequate provision for pedestrians, cyclists, servicing and access arrangement
and car parking.
31. The proposal provides for three 2-bedroom apartments and would be accessed from the existing
vehicular access off Southgate. Due to the siting of the proposed extension the proposal would
result in a reduction of car parking spaces from 16 to 10 (a reduction of 6).
32. The existing block currently contains 7 apartments - this taken with the new proposal would
result in 10 units of accommodation. This scale of development would normally require a
‘maximum’ parking provision of 2 spaces per apartment.
33. Whilst the proposal would reduce the amount of parking provision within the site to 10 spaces,
the fact remains that there is unrestricted parking to the main road of Longsight. In addition, the
site is located within an accessible location which is served by good public transport links
allowing for trips on foot and public transport. The Councils Highway Engineers have expressed
concern over the number of parking spaces available within the site. Whilst this is noted the LPA
is mindful that Paragraph 32 of the NPPF states that “development should only be prevented or

refused on transport grounds where the residual cumulative impacts of development are severe”.
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34. Given the above, it is considered, on balance, that the Local Planning Authority find no
substantive evidence that the proposal would lead to a severe significant increase in on-street
parking or have any consequential impact upon highway safety in accordance with policies S1 of
the adopted Core Strategy.
Impact on the Environment
35. Core Strategy policy CG2 seeks to ensure that new residential development proposals of 5 or
more residential units are built to (a) achieve a Level 3 of the Code for Sustainable Homes, (b)
reduce carbon dioxide emissions from the dwellings and (c) a reduction in surface water run-off
from the development.

Drainage

36. The application site is not located within a critical drainage area or Flood Risk 2 or 3 areas. A
condition has been attached to ensure that a sustainable urban drainage system is incorporated
into the scheme.

Noise

37. Given the proposed end use is residential in nature, it is not considered that the proposal would
result in any issues in respect of noise.

Contaminated Land

38. A desktop study has not been submitted in support of the application. Given the proposed
sensitive end use a preliminary risk assessment is required to assess the contamination risks
associated with the proposed redevelopment. However considering the existing residential use of
the site it is considered that a condition could be attached to ensure this carried out prior to the
commencement of development.

Sustainability

39. The application has not been supported by a Sustainability Report. However, the applicants have
in their design and access statement stated listed a number of sustainable measures that would
be incorporated into the scheme. These measures include minimising water and energy
consumption and maximising the use of responsibly sourced and/or recycled building materials.
40. It is considered that with the imposition of a condition that the development would accord with
policy CG2 of the adopted Core Strategy.
Waste/Bin Store
41. The proposed development would utilise the existing waste collection arrangements and would
not have any impact upon the current waste collection service arrangements.
42. The Design and Access statement indicated that the existing bin store would be enlarged slightly
to accommodate additional bins and would remain in close proximity to residential amenity area.
Therefore in order to mitigate the potential for nuisance in respect of noise and odours a
condition has been attached to ensure a covered and secure bin store/enclosure is provided.
Subject to above the proposal is considered to comply with policy CG4.
Local finance considerations
43. 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
44. The proposal would result in the use of a brownfield site within a predominantly residential area
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with an extension to a residential apartment block which is sensitive to the location within which
it is set. It is considered that the proposal complies with policy and is recommended for
approval subject to conditions.
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Representation and Consultation Annex
Representations
Letters:- 9 letters of objection have been received raising the following concerns:
· Loss of privacy
· loss of light/right to light
· out of character- all surrounding homes are two storey
· overdevelopment- lots of new houses in the area recently
· no need for more houses in Harwood
· increased traffic- issues with access from Southgate onto Longsight
· loading/turning- delivery vehicles will struggle to turn or load/unload within the site
· design appearance- building is 'ugly' not sympathetic to the existing surroundings
· proposed building would tower above anything else in the area
· extra residents will generate more noise and disturbance
· parking overspill onto the highway
· highways authority is not fully supportive of the proposal
· noise/disturbance/danger from construction phase of development
· overshadowing/loss of natural light
Petitions:- none
Town Council:- none
Elected Members:- Councillor Radcliffe has requested that the application is referred to planning
committee for a decision.
The applicant’s agent has reviewed the objections raised and made the following comments:
PARKING - Several neighbours have objected to the loss of parking. In response to the comment that
'the Council Highways do not fully support the application', the comments from Highways are not an
objection. Their comments state the site 'could be considered reasonably accessible to transport
provision', also that '1 space per dwelling falls below the Councils parking standards'. As previously
stated in our application details, the parking standards of 2 spaces per dwelling are set as a
maximum standard. I would also refer you to our previous statement referencing two recent
applications, 02077/17 (41 Chapeltown Road) where 15 spaces were proposed for 12 apartments
and 94926/15 (Dunscar Arms 547 Darwen Road) where permission was granted for 4 apartments
with no parking at all.
One objector included photographs of Longsight with cars parked outside The Croft. I would suggest
that this was at school times and not generated by vehicles from The Croft .
There was also reference to a traffic survey recently carried out by Bolton Council. Was this
connected to our application?
LOSS OF LIGHT/PRIVACY - This was a comment received with regards to loss of light it should be
considered that the front elevations of Southgate face in a Northerly direction, meaning the
orientation of the sun would be around the rear of these properties. The same objection from the
properties on Longsight which face the existing building.
With regards to privacy the interface distance to front and rear proposed elevations is in excess of
23m.
BIN STORE TAKES UP CAR PARK SPACES - This has been addressed with the addition of a bin store
to the rear of the proposed extension.
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INADEQUATE AMENITY SPACE - The area of space around the building is 232m2 (excluding parking
and bin store) with an additional 104m2 in front of the building, giving (excluding the front) 23m2 for
each of the 10 apartments.
NO NEED FOR MORE HOUSING - In response to this 'expert' opinion please see attached a letter
from the letting agent who has, in the last month, let one of the apartments in The Croft.
DANGER OF RISK TO LIFE - Assuming these comments relate to traffic, the Highways have NOT
objected, on street parking has recently been deemed acceptable on other applications and the
proposed introduction of a pelican crossing nearby (exact location not known) can only add to driver
awareness on this road.
Consultations
Advice was sought from the following consultees: Highways, GM Police
Planning History
The conversion of the building into 7 apartments was approved in October 2005 (72171/05)
Consent was refused for the installation of dormer windows in April 2006 (73450/06)
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

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

2.

Prior to the commencement of development the details (samples if required) of the type and colour
of materials to be used for the external walls (including stone, render, and details of cills and
headers) and roof to be agreed with the Local Planning Authority. The approved materials shall be
implemented in full thereafter.
Reason
To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

3.

Prior to the commencement of development a detailed specification for all doors and windows shall
be submitted to and approved in writing by the Local Planning Authority. The approved scheme shall
be implemented in full before the development is first occupied and retained thereafter.
Reason
To ensure the development reflects local distinctiveness in order to comply with Bolton's Core
Strategy policy CG3

4.

Prior to the commencement of the development:-
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·

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

·

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

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

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

Reason
To safeguard the amenity of the future occupants of the development and to comply with Core
Strategy policy CG4.

5.

All new window frames to the building shall be recessed a minimum of 0.07 metres behind the
external face of the elevations of the development hereby approved.
Reason
In the interest of creating architectural depth and shading to the elevations and in order to comply
with Bolton's Core Strategy Policy CG3

6.

Trees and shrubs shall be planted on the site in accordance with [a landscape scheme to be
submitted and approved in writing by the Local Planning Authority prior to the development being
first brought into use. The approved scheme shall be implemented in full and carried out within 6
months of the occupation of any of the buildings or the completion of the development, whichever is
the sooner, or in accordance with phasing details included as part of the scheme and subsequently
approved by the Local Planning Authority. Any trees and shrubs that die or are removed within five
years of planting shall be replaced in the next available planting season with others of similar size and
species.
Reason
To reflect and soften the setting of the development within the landscape and in order to comply
with Core Strategy policies CG1 and CG3.

7.

Before the approved/permitted development is first brought into use no less than 10 car parking
spaces shall be provided within the curtilage of the site in accordance approved plan (drawing ref:
TC/PL/18/002A). Such spaces shall be made available for the parking of cars at all times the
premises are in use.
Reason
To ensure that adequate provision is made for vehicles to be left clear of the highway and in order to
comply with Bolton’s Core Strategy policies S1, P5 and Appendix 3

8.

Before the development is first brought into use a detailed scheme shall be submitted to and
approved by the Local Planning Authority showing the design, location and size of a facility to store
refuse and waste materials. The approved scheme shall be implemented in full within 21 days of the
Local Planning Authority approving the scheme in writing and retained thereafter.
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Reason
To ensure satisfactory provision is made for the storage of waste materials in order to comply with
Bolton's Core Strategy policy CG3

9.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed site layout showing bin store received 20/04/2018
Proposed Floor plans and Elevations ref TC/PL/18/002A received 17/04/2018
Reason
For the avoidance of doubt and in the interests of proper planning.
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Application number
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Town Hall, Bolton, Lancashire, BL1 1RU
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Date of Meeting: 31/05/2018
Application Reference:

02140/17

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

Full Planning Application
06/11/2017
31/12/2017
Andrew Cotton

Location:

EGERTON PRIMARY SCHOOL, COX GREEN ROAD, EGERTON,
BOLTON, BL7 9RE

Proposal:

ERECTION OF A MESH SECURITY FENCE (HEIGHT RANGE 2.0
METRES TO 2.4 METRES) AROUND THE NORTH EASTERN AND
PART OF THE SOUTHERN BOUNDARIES OF THE SCHOOL
BUILDING TOGETHER WITH THE INSTALLATION OF AN
ELECTRIC GATE

Ward:

Bromley Cross

Applicant: Egerton Community Primary School
Agent :
Walker Design

Officers Report
Recommendation:

Approve subject to conditions

Background
1. This application was deferred by Committee on 14th December 2017 for further information.
Members wished the applicant to clarify how the gates would be operated and to engage with
the local residents to address concerns. The applicant has since provided a statement relating to
how the proposed gates would be operated. The applicant has liaised with the neighbours and
local councillors to discuss concerns regarding the management of the existing school traffic and
highway issues. Subsequently an amended plan has been submitted which reduces the size of
the fence and gates to 2m in height with the exception of the small section to the south of the
site. Neighbours were reconsulted on the amended plans and only one objection was received to
these amendments.
2.

Monday to Friday the gates would be opened at 08:40 to allow pupils to be dropped off and
close at 09:10 to secure the school for the day. The gates would then be opened at 15:20 to
allow children to be picked up and closed again at 15:40. Deliveries are scheduled with the
school and drivers can call through or use the intercom to gain access. Pedestrian access will be
controlled by staff throughout the day. All staff would have a key fob for access.

3. Friday to Monday the gates would be left open to allow access to the discretionary footpath.
Gates would open at 15:40 on Fridays and remain that way until 07:30 Monday morning. It is
stated that this would be monitored by the school and should the school feel the grounds are not
being respected during weekends the school may close the gates during these times.
Proposal

136

4.

Permission is sought for the erection of new 2 metre high mesh fencing (with one small section
of fence reaching 2.4m close to the rear of No. 12 Druids Close) and electronic gates to replace
the existing low level fencing and gates to the front and side elevations of the school site. The
applicant has stated that the works are required as at present the site and buildings are not up
to current security standards. The proposed fence would be 2m high mesh fencing, powder
coated green, complete with fully automated vehicle and pedestrian gates with remote intercom
links. The reason for the 2.4 metre length of fencing is due to the changes in levels.

Site Characteristics
5. The site consists of a single storey primary school, a car park and a playground to the rear of the
site. The main vehicular and pedestrian entrances are off Cox Green Close which lies to the north
of the site. The site is surrounded by residential properties of various types.
6. The southern boundary of the school site lies adjacent to the Egerton Conservation Area but is
not within the Conservation Area. In any case, the fencing is proposed to the northern opposite
portion of the school site, adjacent to Cox Green Close.
Policy
7. National Planning Policy Framework - requiring good design, promoting healthy communities
8. Core Strategy Policies: S1 Safe Bolton, CG3 The Built Environment, CG4 Compatible Uses and OA5
North Bolton
9. SPD General Design Principles
Analysis
10. 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.
11. The main impacts of the proposal are:*
*
*
*

impact
impact
impact
impact

on
on
on
on

the character and appearance of the area
the living conditions of neighbouring residents
school security and crime reduction
highways and on pedestrians

Impact on the Character and Appearance of the Area
12. Core Strategy policies CG3 and OA5 seek to ensure that development proposals conserve and
enhance local distinctiveness with developments which are compatible with the surrounding
area.
13. There are many examples in the borough of school grounds being surrounded by 2.4 metre high
weldmesh fencing. Indeed Class A of Part 2 of the Town and Country Planning (General
Permitted Development) (England) Order 2015 allows for fencing up to 2 metres in height to be
installed at schools without the benefit of planning permission. Therefore most of the fencing
proposed could be erected without the need for permission.
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14. This proposal details that the fence will be a standard 2 metre high weldmesh fence (with one
small section of fence reaching 2.4m close to the rear of No. 12 Druids Close) and is therefore
considered to be acceptable with regards to the impact on the character and appearance of the
area.
Impact on the Living Conditions of Neighbouring Residents
15. Core Strategy policy CG4 seeks to ensure that new development proposals are compatible with
surrounding land uses and occupiers by way of amenity, privacy, safety and security.
16. The proposed fencing faces the front of the properties on Cox Green Close. To some extent these
properties are screened by an existing hedgerow / shrubbery lining the boundary and this
landscaping is to remain. The mesh fencing would be powder coated green so as to blend in as
far as possible with the surrounding landscape. It is considered that this type of fencing is
compatible adjacent to residential properties and given the level of screening the proposal would
not result in a detrimental impact to the living conditions of the residents. Additionally, due to
the pathway to the rear of No.12 Druids Close the proposed fence would not be directly adjacent
to the rear boundary of No.12.
17. The introduction of a fence at the proposed location is not considered to have a significant
detrimental impact in terms of the existing levels of noise. The existing field area to the north
east of the school is currently capable of being utilised by children attending the school.
18. The proposal is considered to comply with Policy CG4 of Bolton's Core Strategy.
Impact on School Security and Crime Reduction
19. Policy S1.1 of the Core Strategy states that the Council will ensure that the design of new
development will take into account the need to reduce crime and the fear of crime.
20. At present the school occupies a vulnerable position with both pedestrian and vehicular
movements uncontrolled access. The existing school boundary fence is approximately 1.2 metres
high and is inadequate in preventing intrusion on to the school grounds.
21. The addition of this fence will greatly increase the security of the school.
Impact on Highways and on Pedestrians
22. Policy P5 of the Core Strategy states that the Council will aim to ensure that parking provision
and servicing arrangements are taken into consideration when it comes to new development.
23. The Council's Highways Team have assessed the proposal and have raised no objections.
24. The Council's Public Rights of Way Officer has been consulted on the issues regarding the
concessionary footpath and has made the following comments:- "Landowners can protect
themselves from future claims that a public path has come into being by implied dedication by
making a deposit under s31 of the Highways Act 1980. The landowner has made such a deposit
(dated 2008). This however this will not prevent the recognition of public rights of way which
have arisen following 20 years usage prior to the date of the original deposit, or of rights of way
that are proven to exist from historical documentary evidence. The Council has a statutory duty
to investigate such matters should we become aware that the definitive map and statement is
inaccurate or incomplete."

Diversion of concessionary footpath
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25. An application has been received by the Council's Public Rights of Way (PRoW) Officer for a
Definitive Map Modification Order (DMMO). The Council's PRoW Officer has confirmed that this
process can in some cases take a number of years to complete. This is a process which is
separate from planning and in the determination of this application the Council cannot pre-empt
the outcome of this process. Therefore a decision must be made based upon the current
situation in which the footpath is not a designated PRoW.
26. Factually the pathway is not a Public Right of Way. The Council cannot assume a claim may come
forward in the future and therefore based on this it is considered that the presence of the
concessionary footpath should not affect the determination of this application.
Other Matters
27. It is worth noting that the school is able to erect 2 metre high fencing without the need for
planning permission using Permitted Development Rights under Part 2 Class A of The Town and
Country Planning (General Permitted Development) (England) Order 2015. Therefore the
majority of the fence and gates could be erected in the same position as proposed without the
need for planning permission.
Conclusion
28. It is considered that the proposal fully complies with Core Strategy policies and is therefore
recommended for approval subject to conditions.
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Representation and Consultation Annex
Representations
Letters:19 comments objecting to the original proposal raising the following matters:
· The community defibrillator will not be accessible- it would be terrible if a death was caused due
to the approval of this fence. (Officer comment: this is not a material planning consideration)
· Fence will be directly opposite front gardens and front of properties on Cox Green Close.
Residents use the front of their properties during the evening and weekends. Surely this is an
encroachment of space. ( Officer comment: this is discussed in the main body of the report

above)
·

If we were to look at ’Garden Laws’, should it not be placed at least 3 metres further away from
our gardens back towards the school. ( Officer comment: Civil laws, Private Rights and

Covenants are not a material planning consideration)
·

·
·
·
·
·

Fence is not aesthetically pleasing and may result in extra noise from school children. Current
placement of the school, playground and fencing sits well below eye and noise line in a
landscaped bowl. ( Officer comment: this is discussed in the main body of the report above)
The electronic gates will only make the parking issues worse and will not make child safety
better.
Delivery vans, school teachers, parents and visitors already use the top of Cox Green Road (a
private road) to turn around in. Further large gates won't solve this problem.
Loss of existing views. ( Officer comment: this is not a material planning consideration)
If this is for security measures why are the current gates left open from early morning until 6pm.
( Officer comment: the proposal seeks to address the existing security issues at the site)
Loss of concessionary footpath. ( Officer comment: this is discussed in the main body of the

report above)
·

Gives the appearance of a prison like establishment rather than a peaceful village school. (

Officer comment: this is discussed in the main body of the report above)
·

·

The school stated that residents would be consulted on the proposal and the first residents
heard is the consultation letter from the Planning Department. (Officer comment: while the

council encourages applicant to engage with their neighbours of any proposal it is not a statutory
obligation to do so.)
Egerton has been deemed a conservation area. (Officer comment: the conservation area is
adjacent to the southern boundary of the school site, the proposal is adjacent to the northern
boundary and therefore the conservation area would not be affected by the proposal.)

·

The proposal is at odds with the GMP school security guidance- schools should look to secure a
smaller area as fencing can be costly. ( Officer comment: this is not a material planning

·

Cost of fence may be considered unreasonable and disproportionate at this time of austerity. (

consideration)

·

·

Officer comment: this is not a material planning consideration)
Concern correct process has not been followed (Officer Comment: The proposal has been
assessed in accordance with The Town and Country Planning Act 1990 and Development
Management Procedure Order. A decision is due to be made at Planning Committee by Elected
Members)
Largely standard response not written by someone with any knowledge of the site (Officer
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·

·

·

·
·
·

·
·

·
·

Comment: The case officer conducted a site visit and the proposal has been assessed against
relevant national and local planning policy in the Officer report and any additional
matters/concerns considered and addressed prior to committee making a decision which have
been included in this addendum report, as is normal practice for all planning applications
determined at Planning Committee)

Nothing to suggest that in-depth objection letters sent in by residents have been taken into
consideration ( Officer Comment: Objections have been reviewed and considered when writing

the Officer report and any additional matters/concerns considered and addressed prior to
committee making a decision have been included in this schedule, as is normal practice for all
planning applications determined at Planning Committee)
Greater Manchester police (GMP) recommend that fencing is not placed next to tall trees (Officer
Comment: GMP advice is good practice advice and where possible should be taken into
consideration. The proposed fencing is set back from the red line boundary as shown on the
proposed plan by 1m. While there would be some trees and other features nearby it is considered
that the proposed fencing would offer improved security on the existing situation.)
Alternative suggestions for placement of fence ignored in the officer report (Officer Comment: It
is noted that local residents have put forward alternative schemes for consideration. However
given that the current scheme is considered to be acceptable in planning terms, it is not normal
practice for the planning department to ask the applicant to consider alternatives to what is
considered to be an acceptable proposal.)
Application contains untrue statements- current gates are not electronic. (Officer Comment: The
mention of the ‘existing electronic gates’ within the Design & Access Statement submitted was
noted when the case officer visited the site.)
This activity is not in keeping with the schools desire to work with the local community (Officer
Comment: This is not a material planning consideration)
Recommendation made by neighbouring residents- Review of pick up/drop off policy- any
proposed fence should be located close to the school not on the boundary line with Cox Green
Close-Electric gate is the not needed at the entrance to the school-A review of the access to the
school from Cox Green Road- Theses suggestions would ensure that the local community is
appeased and the proposal would be in line with GMP recommendations (Officer Comment: It is

noted that local residents have put forward alternative schemes for consideration. However given
that the current scheme is considered to be acceptable in planning terms, it is not considered
normal practice that the planning department would ask the applicant to consider alternatives to
an acceptable proposal. Additionally the planning department is only able to seek to address
issues which may arise as a result of the proposal, and not remedy any existing issues.)
Effectively this is an application by a neighbour to erect a 2.4m fence along a boundary (Officer
Comment: Each application is assessed upon its own merits)
Unlikely that the slope to the north of the school would be utilised as a play area given the
potential for claims against the school- it is therefore inconceivable that the land being enclosed
would be used for the purposes of children playing (Officer Comment: The use of the grassed

area to the north of the school building is not part of this planning application. The application is
for the erection of a fence and gates. The grassed area forms part of the school unit in planning
terms and as such it is capable, in planning terms, of being used for children to play without
needing to change the use of the land. Therefore in assessing the proposed fence the potential
for school children to play in this area already existing and as such do not form part of this
assessment.)

At this time of austerity it seems unreasonable and disproportionate for the school to spend
thousands of pounds on a fence (Officer Comment: It is not for the Planning Department to seek

to control how schools choose to spend their funds)

Diversion of footpath to Druids Close will affect the privacy of all residents on Druids Close and
yet not all residents on Druids Close have been consulted. (Officer Comment: There is no plans to

create any new access to the site. The existing pedestrian access onto Druids Close is already
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·

capable of being utilised by walkers using the concessionary footpath. The Local Planning
Authority consulted beyond the statutory obligation for this application.)
Unable to maintain garage if fence is erected (Officer Comment: This is not a material planning
consideration. The proposal is contained within the School’s own land.)

Highways issues
· Constant illegal parking on the highway and complete disregard for parking restrictions
· Cox Green Close is a Private Road and is often used by parents and visitors to the school for
turning etc ignoring the signage and road markings. There is a cost associated to the residents
with maintaining this road
· Further congestion as a result of gates stopping vehicles entering the school grounds
· The safety risk associated with the congestion, parking and traffic issues is much greater than a
terrorist attack
· Traffic and safety issues which will be exacerbated by the introduction of the closed gates
· The school itself acknowledges a traffic problem
· Incidents of bollards, cones and signs knocked down and children narrowly missed
Officer comments on Highways issues listed above:

It is not appropriate for the Local Planning Authority to seek to remedy existing highway issues
through this planning application. The applicant can only be expected to address issues which may
arise as a result of this proposal. The Council's Highway Department have commented on the
application and raised no objection to the proposal.
It is understood that child and pedestrian safety is highly important, particularly around schools
where peaks in pedestrian and vehicular traffic occur. However as stated above when assessing this
application while the existing situation has been taken into consideration, the Council cannot seek to
remedy existing issues through determination of this application, only the impact that results from
this proposal.
Additional comments have been sought from the Council's Highways Department with regards to the
issues raised by residents and the following response was received.
·
·

There have been gates at that location apparently for many years and scrutiny of the injury
accident data for that location reveals no record to justify the concern that has been raised. If
a vehicle is stationary then it is not considered that it can cause an accident potential.
Inevitably vehicles will have to turn at that location if they cannot gain access (which will be
the case now in some instances) although deliveries it is assumed will have an allotted time
so the school will have an awareness so the gates can be opened.

·

There will be wear and tear on the private section of Cox Green Close owing to the turning
area being sub-standard although it could be a consideration to ask the school to pay
something towards the maintenance of part of this private road which may alleviate the
concerns raised.

·

Inevitably schools generate their own unique set of issues within the drop-off/pick-up periods.
There are additional amenity issues posed by on-street parking at schools located within
residential areas. It is expected that the security gates would be opened during these periods,
enforced by staff, to ensure that pupils are safely picked up from school. It would be down to
the individual driver in question to ensure that they manoeuvre and safely park on the
highway. Replacement of an existing gating system should potentially have a minimal bearing
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on this issue.
·

It is not considered that Highways could reasonably object based on these grounds.

One comment of support raised the following matters:
·
Good idea. How about installing CCTV also.
One objection raised to the amended plans summarised as follows:
· overbearing
· Loss of view
· eyesore
· request that 2m fence is continued all the way around the path rather than this one short section
of 2.4m high fencing (Officer has spoken to the agent and they have confirmed that this section

of fence is correctly labeled as 2.4m and should remain as such)

Petitions:-None
Town Council:-None
Elected Members:-Councillor Critchley has requested that the planning application be decided by
committee.
Consultations
Advice was sought from the following consultees: Highways, Public Rights of Way
Planning History
Erection of a pole mounted sign approved with conditions January 2012 (87155/11)
Erection of a 2.4m high security fence to the field to the south west of the school approved with
conditions July 2010 (84092/10)
Planning permission was granted in April 2008 for the erection of an extension to form a new
entrance and staff room, the laying out of new car park spaces and internal alteration
(79632/08).
2.4 metre high mesh fencing to the rear playground together with pedestrian gates were approved in
January 2008 (78887/07).
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 fencing shall be powdercoated green in accordance with the approved details within 14 days of
installation and shall be retained so coloured thereafter.
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Reason
To safeguard the visual appearance of the area and in order to comply with Core Strategy policy
CG3.

3.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed Fencing plan and elevations ref: 1866.P.102 received 20/10/2017
Proposed Location plan ref: 1866.P.103 received 20/10/2017
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

03024/18

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

Full Planning Application
28/02/2018
24/04/2018
Beth Bradburn

Location:

GREAT LEVER COMMUNITY CENTRE, BRADFORD ROAD,
BOLTON, BL3 2HF

Proposal:

ERECTION OF SECURITY FENCING TO REAR AND SIDE SITE
PERIMETERS

Ward:

Great Lever

Applicant: Bolton Council
Agent :
Design Surveying Partnership Ltd

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. This application seeks approval for the erection of 2.44 metre high mesh fencing at the sides and
rear of the site and the replacement and installation of new gates. The proposed fencing would
be galvanised and powder coated green RAL6005.
2. The fencing would be erected by 2 methods as specified on Drawing 1394/T08 and also set out
below:
3. The fencing would consist of ‘Typical Detail 1’ which would be RHS posts cranked around the wall
and the proposed fencing would sit over the existing boundary wall and run flush with the wall
face. ‘Typical Detail 2’ would be erected on top of the existing boundary wall.
4. The existing railings would be removed and fencing as specified in both detail 1 and 2 would be
erected. A new pedestrian gate would also be installed to the northern elevation and new gates
of also 2.44 metres high would replace the existing openings. The existing total height of the
combined walls and fence would be 2.7 metres high. The existing walls would also be slightly
altered and repaired as to prohibit use as climbing aids.
5. 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.
Site Characteristics
6. The application site relates to the former Great Lever Library. The building is bounded by Back
Bradford Road, Smedley Avenue, Parkfield Road and fronts onto Bradford Road. The surrounding
vicinity is predominantly commercial and residential in nature. Although the building is not listed,
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it is a distinctive former Carnegie Library and has a degree of heritage significance.
7. The Council has recently approved £600,000 for the internal and external refurbishment of the
building as part of the Great Lever Connected Programme.
Policy
8. National Planning Policy Framework (NPPF)
9.

Core Strategies Policies: P5 Transport and Accessibility; S1.2 Road Safety; CG3 The Built
Environment; CG4 Compatible Uses; CG1.2 Trees, S1 Safe, RA1 Inner Bolton.

10. SPD House Extensions
11. SPD General Design Principles
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.
13. Applications which are not in accordance with Development Plan policies should be refused
unless material considerations justify granting permission.
14. Similarly, proposals which accord with Development Plan policies should be approved unless
there are material considerations which would justify a refusal of permission.
15. It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.
16. The main impacts of the proposal are:*
*
*
*
*

impact
impact
impact
impact
impact

on
on
on
on
on

the character and appearance of the building and the surrounding area
crime reduction
users of the premises and on neighbouring properties
the road network and parking provision
trees

Impact on the Character and Appearance of the Building and the Surrounding Area
17. Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, and will require development to be compatible with the surrounding area, in
terms of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment.
18. The former Great Lever Library has of a degree of historical merit and is characterised by a
detailed façade. However, the proposed mesh fencing would be sited to the sides and rear of the
building as to ensure that the fencing would not obstruct the frontage of the building or affect
the character and appearance of the building and street scene.
Impact on Crime Reduction
19. Policy S1 of the Core Strategy states that the Council will aim to ensure that the design of new
development will take into account the need to reduce crime and the fear of crime.
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20. The site is not currently secure with apparent damage to the fencing, gates and walls to the rear.
The currently vacant site suffers from high levels of crime with two counts of Arson being
reported in 2018. The proposed 2.44 metre high security fencing to the rear and side elevations
of the building would preserve the future use and refurbishment of the building by deterring
criminal activity.
21. The Design For Security Team of Greater Manchester Police were consulted and they
recommended that the fencing when installed should sit flush with the brickwork to avoid the
creation of climbing aids. They also recommended that dusk til dawn lighting should be installed
to all external doors and where possible CCTV should be installed around the site to act not only
as a deterrent but to be able to record the appropriate images and footage which can be used to
aid in the prosecution of any would be offenders. As a result, alterations to the existing wall
including the removal of the ledges as shown on the drawing no. 1394/T08 are proposed, which
would reduce climbing aids on the perimeter of the site. However, the recommendation for
lighting and CCTV do not relate to the development being proposed - the erection of a fence and have therefore not been required by a condition but will be communicated to the applicant
via an informative on the decision notice.
22. No fencing is proposed to the frontage of the building as the site benefits from high levels of
natural surveillance from the busy Bradford Road, the neighbouring properties and surrounding
commercial uses.
23. As such, the proposed works are considered to have been designed to discourage crime, the fear
of crime and to promote property security. Policy S1 of the Core Strategy is therefore satisfied.
Impact on Users of the Premises and on Neighbouring Properties
24. Core Strategy policy CG4 seeks to ensure that new development proposals are compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security.
25. The principal elevations of the neighbouring residential properties do directly face the side or rear
of the application site and therefore the fencing will not have any adverse impact on the living
conditions enjoyed at these properties; indeed, they are likely to see an improvement by way of
a reduction in anti-social behaviour relating to the site. The proposed fencing would have no
impact on access to the site which will remain primarily via the front entrance.
Impact on the Road Network and Parking Provision
26. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account parking in accordance with the parking standards set out in Appendix 3. Policy S1.2
states that the Council will promote road safety in the design of new development.
27. The proposal would have no impact on any surrounding parking provision. The proposed fence is
not considered to be likely to give rise to any changes in the nature of vehicular or other
movements over and above the existing situation. It is also 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.
Impact on Trees
28. Policies CG1.2 of the Core Strategy states the Council and its partners will safeguard and
enhance biodiversity in the borough by protecting sites of urban biodiversity including trees,
woodland and hedgerows from adverse development, and improving the quality and
interconnectivity of wildlife corridors and habitats.
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29. An assessment of the site has been undertaken by the Council's Tree and Woodland Manager
and there are no objections in principle to the scheme. A condition is recommended that all post
foundations are hand dug within the root protection zones of the Sycamore tree and Hawthorn
tree at the rear of the library and requiring that pruning to the Hawthorn tree to accommodate
the fence panels is undertaken to BS3998 (2010) : Tree Works Recommendations.
Local finance considerations
30. 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
31. It is considered that the proposed fencing would not damage the appearance of the original
building, would discourage crime and protect the future use and regeneration of the building. It
would also have no negative impact on the amenity of the surrounding properties, parking or the
semi-mature trees on the site, complying with policies P5 Transport and Accessibility; Policies
CG1.2 Trees, CG3 The Built Environment; CG4 Compatible Uses and RA1 Inner Bolton of Bolton's
Core Strategy.
32. Members are therefore recommended to approve this application.
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Representation and Consultation Annex
Representations
Letters:- none received.
Petitions:- none received
Elected Members:- none received.
Consultations
Advice was sought from the following consultees: Highways, Tree and Woodland Manager, GM Police
Planning History
The site has no relevant planning history.
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

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

2.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed Permiter Fencing , Drawing no. 1394/T08, Dated 20.02.2018
Reason
For the avoidance of doubt and in the interests of proper planning.

3.

Prior to the commencement of development of any works on site, the developer shall submit a
method statement detailing how the following elements of the site will be constructed without
causing harm or damage to the protected trees found on the site to the Local Planning Authority.
- All post foundations must be hand dug within the root protection zones (12x stem dia. @ 1.5 m
above ground level) of the Sycamore tree and Hawthorn tree at the rear of the library.
- Pruning to the Hawthorn tree to accommodate the fence panels must be undertaken to BS3998
(2010) : Tree Works Recommendations.
Reason
To ensure the safe development of the site and favourable retention of trees and in order to comply
with Bolton's Core Strategy policies CG1 and CG3
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Date of Meeting: 31/05/2018
Application Reference:

03045/18

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

Local Authority Applications\Development
01/03/2018
25/04/2018
Martin Mansell

Location:

TOWN HALL, VICTORIA SQUARE, BOLTON, BL1 1RU

Proposal:

INSTALLATION OF 2NO. FAN HEATERS TO SOUTH ENTRANCE
CEILING.

Ward:

Halliwell

Applicant: Bolton Council
Agent :

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. This application relates to the entrance foyer between the second and third sets of double doors
in the side/southern entrance to Bolton Town Hall. The first set of doors in this elevation are
external and are permanently open during office hours; the second and third sets are both
internal. These double doors are in place of a rotating door system that formed part of the
original design of the building and that would have provided a continual seal that prevented
direct air flow between the outside and entrance foyer inside the building. The existing doors,
due to their design, do not close and seal and therefore offer little protection from external air
flow into the foyer area. The purpose of the application is to provide a method of retaining heat
within this foyer and adjacent corridors/offices which are currently being affected by the loss of
air temperature. The north side entrance already has an air curtain installed between its double
door sets, and the intention of this application is to replicate this design at the south entrance to
provide for improved heat retention.
2. Consent is therefore sought for the installation of two fan units in the void above the ceiling panel
of southern entrance lobby, with the vents installed in the ceiling panel itself. These would sit
virtually flush with the surface of the ceiling panel, replicating those that have been installed on
the ceiling of the northern entrance lobby. To accommodate the fan units, two holes would be
cut out of the existing plywood ceiling panel, each measuring 579mm x 271mm. The grill plates
mounted to the underside of the ceiling would each by 639mm x 330mm; these would be
mounted by side by side with a 50mm gap. There would be no electrical works on the ceiling
panel or adjacent wall cladding affecting their design or condition.
Site Characteristics
3. The Grade II* listed Bolton Town Hall was built in 1866-1873 to the design of William Hill of
Leeds and was later extended by Bradshaw, Gass and Hope in the 1930s. It is built in a classical
temple form, with a high tower over a pedimented entrance. It forms the centrepiece of the
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Town Hall Conservation Area and indeed the Civic Core in general. The application relates to the
1930s extension which is largely devoted to office accommodation together with the former
central Rates Hall (now used as the One Stop Shop). The building exhibits a remarkably
consistent external appearance considering it was built in 2 phases (1873 and 1931-9). The
interior scheme reflects the different construction periods more clearly, moving from front to rear
with high significance features from each period.
4. The current application relates solely to a small area of the whole building - an entrance lobby on
the southern side of the building, facing the Wellsprings. The ceiling of the entrance lobby is
made from plywood, stained to match the oak timber wall cladding. It cannot be an original
feature of the building as the floor of the lobby contains evidence that the lobby was originally
provided with a revolving door. The Conservation Management Plan for the town hall notes that
the lobby functions as circulation space but still considers it to be of high significance. This is
most likely due to its function as an entrance.
Policy
5. National Planning Policy Framework: Conserving and Enhancing the Historic Environment
6. Core Strategy Policies: SO11 Built Heritage, CG3 Design and the Built Environment, Policy SC1
Housing Allocations and TC1/TC11 Bolton Town Centre
7.

Supplementary Planning Documents: Building Bolton, Town Hall Conservation Area Character
Study, Town Hall Conservation Management Plan & Gazetteer

Analysis
8. The Planning (Listed Buildings and Conservation Areas) Act 1990 provides the primary legislation
that should be used to assess the impact of proposals on listed buildings. Section 16 requires
that, in considering whether to grant listed building consent for any works, the local planning
authority shall have special regard to the desirability of preserving the building or its setting or
any features of special architectural or historic interest which it possesses.
9. The main impact of the proposal is:
·

its effect on heritage significance

Impact on Heritage Significance
10. Policy SO11 of Bolton's Core Strategy is a strategic policy and seeks to conserve and enhance the
best of Bolton’s built heritage. Policy CG3 states that the Council will conserve and enhance the
heritage significance of heritage assets and heritage areas, recognising the importance of sites,
areas and buildings of archaeological, historic, cultural and architectural interest and their
settings.
11. The National Planning Policy Framework requires local planning authorities to set out a positive
strategy for the conservation and enjoyment of the historic environment including heritage
assets most at risk through neglect, decay or other threats. In doing so, they should recognise
that heritage assets are an irreplaceable resource and conserve them in a manner appropriate to
their significance. At para 132 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. The more important the asset, the greater the weight should be.
Significance can be harmed or lost through alteration or destruction of the heritage asset or
development within its setting. As heritage assets are irreplaceable, any harm or loss should
require clear and convincing justification. Substantial harm to a grade II* listed building should
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be wholly exceptional.
12. This is a relatively minor proposal that would be very similar in appearance to what has already
been installed in the ceiling panel of the northern entrance foyer. As noted in the Design and
Access statement submitted in support of this application, the fan units could quite easily be
removed in future if required and a ceiling panel to match the existing one could be re-installed.
The works would not therefore have an irreversible impact on the building. Historic England raise
no objection to the proposal.
13. The impact on the heritage significance of the building is considered to be acceptable.
Conclusion
14. The intervention into the historic fabric of the building is considered to be very minimal, limited
to cutting two holes in the plywood ceiling of the southern lobby to match the northern lobby
together with the installation of two grilles - again, to match. The impact of the works will be
very limited, but their effect on the working conditions enjoyed at the nearby office
accommodation will be positive. The works are considered to be reversible, are not considered to
harm the historic significance of Bolton Town Hall and Members are therefore recommended to
approve the application for Listed Building Consent.
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Representation and Consultation Annex
Representations
Historic England raise no objection to the proposal.
Consultations
Advice was sought on the proposal from the following consultees: Historic England (no objections),
Bolton Civic Trust, the Council's conservation adviser (at Manchester Council).
Members are advised that no adverse responses have been received at the time of writing and any
such responses would be reported at the meeting.
Planning History
This specific part of the site has no relevant planning history.
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

The works must be begun not later than the expiration of three years beginning with the date of this
consent.
Reason
Required to be imposed pursuant to Section 18 of the Town and Country Planning (Listed Buildings
and Conservation Areas) Act 1990 as amended by Section 51 of the Planning and Compulsory
Purchase Act 2004.

2.

The frames and grilles of the extract louvres shall exactly match those of the northern vestibule in
terms of colour, design, profile and materials and shall be retained so thereafter.
Reason
In the interests of protecting the significance of this heritage asset, in accordance with Policy CG3 of
Bolton's Core Strategy.

3.

The works hereby permitted shall be carried out in complete accordance with the following approved
plans:
"Heaters For Lobby", 27 Feb 18
5070 L(8)004 rev Z
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

03136/18

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

Full Planning Application
12/03/2018
06/05/2018
Kara Hamer

Location:

OVERDALE CREMATORIUM, OVERDALE DRIVE, BOLTON, BL1
5BU

Proposal:

ERECTION OF 1NO. DETACHED WELFARE UNIT TOWARDS
NORTHERN BOUNDARY.

Ward:

Heaton and Lostock

Applicant: Mr Roberts
Agent :

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. Permission is sought for the permanent siting of a self contained welfare unit proposed to be
located on an existing tarmac area within a landscaped area of Heaton Cemetery Extension, off
Overdale Drive, Heaton.
2. The applicant submits that the welfare unit would be used by volunteers involved in the burial
process at the Heaton Cemetery Extension site.
3. The application is before Members as this is a Council application.
Site Characteristics
4. Heaton Cemetery is an established cemetery within the Chorley New Road Conservation Area. It
is also sited within allocated Other Open Protected Land.
5.

The application site is adjacent a main pedestrian route towards the north of the cemetery
extension.

Policy
6. National Planning Policy Framework (NPPF)
7. Core Strategy Policies: CG1 Cleaner Greener Bolton; CG3 The Built Environment; CG4 Compatible
Uses; OA4 West Bolton.
8. Allocations Plan Policy CG6AP Other Protected Open Land
9. SPD General Design Principles 2015
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Analysis
10. 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.
11. The main impacts of the proposal are:*
*
*

impact on Other Protected Open Land
impact on the character and appearance of the area
impact on residential amenity

Impact on Other Protected Open Land
12. The application site is located within "Other Protected Open Land". Policy CG6AP of Bolton's
Allocations Plan described protected open land as countryside that is not Green Belt, and land
whose character and appearance should be protected from inappropriate development.
13. Policy CG6AP of the Allocations Plan states that the Council will permit development proposals
within defined areas of Protected Open Land shown on the Proposals Map provided that they fall
within one or more of the following categories:
1. The development represents limited infilling within an established housing or industrial area,
is in scale with it and would not adversely affect its character or surroundings; or
2. It forms part of, and is required for, the maintenance of an existing source of employment; or
3. The development requires a location outside the urban area, but is inappropriate within the
Green Belt and providing it maintains the character and appearance of the countryside;
4. The development would be appropriate within the Green Belt.
14. It is considered that the proposed development would not be inappropriate development if it was
sited within the Green Belt, as it would comprise an appropriate facility for a cemetery
(paragraph 89 of the NPPF). It is therefore considered that the proposed development would
meet criteria 4 of Policy CG6AP, and therefore would not be inappropriate development in Other
Protected Open Land.
Impact on the Character and Appearance of the Area
15. The NPPF in paragraph 56 states that The Government attaches great importance to the design
of the built environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making places better for people.
16. 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.
17. The application has been amended during the consultation period in response to advice from the
Council's Landscape Development and Design Officers. The application proposes a cedar clad
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cabin measuring 10ft x 32ft which would provide a drying room, a canteen and WC.
18. The Council's Landscape Development and Design Officers note that the proposed location of the
cabin is at the side of one of the main circulation footpath routes across the new cemetery,
adjacent to the area currently being used for new burials. The cabin would sit on an existing
tarmac base, with maturing willow trees to the rear and sides (these were planted approximately
8 years ago when the new cemetery was first laid out and create a ‘green’ back-drop, as well as
screening views from the North and from the direction of Overdale Drive). It is acknowledged
that a cabin in this relatively secluded location will need to be robust and able to withstand
potential vandalism or break-in attempts, which is why a steel container style building is
proposed. In order to help it blend as much as possible into this open space setting along the
Middlebrook Valley, cedar cladding is proposed as a subtle exterior finish, which Officers consider
to be a more attractive finish for the cabin, which would give it a less utilitarian aesthetic and a
look of greater permanency.
19. Officers are aware of Members dislike of timber cladding, however it is considered that this
material is more appropriate in this isolated rural setting (within a cemetery), away from the
urban area and not affecting an urban street scene.
20. The amended design is not considered to affect the character and appearance of the surrounding
area, thus the proposal is considered to comply with Core Strategy policy CG3.
Impact on Residential Amenity
21. 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.
22. The nearest dwellings to the application site are Atkinsons Farm (approximately 105 metres to
the west) and 'The Bungalow' (approximately 97 metres to the east). Officers consider that these
interface distances are wholly acceptable thus the proposal is considered to be in accordance
with Core Strategy policy CG4. In addition, no neighbour objections have been received and the
Council's Pollution Control Officers have raised no objections.
Other Matters
23. The Council's Greenspace Management Officers have been consulted on the proposal and
comment that the proposed development would not cause any significant impact upon
biodiversity of the area, if consent is granted.
Conclusion
24. It is therefore 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.
Elected Members:- None received.
Consultations
Advice was sought from the following consultees: Bolton Council's Pollution Control Team,
Greenspace Management and Landscape Development and Design.
Planning History
None relevant.
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:
Location Plan, 317028-303, February 2018
Proposed Site Plan, 317028-302, February 2018
Plan and Elevations, 02/02/18
Plan Layout
Britcab specification sheet, Timber Clad Range, Western Red Cedar (scanned to file
17/04/18)
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

03218/18

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

Full Planning Application
21/03/2018
15/05/2018
Beth Bradburn

Location:

18 LINGMELL CLOSE, BOLTON, BL1 5EG

Proposal:

ERECTION OF TWO STOREY REAR EXTENSION, FRONT AND
REAR DORMERS AND ALTERATIONS TO WINDOWS AND
DOORS.

Ward:

Heaton and Lostock

Applicant: Mr L Humphreys
Agent :
Mr R Spavin

Officers Report
Recommendation:

Approve the application subject to conditions and
authorise the Director of Place and Borough Solicitor to
complete all the necessary legal formalities in
consultation with the Chair of Planning Committee.

Proposal
1. Consent was refused earlier this year for a 8.25 metre rear extension as it was considered that it
would appear as an overly large and dominant feature which would not be subordinate to the
original dwelling (02726/18). This current application still seeks permission for an 8.25 metre
extension; however it has sought to address the above issues and the reason for refusal.
2.

The proposed rear extension would project 8.25 metres and measure 8.24 metres wide. It
would be 3.14 metres to the eaves and 5.59 metres to the ridge. Due to the sloping gradient of
the land, part of the rear extension would be set 0.92m below the existing property. It would
provide a lounge in the lower ground level benefiting from bi-fold doors across the rear elevation
and a master bedroom. Floor to ceiling windows would serve this master bedroom.

3.

The two storey rear extension would be set 0.67 metres below the ridge of the original property
and 0.4 metres down from the ridge of the rear dormers.

4.

A box dormer with a flat roof is proposed on the front roof slope and two singular dormers with
pitched roofs are proposed on the rear roof slope. The dimensions of these dormers have not
altered from the plans previously approved under reference 97787/16.

5.

The cedar cladding that was originally proposed on the front and rear dormers has been omitted
from the plans and materials to match the existing dwelling are now proposed.

6.

Within the roof of the rear extension two sky light windows would be located in each roof slope

170

and a high level window would be located in the side elevation facing No.16 Lingmell Close.
7. A two storey side extension was approved under application 97787/16 and to ensure that this
element would not be built the Applicant has agreed in writing that it is his intention - should this
application be approved by Committee - to enter into a Section 106 Agreement to revoke the
permission granted under 97787/16. This would ensure that the side extension and the rear
extension would not both be built together.
8. The application is brought before Planning Committee at the request of Councillor Allen.
Site Characteristics
9. This semi-detached bungalow is one of many similar properties with red brick frontages and
rendered features and are set around an oval grassed area to the north west. Many of the
properties have been extended with large box dormers to the front and rear, especially on the
northern side of the Close.
10. The subject property benefits from the largest plot of land on the Close and the boundary
treatment bordering the neighbouring properties consists of hedging approximately 3 metres
high. There are also mature trees to the rear of the application site.
11. The site benefits from a long driveway with a garage adjoining a garage serving the neighbouring
property No. 20 Lingmell Close. From the Officers' site visit it was apparent that the foundations
and outer shell of the extension had already been built.
Policy
12. National Planning Policy Framework (NPPF)
13. Core Strategy Policies: CG3 The Built Environment; CG4 Compatible Uses; OA4 West Bolton,
Policy CG1.2 Trees and Wildlife.
14. House Extensions SPD and General Design Principles SPD.
Analysis
15. 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.
16. Applications which are not in accordance with Development Plan policies should be refused
unless material considerations justify granting permission.
17. Similarly, proposals which accord with Development Plan policies should be approved unless
there are material considerations which would justify a refusal of permission.
18. It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.
19. The main impacts of the proposal are:*
*
*
*

impact
impact
impact
impact

on
on
on
on

the character and appearance of the dwelling and the surrounding area
the amenity of neighbouring residents
trees
wildlife
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Impact on the Character and Appearance of the Dwelling and the Surrounding Area
20. Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, and will require development to be compatible with the surrounding area, in
terms of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment.
21. Policy OA4 of the Core Strategy states that the Council will conserve and enhance the character
of the existing physical environment, and will ensure that development in West Bolton has
particular regard to the overall density, plot sizes, massing and materials of the surroundings –
these features should be retained where possible.
22. Guidance contained within the House Extensions SPD provides general advice on house
extensions, in particular the effect of extensions on the appearance of the dwelling itself and the
effect of extensions on the street scene and the character and appearance of the area.
23. The cladding on the dormers would use materials to match the existing dwelling so as to ensure
that they would be consistent with the original dwelling and the surrounding locality.
24. The proposed rear extension would project 8.25 metres and measure 8.24 metres wide which is
a significant addition to the existing bungalow. Other dwellings within the surrounding vicinity do
benefit from extensions to the rear; however none are of a projection similar to that which is
proposed.
25. Although large, the extension would not be visible from the street and therefore would have no
adverse impact on the character or appearance of the streetscene.
26. Furthermore, the rear extension has been reduced in height from the extension proposed under
application ref. 02726/18. The rear extension would now be set 0.67m below the ridge of the
original property and 0.4m down from the ridge of the rear dormers. Although the projection
remains at 8.25 metres, it is considered that the rear extension would now appear subordinate
to the original dwelling. In addition, there is mature hedging of approximately 3 metres high to
either adjacent neighbour; therefore the rear extension would not be highly visible when viewed
from the rear gardens of both No.16 and No.20 Lingmell Close.
27. The application site is the largest plot within Lingmell Close and therefore there would still be a
significant amount of private amenity/garden space remaining after the construction of the
proposed works. The rear extension is therefore considered to be in keeping with the scale of
application site.
28. Taking the above assessment into consideration, although the extension is a significant addition
to the property, the height of the extension has been reduced so as to ensure the extension
would appear subservient to the original property. It is therefore considered that the proposed
dormers and rear extension would not adversely harm the local distinctiveness of the overall
built character of the area, in accordance with Policies CG3 and OA4 of the Core Strategy as well
as the advice contained within the House Extension SPD.
Impact on the Amenity of Neighbouring Residents
29. Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security.
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30. SPD House Extensions provides general advice on house extensions and offers guidance relating
to the impact of extensions on neighbouring properties, particularly in relation to natural light,
privacy and overlooking.
31. The adjoining property at No. 16 Lingmell Close benefits from a conservatory to the rear that is
sited up to the party boundary, with the rear habitable room windows being located on the
furthest side of the property. The proposed rear extension would therefore not impinge on a 45
degree line taken from any main room windows in the rear elevation of this property. There is a
high level window proposed within the side elevation of the extension which would be located
2.59m above ground level and this therefore would not result in adverse overlooking onto the
neighbouring property.
32. The neighbouring property of No. 20 Lingmell Close has two windows in the side elevation that
do not serve main rooms and no windows are proposed in the side elevation of the rear
extension. Due to No. 20 being angled away from the application site, the rear extension would
not impinge on a 45 degree line taken from the main room windows within the rear of this
property, and therefore would result in no overshadowing and would not appear overbearing
from No.20 Lingmell Close.
33. The neighbouring properties at No. 21 and No. 23 Lindale Avenue are sited over 35 metres from
the proposed rear extension. Mature trees and hedging provide screening along the common
boundary which would further screen the proposed works.
34. The neighbouring properties at No. 40 and No. 42 Oakwood Drive are sited approximately 52
metres from the proposed rear extension on a lower ground level and it therefore would have no
impact on these properties.
35. It is therefore considered that the proposal would not unduly harm the living conditions of
neighbouring residents, compliant with Policy CG4 of the Core Strategy.
Impact on Trees
36. 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. The Council's Tree and Woodland Manager has commented as
follows:·
·
·
·

this application is similar in respect to the previous application no. 96972/16. The main areas of
change are the removal of the front and side extensions, and the increased length of the rear
conservatory extension.
there is a woodland tree preservation order to the rear (south-east) of the property. The
proposed development position will not impact on the root protection zones of any of the trees
within the order.
no spoils from the foundation excavations are to be spread on site within the root protection
zones of the protected trees.
protective fencing (as detailed in BS5837 2012: Trees in Relation to Design Demolition and
Construction) will be required on the periphery of the root protection zones (RPZs) of the
protected trees during all stages of development so to avoid storage of materials or machinery
access within this area.

37. A condition is therefore recommended to this effect.
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Impact on Wildlife
38. 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.
39. The Council's Greenspace Officers have been consulted and note that as the site is a detached
building within 200m of woodland there is the potential for impact on roosting bats and no bat
survey has been submitted. They recommend that a survey for presence or absence of bats in
the structure should be undertaken at a suitable time of year and any protection and mitigation
proposals provided. All species of UK bat and their roosts are protected by Section 9 of the
Wildlife & Countryside Act 1981 (as amended) and listed in Section 41 of the Natural
Environment & Rural Communities Act 2006 as being a species of principal importance for the
purpose of conserving biodiversity. As no significant demolition is proposed, Officers would not
intend to make this a condition of any approval but the Applicant's attention has been drawn to
their responsibilities under the wildlife acts.
40. The impact on wildlife is considered to be acceptable.
Conclusion
41. It is considered that this application has rectified the issues with regards to the impact on the
character of the original dwelling by omitting the cedar cladding and implementing materials to
match, so as to ensure that the dormers would appear as a coherent addition to the property.
The reduction of the height of the rear extension would also ensure that the development
appears subservient to the original dwelling. The rear extension, front and rear dormers would
result in no adverse impact onto the amenity of any surrounding property. Furthermore, the
Applicant has confirmed a Section 106 Agreement will be submitted should this application be
granted permission at committee as to revoke to the side extension approved under 97787/16.
Due to its siting at the rear and relationship with neighbouring properties, the public impact of
the proposal is limited. It is therefore considered that the works proposed under this application
adhere to Policies CG3, CG4 and OA4 of the Core Strategy as well as advice contained within the
House Extension SPD.
42. Members are therefore recommended to approve this application.
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Representations
Letters/petitions:- no representations have been received as a result of neighbour notification.
Elected Members:- Councillor Allen has requested that the application be brought to Planning
Committee for determination by members due to the size of the rear extension remaining at
approximately 8 metres after the previous refusal of the application 02726/18 which was refused due
the scale and projection of the rear extension.
Consultations
Advice was sought from the following consultees: Greenspace Management, Tree and Woodland
Officer
Planning History
96972/16 - Demolition of conservatory and erection of extensions to front, side and rear together
with dormers to front and rear. Decision: Refused 24th August 2016
97787/16 - Erection of front 'box dormer' extension to roof and rear lower ground and ground floor
extension with demolition of existing conservatory to rear together with additional first floor living
accommodation Approved: 16th January 2016
02726/18 - Erection of single storey extension and box dormer to front, along with two storey
extension and dormers to rear. decision: Refused 9th March 2018
Recommendation:

Approve the application subject to conditions and
authorise the Director of Place and Borough Solicitor to
complete all the necessary legal formalities in
consultation with the Chair of Planning Committee.

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 demolition, development or stripping of soil shall be started until:
1.

Protective fencing (as detailed in BS5837 2012: Trees in Relation to Design Demolition and
Construction) will be required on the periphery of the root protection zones (RPZs) of the
protected trees during all stages of development so to avoid storage of materials or machinery
access within this area.

Reason
To protect the health and appearance of the tree(s) and in order to comply with Bolton's Core
Strategy policies CG1 and CG3

3.

The dormer front(s) and cheeks shall be clad in materials similar to the existing roof.
Reason
To ensure the development safeguards the visual appearance of the building and in order to comply
with Core Strategy policy CG3.
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4.

The external surfaces of the extension or elevation hereby permitted shall be of a similar colour,
texture and size of those of the existing building, and shall be retained thereafter.
Reason
To ensure the development fits in visually with the existing building and safeguards the character and
visual appearance of the locality and in order to comply with Core Strategy policy CG3.

5.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed Site Plan Drawing Number: RJS_04_005 Revision A, Dated 19.03.18
Proposed Ground Floor Plan Drawing Number: RJS_04_006 Revision D, Dated 19.03.18
Proposed First Floor Plan Drawing Number: RJS_04_007 Revision D, Dated 19.03.18
Proposed Elevations Drawing Number: RJS_04_008 Revision E, Dated 19.04.18
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

03304/18

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

Full Planning Application
03/04/2018
28/05/2018
Kara Hamer

Location:

BLACKROD LIBRARY, CHURCH STREET, BLACKROD, BOLTON,
BL6 5EQ

Proposal:

INSTALLATION OF 8M HIGH FLAGPOLE ADJACENT BLACK
HORSE STREET.

Ward:

Horwich and Blackrod

Applicant: Bolton Council , Department of Place
Agent :

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. Permission is sought for the erection of a 8.0 metre high flag pole within the grounds of Blackrod
Library, Church Street, Blackrod.
Site Characteristics
2. Blackrod Library occupies a corner plot at the junction of Church Street and Blackhorse Avenue.
3. The application site is close to the library building's north elevation within a grassed area, close to
a young tree.
4. The library is a modern, purpose built, single story grey brick building and hosts a flat roof which
incorporates a tall pyramid shaped roof lantern.
5. Residential property faces the library to the north and south. A Health Centre bounds the site to
the east and a terraced row of shops is sited to the west.
Policy
6. Core Strategy Policies: S1 Safe Bolton; CG3 The Built Environment; OA1 Horwich and Blackrod.
7. SPD General Design Principles
Analysis
8. 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,
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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.
9. The main impact of the proposal is:* impact on the character and appearance of the surrounding area
Impact on the Character and Appearance of the Surrounding Area
10. Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, and will require development to be compatible with the surrounding area, in
terms of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment. Policy CG3.4 states that the Council will conserve and enhance the heritage
significance of heritage assets and heritage areas, recognising the importance of sites, areas and
buildings of archaeological, historic, cultural and architectural interest and their settings.
11. Policy OA1 of the Core Strategy states that the Council will conserve and enhance the character
of the existing landscape and physical environment, especially the conservation areas at Horwich
town centre, Horwich Loco Works and Wallsuches and will ensure that development in Horwich
and Blackrod respects street patterns, the grain and the form of predominant architectural styles
and where possible makes sympathetic use of locally distinctive materials such as stone.
12. The proposed flag pole would be 8.0 metres high and coloured white. A lockable hatch secures
the internal halyard.
13. Officers consider that it is common place to site a flag pole within the grounds of a public
building.
14. Sited at the back of pavement on Church Street (north of the library building and adjacent the
application site) is a public telephone and utility/services/telecomms cabinet.
15. Street lamps line Church Street and Blackhorse Avenue and are coloured pale grey. It is
considered that the proposed flag pole would not have a detrimental impact on the character
and appearance of the library site or the immediate surrounding area, given that poles of
considerable height already surround the library building and line the main highways. In addition
the pyramid shaped roof lantern affords height within the library site.
16. The Council's Highways Engineers have been consulted on the proposal and have raised no
objections and note that the proposed flag pole will be located on private land clear of the
highway limit.
17. It is therefore considered that the proposed flag pole complies with policies CG3 and OA1 of the
Core Strategy.
Conclusion
18. It is considered that the proposed flag pole complies with aforementioned local and national
planning policies and Members are therefore recommended to approve this application.
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Representation and Consultation Annex
Representations
Letters:- None received.
Town Council:- Blackrod Town Council raised no objections at their meeting of 30th April 2018.
Consultations
Advice was sought from the following consultees: The Council's Highways Engineers.
Planning History
None relevant.
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:
Block Plan and Flag Pole Location, scanned to file 03/04/18
Location Plan, scanned to file 03/04/18
Site Plan, Elevations, Flag Pole Detail, Sections, scanned to file 03/04/18
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

02696/18

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

Full Planning Application
26/01/2018
22/03/2018
Kara Hamer

Location:

LAND AT FACTORY HILL, HORWICH, BOLTON

Proposal:

CHANGE OF USE OF DOMESTIC STABLES TO THERAPEUTIC
HORSE RIDING FACILITY INCLUDING ERECTION OF CIRCULAR
TRAINING FACILITY AND BUILDING COMPRISING LECTURE
ROOM AND TOILETS TOGETHER WITH RELOCATION OF
PREVIOUSLY APPROVED MANEGE.

Ward:

Horwich North East

Applicant: Ms C O'Donnell
Agent :
CW Planning Solutions

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. Planning application 96865/16 gave consent in August 2016 for the erection of two stable blocks
comprising four stables each (therefore eight in total), (one containing a tackroom and the other
block containing a hay barn) a midden and a manege. The approved stable blocks have been
built and measure 17.8 metres long and 3.6 metres wide and 2.3 metres to the eaves and 2.7
metres to the ridge (with a mono-pitched roof). They are constructed from brown stained timber
boarding and are sited parallel to each other at the east of the site (closest part to Factory Hill).
The sand manege was proposed to the west of the stables (20 metres by 40 metres). This has
not been built.
2. Vehicular access was approved from an existing access point (gated access into the field) off
Factory Hill.
3. This application seeks consent for the following amendments and proposed additions;
· A change of use from domestic stable to therapeutic (horse riding) teaching centre. The
applicant states that the site/proposed facility is not intended to be used as commercial
livery stables.
· Resite the previously approved manage (not yet constructed) further south (down the
site/slope), dimensions remain as previously approved (20 metres by 40 metres).
· In place of the resited manage a building broadly similar to that already approved would be
erected (along the top fence line) providing a training/teaching room, a WC and small store.
The building would be constructed of materials to match the approved/existing buildings and
of an identical height and depth (7 metres long x 3.6 metres wide x 3 metres high).
· In between the resited manege and stable buildings would be a smaller scale (15 metre
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diameter) circular training manege with a 1.8 metre post and rail fence surrounding.
4. Hours of operation are proposed as 10am to 6pm Monday to Saturday.
5. The total number of horses proposed on site is eight (horse passports have been submitted).
6. The number of people proposed on site at any one time is two facility staff, eight children and
two carers (numbers being dependent on the severity of the disability as more severely disabled
individuals may work one to one with their care,r therefore the numbers may be reduced).
7. Five parking spaces are proposed, three of which would be disabled parking spaces and two for
staff parking.
8. Two passing spaces (8.0 metres x 2.0 metres) are proposed to be created along Factory Hill.
9. The new proposal has been amended during the application process upon Officers advice and the
number of horses proposed to be accommodated has been reduced to the current stabling
provision (eight). The four additional stables previously proposed have been removed from the
revised proposal (the plans now before Members).
10. The previously approved floodlight columns and lighting for the manege have been omitted from
this application.
11. This application is before Committee at the request of Cllr. Silvester.
Site Characteristics
12. The application site is rectangular in shape and is sited at the north eastern corner of the large
field (3.2 hectares) owned by the applicant. The site is located off Factory Hill, a single track,
unadopted (private) road. There is an access gate into the site (off Factory Hill).
13. To the north of the site is a covered reservoir and pump house, which are accessed off Factory
Hill to the north of the proposed access into the site.
14. On the opposite side of Factory Hill from the application site are residential dwellings. Factory Hill
also serves further dwellings to the north and is a Public Right of Way (HOR132).
15. Factory Hill (and the wider application site) rises in ground level to the north.
16. The site is located within Green Belt.
Policy
17. National Planning Policy Framework (NPPF)
18. Core Strategy Policies: P5 Transport and Accessibility; S1.2 Road Safety; CG1.1 Rural
Biodiversity; CG3 The Built Environment; CG4 Compatible Uses; OA1 Horwich and Blackrod.
19. Allocations Plan Policies: P8AP Public Rights of Way; CG7AP Green Belt.
20. Planning Control Policy Note - Equestrian Developments
Analysis
21. Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be
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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.
22. The main impacts of the proposal are:*
*
*
*
*
*

impact
impact
impact
impact
impact
impact

on
on
on
on
on
on

the purposes and openness of the Green Belt
the character and appearance of the area
the amenity of neighbouring residents
the highway
the adjacent public right of way
biodiversity

Impact on the Purposes and Openness of the Green Belt
23. Section 9 of the NPPF concerns protecting Green Belt land. The Government attaches great
importance to Green Belts. The fundamental aim of Green Belt policy is to prevent urban sprawl
by keeping land permanently open; the essential characteristics of Green Belts are their
openness and their permanence. Para. 89 states that a local planning authority should regard
the construction of new buildings as inappropriate in Green Belt. Exceptions to this include
[amongst other things] provision of appropriate facilities for outdoor sport, outdoor recreation
and for cemeteries, as long as it preserves the openness of the Green Belt and does not conflict
with the purposes of including land within it.
24. Allocations Plan Policy CG7AP (Green Belt) reflects the national guidance on Green Belt
development within the NPPF.
25. Planning Control Policy Note (PCPN) "Equestrian Developments" provides supplementary local
policy guidance.
26. The proposal is equestrian development. Whilst this constitutes "outdoor sport, outdoor
recreation", in line with Allocations Plan Policy CG7AP and paragraph 89 of the NPPF, it is now
proposed to change the previously approved personal/private use of the facility to a commercial
one. The proposal also comprises the enlargement of the previous facility by proposing an
additional manege (a training manege), by adding a training/teaching room and by re-siting the
20 metre by 40 metre manege.
27. In line with the guidance contained within the PCPN the applicant has submitted details of the
horses that are to be kept at the proposed facility. Horse passports have been submitted, though
Officers note that there is no proposed increase in horse numbers and stables in the revised
proposal. The applicant has demonstrated that the stabling element of the proposal is 'genuinely
required' and an 'essential' part of the overall proposed facility.
28. Planning Control Policy Note - Equestrian Developments states that The British Horse Society and
Royal Society for the Prevention of Cruelty to Animals recommend that a minimum of 1 acre, or
0.4 of a hectare, of well managed grazing land is required per horse. If the pasture is of poor
quality a larger area of land may be required. This standard is applied by the Council to guard
against over-grazing and consequent detriment to animal welfare, and the character and
appearance of the landscape. The land owned by the applicant (and shown as edged in blue on
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the submitted plan) is 3.2 hectares; in interpreting the adopted guidance, the site can graze a
maximum of 8 horses (which is the scale of the extant approval 96865/16), though Officers note
that the applicant submits that pasture is not proposed as the sole feed.
29. The previously approved manege measured 20 metres by 40 metres, which is considered to be
the upper limit for an essential facility within the PCPN. It is again therefore considered that the
proposed resited manege would not be inappropriate. The proposed new round and resited
maneges would be sited further south/downhill of the stables. Given the visual nature of the
maneges (sand surface surrounded by timber post and rail fencing) it is not considered that the
maneges would have a detrimental impact on the openness of the site in their proposed location.
30. The proposed additional building (containing teaching room and WC) would be sited along the
northern boundary of the site and sited in close proximity to the approved stables. It is therefore
considered that the proposed building would have limited impact on the openness of the Green
Belt (there is dense tree screening along the northern boundary to screen the pump house from
views from the south) and that the proposed siting represents the best solution for this site (in
openness terms).
31. In terms of the proposed use, whilst the development would be a commercial development (a
business rather than a pastime/hobby), it is considered that the proposed use as a "therapeutic"
horse riding facility specifically for disabled children would provide community benefits that a
'normal' horse riding business would not. It is therefore considered that the proposed use would
constitute a very special circumstance in this instance, which would outweigh the limited harm
the proposed development would have on the purposes and openness of the Green Belt.
32. The applicant has stated that they have undergone significant training (working with disabled
children) and is currently undertaking significant qualifications to undertake the proposed
business. The applicant has agreed, should the application be approved, to a personal
permission and to a condition restricting the proposed use of the development to a horse riding
facility for disabled children. Officers agree that these suggested conditions should be attached
to any approval.
33. Officers also suggest conditions to ensure that this latest development cannot be built
simultaneously with the previously approved development (96865/16 - that is the maneges) and
that if the approved use ceases then the teaching room and training manege is removed.
34. It is considered that the proposed development, subject to the proposed condition, would not be
inappropriate development in the Green Belt as the limited harm to the Green Belt would be
outweighed by the benefits accrued from the proposed use. It is therefore considered that the
proposal complies with Policy CG7AP of Bolton's Allocations Plan.
Impact on the Character and Appearance of the Area
35. Policy CG3 of the Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, will require development to be compatible with the surrounding area, and
will maintain and respect the landscape character of the surrounding countryside and its
distinctiveness.
36. Policy OA1 specifically concerns development in Horwich and Blackrod and states that the Council
will conserve and enhance the character of the existing landscape and physical environment and
ensure that new development does not harm the landscape setting and protects views from
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public areas to the surrounding landscape.
37. As discussed above, the proposed development has been designed so that the buildings (existing
stables, proposed teaching room) are sited together along the northern boundary of the field
owned by the applicant. The line of trees along the northern boundary will help to screen views
of the development from the north (uphill). The proposed building would be kept low in height
(total of 3.0 metres), as would the timber post and rail fencing around the sand maneges (1.2 1.8 metres) which would also be 'open' in appearance and in keeping with the character of the
rural fringe area.
38. The Council's Landscape Officers have been consulted and advise upon a condition to ensure the
protection and retention of all existing hedgerow, trees and shrub planting on the site along with
the existing pond area and, for proposed site boundary treatments to be agreed by the LPA.
39. It is therefore considered that the proposed development would not harm the character and
appearance of the area, compliant with Policies CG3 and OA1 of the Core Strategy.
Impact on the Amenity of Neighbouring Residents
40. Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security, and does not generate unacceptable nuisance, odours, fumes, noise or light pollution.
41. The proposed building (and existing stables) are over 40 metres away from the nearest
residential properties. PCPN Equestrian Developments advises that, where possible, stables
should be sited at least 30 metres from dwellings to avoid impacts on residential amenity from
smells, noise and nuisance. It is considered that the siting of the proposed building provides
sufficient distance so as to not impact on the amenity of surrounding uses.
42. Proposed hours of operation (10am to 6pm Monday to Saturday) and the number of persons
proposed on site at any one time (two facility staff, eight children and two carers) is considered
acceptable in terms of the amenity (nuisance/noise and general disturbance) of nearby residents
and walkers/users of the Public Right of Way. Planning Officers consider that vehicle movements
from the proposed users would be less than a typical riding school where children/clients could
arrive separately or with parent/s. Officers recommend that a condition is attached to any
approval to restrict the hours of operation and the number of users/riding centre staff on site at
any one time to those proposed. The conditioning of hours of operation is also supported by the
Council's Pollution Control Officers.
43. Frequently servicing the existing site/facility are vehicles including waste/manure removal and
material/equipment deliveries. It is not considered that the proposal would have a great impact
on these vehicle movements.
44. It is therefore considered, subject to conditions, that the proposed development would not harm
the amenity of neighbouring residents and as such is compliant with Policy CG4 of Bolton's Core
Strategy.
Impact on the Highway
45. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
following [amongst other things] servicing arrangements and parking. Policy S1.2 states that the
Council will promote road safety in the design of new development.
46. Vehicular access into the application site is proposed off Factory Hill from an existing access point
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(gate into the field). The submitted plans show five spaces for the parking of vehicles (three of
which would be disabled parking spaces and two for staff parking) and a further small number of
vehicles could reasonably be accommodated on site.
47. Two passing spaces (8.0m x 2.0m) are proposed to be created along Factory Hill. Officers advise
that the passing spaces would be beneficial but should not be conditioned as the road is private,
provides access for many users not just surrounding residential properties and such a condition
could be deemed an unreasonable burden on the applicant (within the tests for setting
conditions at paragraph 206 of the NPPF).
48. The Council's Highways Engineers have raised no objection to the proposed development, and
comment that this section of Factory Hill is private so it thus falls outside of the remit of the
Highways Authority.
49. It is therefore considered that the proposed development would not jeopardise highway safety
and is compliant with Policy S1.2 of the Core Strategy.
Impact on the Adjacent Public Right of Way
50. Allocations Plan Policy P8AP states that the Council will permit development proposals affecting
public rights of way provided that the integrity of the right of way is retained.
51. Factory Hill contains public rights of way HOR132. The proposed development is sited to the west
of the road and therefore does not affect the integrity of the public footpath. It is therefore
considered that the proposal complies with Policy P8AP of the Allocations Plan.
Impact on Biodiversity
52. Policy CG1.1 of the Core Strategy states that the Council will safeguard and enhance the rural
areas of the borough from development that would adversely affect its biodiversity.
53. The Council's Greenspace Management Officers have been consulted and comment that although
the site is within the impact risk zone of West Pennine Moors Site of Special Scientific Interest
(SSSI), the proposed development is unlikely to pose a risk to the SSSI and consultation with
Natural England is not thought to be required.
54. The applicant has submitted an Ecological Survey and Greenspace Management Officers
comment that presence or otherwise of protected species, and the extent that they may be
affected by the proposed development has been established in the submitted Inspection &
Assessment in Relation to Great Crested Newt (2018).
55. It is therefore considered that the proposed development would comply with Policy CG1.1 of the
Core Strategy.
Conclusion
56. For the reasons discussed above, it is considered that the proposed equestrian development
would not harm the purposes and openness of the Green Belt in this location or the character
and appearance of the area. In addition it is considered that the proposed development would
not unduly harm the amenity of neighbouring residents and would not jeopardise highway safety
or local biodiversity.
57. The proposal is therefore considered to comply with aforementioned local and national planning
policy and Members are recommended to approve the application.
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Representation and Consultation Annex
Representations
Letters:- 16 letters have been received from nearby residents objecting to the proposal on the
grounds of;
· Access road is unsuitable for heavy vehicles; single lane, unadopted road, no passing places;
·
·
·
·
·
·
·
·
·
·
·
·
·
·
·
·
·

Officer comment - no objection from Highways

Walkers/dog walkers use the access road; safety implications from increase in heavy traffic;
The site is used as a tip for building materials; Officer comment - not material to the

consideration of this proposal. The applicant submits that the site has had some building
materials used to create a hard standing for horse boxes and vehicles
Manure is not removed by present owners leading to smells; poorly maintained site; Officer
comment - not material to the consideration of this proposal
Impact on openness of Green Belt; Officer comment - this is addressed above
No information as to hours of operation; Officer comment - subsequently provided and
recommended to be conditioned, there are no limits at present
No information as to vehicle numbers to be generated;
Widening the road would impact on the character of the rural area; Officer comment - no

widening proposed

Likely noise pollution; Officer comment - no objections from Pollution Control
Application amounts to the introduction of a business on Green Belt land by stealth; Officer

comment - not material to the consideration of the proposal
Limited tree screening; Officer comment - it is not considered that the proposed use requires
screening from surrounding uses
Negative impact on local house prices; Officer comment - this is not a material planning
consideration

Detrimental impact on the Public Right of Way;
The proposal would not benefit the local community; Officer comment - potential to create 1 job

and provides a therapeutic service to the community
The proposal would not benefit the local economy; Officer comment - potential to create 1 job

No foul drains in the area; tanker collection required would impact on access road;
Application states that the site would not be used for commercial livery - request that this be
conditioned; a therapeutic training facility is a commercial operation; Officer comment - a

condition restricting the use is suggested

There is a similar facility at Matchmoor riding centre (Matchmoor Lane) approx. 1 mile in distance
from the proposed site; there is no need or capacity in the area for another such centre; Officer

comment - competition is not material to the consideration of the proposal.
1 petition has been received (summary of objections as above).

5 letters of general comment have been received, issues raised are as follows;
· Since the (extant) stables and manege were approved the site has been used as a tip for
assorted rubble/building materials; requests a condition which prohibits the importation and
retention of off site waste materials;
· Possible future discharge from septic tanks into watercourse affecting 2 nearby ponds; requests
septic tanks discharge into lowest sited pond;
· Likely increase in traffic, no pavements, poor access from Georges Lane;
· The dirt track (to the site) at the top of Factory Hill is inaccessible as is Old Rake to any vehicle
larger than a domestic car.
Councillor Silvester has objected to the proposal on the grounds of the impact on the character and
appearance and openness of the Green Belt and has requested that the application be decided at
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Planning Committee with an advance site visit.
Horwich Town Council:- Objected to the proposal at their meeting of 22 February 2018 on the
grounds of "impact on amenity of local residents by noise, odours, disturbance, effect on character
and appearance of the area and the openness of the Green Belt, effect of additional traffic on private
road and concerns about pedestrian safety".
Consultations
Advice was sought from the following consultees: The Council's Highways Engineers, Drainage
Officers, Wildlife Liaison Officers, Landscape Officers, Pollution Control Officers, Trees Officers and
Horwich Heritage.
Planning History
96865/16 - ERECTION OF STABLES AND CREATION OF MANEGE - approved with conditions August
2016
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

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

2.

Before the approved development is commenced details of the existing and proposed
ground levels within the site including spot heights, cross sections and finished floor levels of all
buildings and structures shall be submitted to and approved in writing by the Local Planning
Authority. The approved details shall be implemented in full and retained thereafter.
Reason
To safeguard the visual appearance and or character of the area and in order to comply with Core
Strategy policies CG3 and CG4.

3.

Trees and shrubs shall be planted on the site in accordance with a landscape scheme to be submitted
to and approved in writing by the Local Planning Authority prior to the development being first
brought into use. The approved scheme shall be implemented in full and carried out within 6 months
of the occupation of any of the buildings or the completion of the development, whichever is the
sooner, or in accordance with phasing details included as part of the scheme and subsequently
approved by the Local Planning Authority. Any trees and shrubs that die or are removed within five
years of planting shall be replaced in the next available planting season with others of similar size and
species.
Reason
To reflect and soften the setting of the development within the landscape and in order to comply
with Core Strategy policies CG1 and CG3.

4.

Prior to the development being first occupied or brought into use, details (including a specification
and colour scheme) of the treatment to all boundaries to the site shall be submitted to and approved
in writing by the Local Planning Authority. The approved scheme shall be implemented in full within
21 days of the Local Authorities approval, unless otherwise agreed in writing with the Local Planning
Authority and retained thereafter.
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Reason
To ensure adequate standards of privacy and amenity are obtained and the development reflects the
landscape and townscape character of the area and in order to comply with policies CG3 and CG4 of
Bolton's Core Strategy.

5.

Prior to first use of the facility the lecture room/wc/store building shall be erected in accordance with
approved drawings ref; Proposed Theraputic Horseriding Centre at Foxfields, Factory Hill,
Horwich - Site Plan (scanned to BMBC file 19/03/18) and Proposed Theraputic
Horseriding Centre at Foxfields, Factory Hill, Horwich - Elevations and floorplans
(scanned to BMBC file 19/03/18).
Reason
To ensure that both permission for the application site cannot both be implemented, in terms of the
proposed maneges, and to comply with Policy CG7AP of Bolton's Core Strategy.

6.

If the use of the hereby approved lecture room/wc/store building and therapeutic horse riding facility
ceases within 10 years from the date of this Decision Notice then the approved lecture
room/wc/store building and circular Menage shall be permanently removed and the land reinstated to
its former condition as an open field.
Reason
To safeguard the purpose and openess of the Green Belt and the character and appearance of the
site and to comply with policy CG3 of the Core Strategy and policy CG7AP of the Allocations Plan.

7.

The premises subject of this consent shall not be open for trade outside the following hours:10:00 - 18:00 Monday to Saturday.
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.

8.

There shall be no open storage within the confines of the application site.
Reason
To safeguard the visual appearance and character of the area in order to comply with Bolton's Core
Strategy policy CG3

9.

This permission shall enure for the sole benefit of the applicant Ms C O'Donnell and shall be for the
period during which the premises are occupied by the applicant.
Reason
In the view of the personal circumstances of the applicant and in the light of the assurances given as
to how the development applied for will be carried out, and to comply with Policy CG7AP of Bolton's
Allocations Plan.

10.

There shall be no more than 8 users/customers and 2 staff of the hereby approved therapeutic horse
riding facility on site at any one time.
Reason
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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.

11.

The development shall be used as a horse riding facility for disabled children and for no other
purpose (including any other purposes in Class D2 of the Town and Country Planning (Use Classes)
Order 1987 (England) (as amended), or in any provision equivalent to that Class in any statutory
instrument revoking and re-enacting that Order.
Reason
For the avoidance of doubt as to what is permitted and to comply with policy CG7AP of Bolton's
Allocations Plan.

12.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed Theraputic Horseriding Centre at Foxfields, Factory Hill, Horwich - Site Plan
(scanned to BMBC file 19/03/18)
Proposed Theraputic Horseriding Centre at Foxfields, Factory Hill, Horwich - Elevations
and floorplans (scanned to BMBC file 19/03/18)
APPENDIX II – Reasonable Avoidance Measures (RAMS) for Great Crested Newt;
METHOD STATEMENT: Great Crested Newts (Triturus cristatus), Tyrer Ecological
Consultants Ltd, Date: 10/04/2018
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

03038/18

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

Full Planning Application
01/03/2018
25/04/2018
Alex Allen

Location:

KEARSLEY ACADEMY, SPRINGFIELD ROAD, KEARSLEY,
BOLTON, BL4 8HY

Proposal:

CONSTRUCTION OF 3G ALL WEATHER SPORTS PITCH WITH
BALL STOP FENCING AND FLOODLIGHTING TOGETHER WITH
NEW TURF AND DRAINAGE TO PLAYING PITCHES.

Ward:

Kearsley

Applicant: Northern Education Trust
Agent :
Bolton Council

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. The applicant seeks to provide two new pitches which would be located to the south west of the
main Kearsley Academy school building. The proposal would provide the following facilities:
·

·

2.

Construction of a new all-weather pitch measuring 106 metres in length and 70 metres in
width surfaced with a green 3G synthetic turf with pitch markings and fenced along its
edge with a 5 metre high dark green weld mesh fence. 8 floodlights would be provided
along the edge of the new pitch mounted on 15 metre high columns. The lighting would
be on a controlled timer. The predominant use of the pitch would be for football use;
A new grass playing pitch adjacent to the 3G pitch measuring c. 101 metres in length
and c. 75 metres in width. The grass pitch would provide opportunities for cricket,
athletics, rounders, rugby and football.

In order to provide the 3G pitch the importation of c.250mm compacted hard core will be
required together with permeable tarmacadam, shock pad and carpet. Piped drainage will be
incorporated into the construction which would link in with proposed land drainage for the grass
playing pitch. The drainage for the scheme would flow into the existing pond which is located
within the school site before flowing into the Singing Clough culvert which lies adjacent to the
site.

3. The current field currently comprises a heavily compacted mix of rubble and sub soil and lacks a
top soil layer. This has created a boggy site which is unsuitable for sports use. To rectify this
matter it is intended to import good quality top soil spread at a depth of c. 160 mm across the
grass pitch area. This would also incorporate sand to aid drainage as well as piped land
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drainage. This would allow the development of a new grass sward.
4. It is also intended to provide a new pick up drain along the base of the adjoining mounded slopes
to prevent run-off from the mounding accumulating on the field.
5. The applicant is brought to Committee for Members' consideration as the agent for the application
is Bolton Council.
Site Characteristics
6. The proposed site is currently an open area in front of the school to the South, where the former
George Tomlinson School buildings used to stand. These buildings were demolished about 5
years ago after the new Kearsley Academy was opened. The area was then intended to be used
as sports pitches. However the field has never been used for PE by the Academy as the existing
ground has drainage problems and the ground conditions mean that the grass does not grow
effectively.
7. The development site is bounded to the East by the school entrance road and car park, and
beyond that by a partially wooded disused railway cutting. Beyond the cutting is the residential
development of Waverley Avenue and Pilkington Road.
8. To the south of the application site is Springfield Road and beyond that the Lyon Road Industrial
Estate - a medium sized commercial zone with a mix of companies, including a commercial
bakery, a haulage firm and a waste management depot. To the West of the site there are two
residential properties at the end of Moss Lane, and beyond these the site is bounded by the M61
motorway (Kearsley spur). The two properties on Moss Lane have a high ball stop fence
between them and the school, constructed at the time of the academy build in c.2013. The
closest of these houses would be some 97m distant from the edge of the floodlit pitch; moreover
they are orientated so as not to be directly overlooking the synthetic pitch and the second house
has high evergreen hedging to its rear.
Policy
9. Core Strategy Strategic Objectives: SO1 - Maximise access to health facilities, sporting and
recreation facilities, SO6 Transport Infrastructure, SO9 - Road safety, SO11 Conserve and
enhance heritage and landscape, SO13 Management of flooding, SO16 - Develop mixed
communities and ensure access to community and cultural facilities.
10. Core Strategy policies: A1 Achieving, P5 Accessibility, S1 Safe, CG1 Cleaner Greener, CG3 The
Built Environment, CG4 Compatible Uses and OA6 Little Lever and Kearsley.
11. Supplementary Planning Documents: Accessibility, Transport and Safety SPD and General Design
Principles SPD.
12. National Planning Policy Framework (Adopted 2012).
13. National Planning Policy Framework - Consultation draft (2018) - limited weight in the
determination of planning applications.
Analysis
14. Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with policies in the Development Plan unless material considerations
indicate otherwise.
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15. Applications which are not in accordance with Development Plan policies should be refused
unless material considerations justify granting permission.
16. Similarly, proposals which accord with Development Plan policies should be approved unless
there are material considerations which would justify a refusal of permission.
17. It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.
18. The main impacts of the proposal are:*
*
*
*
*

principle of the provision of sports facilities;
impact on residential amenity;
impact on surface water run - off / drainage; and
impact on land stability and contamination;
impact on highway.

Principle of the Provision of Sports Facilities
19. Core Strategy Strategic Objective 1 seeks to maximise access to health facilities, sporting and
recreation facilities and to supplies of fresh food. In addition, Core Strategy policy CG1.3 states
that the Council and its partners will safeguard and enhance, amongst other things, playing
fields and the multi-functional benefits of these assets.
20. As detailed above the area which is the subject of the current application was designated as
playing fields on the original permission for the Academy school in 2011. However, the pitches
were never implemented and the School has been reliant on using the existing MUGA facility on
site.
21. As referred to by a number of people who have written in support of the proposal, the current
application, if implemented, would provide pitches which would help the school provide playing
fields to meet the needs of their pupils whilst also providing access to the facilities for members
of the public and local sports teams.
22. The proposal would provide essential sport and recreation facilities which provide health and
wellbeing benefits for pupils and other users of the facility.
23. The principle and siting of the sports pitches in this location has previously been granted
approval. The proposal would enhance the land at the Academy resulting providing a
multi-functional benefit. The proposal would comply with Strategic Objective SO1 and Core
Strategy policy CG1. It is also noted that Sport England do not object to the proposals subject
to the provision and implementation of a Community Use Agreement for the new pitches.
Impact on Residential Amenity
24. Core Strategy policy CG4 seeks to ensure that the Council will ensure that new development
proposals are compatible with surrounding land uses and occupiers, protecting amenity, privacy,
safety and security. Development should not generate unacceptable nuisance, odours, fumes,
noise or light pollution.
25. It is noted above that when the site was granted approval for redevelopment for the now built
Kearsley Academy, permission was granted for the provision of sports pitches in the location
which is now proposed. The proposed scheme is a different proposal than originally approved,
in that the 3G pitch is now where the originally approved grass pitch was and the grass pitch is
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now where the previously approved 3G pitch was located. In addition, the proposal now allows
for the importation of material to form the base of the 3G pitch and also high quality top soil to
form the basis of providing a good quality grass pitch.
26. The preparation of the land including drainage will result in the levels of the land rising slightly
to enable material to be imported and the provision of an effective land drainage proposal.
27. In respect of the proposed floodlighting, this is only proposed around the proposed 3G sports
pitch with a total of 8 floodlights provided on 15 metre high columns. The applicant has
provided both a lux level plan and the details of the proposed lighting. The submitted plan
shows that the closest light would be some 104 metres away from the closest residential
property (No. 19 Moss Road) and 100 metres away from the closest property on Waverley
Avenue.
28. Guidance contained within the General Design Principles SPD (Paragraph 6 page 10) provides
advice on the impact of light pollution on the character and landscape of the area and the impact
on the amenity of adjoining uses. There is a requirement for a maximum of 5 LUX at the
elevations of the nearest residential property. In addition, there are suggested hours of usage of
the flood lights depending on how close the proposed floodlights are to residential properties.
29. The Council's EHO has assessed the application and considers that the proposal would not be
detrimental to the living conditions of the closest residential properties due to lux levels being
restricted and the hours of illumination being in line with the requirements of the SPD i.e. 0900
to 2100 hrs Monday to Friday, 0900 to 1800 hrs on Saturdays and 0900 to 1700 on Sundays.
30. In respect of noise pollution the site is an existing school site which has planning permission for
unrestricted use of the approved playing pitches in 2012. Officers consider that the use of the
pitches is unlikely to result in significant noise issues over and above what can be normally
expected adjacent to a school site. Furthermore, the application site is close to the motorway
and there is a level of background noise which is expected in the local area.
31.

It is considered that the use of the site as a playing field is wholly appropriate and
complementary with the use of a school and would not be likely to result in unacceptable noise,
disturbance or light pollution to local residents or other adjoining industrial uses. The proposal
therefore complies with policy.

Impact on Surface Water and Drainage
32. Core Strategy policy CG1.5 seeks to ensure that new development proposals reduce the risk of
flooding by minimising water run-off from new development.
33. Officers note that the two properties closest to the site on Moss Road have objected to surface
water run-off from the site running down Moss Road. As explained in paragraph 6 of this report
when the new Kearsley Academy was constructed drainage for the playing fields was never
implemented and water run off from the site was unrestricted.
34. In order to provide a suitable playing surface for both the proposed 3G and grass pitch drainage
provision will be made. In addition, drainage is to be put in place at the base of the existing
mounds which runs along the side of the pitches.
35. Part of the initial scheme also planned to enlarge the size of the existing pond on site to enable
the run-off from the site to be accommodated within the pond prior to discharge of the water to
the Singing Clough culvert. The Council's Drainage team have concluded that the enlargement
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of the existing pond within the wider school site is not required.
36. The Council's Drainage team conclude that the proposed drainage solution for the development is
appropriate and that the installation of drainage at the site should also reduce surface water
run-off onto Moss Road which would address the issue raised by local residents.
37. It is considered that the drainage proposals are acceptable subject to implementation of the
submitted scheme. This would be secured by way of a suitably worded planning condition.
Impact on Land Stability and Contamination
38. Core Strategy policy CG4 seeks to ensure that new development proposals are compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security.
Development should not generate unacceptable nuisance, odours, fumes, noise or light pollution.
39. Core Strategy policy CG.3 seeks to ensure that development proposals on land where it is
suspected to or which are affected by either contamination or ground instability must include an
assessment of the extent of the issues and any possible risks.
40. Whilst the application is located within a Development High Risk Area as defined by the Coal
Authority the applicant has provided a Phase 1 Geo Environmental Desk study which concludes
that the development is not considered to be considered sufficiently sensitive to subsidence to
require further investigation. In addition, the report concludes that the proposals amount to
peripheral development which does not require substantial foundations or earthworks.
41. The Coal Authority concur with the conclusion of the Desk Study and recommend an informative
is placed on any decision.
42. In respect of contamination within the site the Council's Environmental Health officers have
assessed the submitted information and commented that there is known to be asbestos located
within the existing grass bunds and below the ground of the existing grass pitch. The Council's
EHO has recommended the following mitigation:
·
Geotextile separating layer between the existing levels and the 3G pitch as specified by
the applicant;
·
Testing of soil and soil-forming material brought onto site including verification of
material brought onto site.
43. The applicant has also confirmed that the purpose of bringing the material onto the site for the
proposed grass pitch and also the material to enable formation of the 3G pitch, including
drainage would be completed without breaking into the existing surface of the site. This would
assist in ensuring that asbestos within the site is retained and safely capped to the satisfaction of
the Council's Pollution Control Officers
44. Subject to the implementation of the approved construction methodology it is considered that
the pitches could be safely constructed and used in compliance with Core Strategy CG4.
Impact on Highways
45. Core Strategy policies P5 and S1 seek to ensure that Council and its partners will ensure that
new developments take into account the requirements for accessibility by different modes of
transport, including parking and servicing arrangements. In addition, there is a requirement that
road safety is promoted in the design of new development.
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46. After the implementation of the proposed scheme the use of the site would be similar to the
proposals for playing pitches originally envisaged in 2012 when the Academy was granted
permission. However, the proposed scheme requires the importation of topsoil for the proposed
grass pitch and base material for the proposed 3G pitch. The importation of this material
requires a number of additional HGV movements. The applicant has submitted a Traffic
statement which in summary concludes as follows:
·
Top soil @ 160 mm depth equates to 1,920 tonnes in 96 loads over a total of 6 days =
16 loads per day;
·
Hardcore @ 250 mm depth equates to 4, 800 tonnes in 240 loads over a total of 15 days
= 16 loads per day.
47. The applicant has confirmed that is their intention to spread the construction period over a 4-6
month period with a maximum of 16 HGV deliveries per day. Vehicle access to the site would be
via the former school entrance off Springfield Road to ensure separation between school
traffic/pupils and HGVs.
48. The Council's Highways Engineers have stated that the impact on the existing highway is not
considered to be severe, resulting in 16 deliveries per day (32 two-way vehicle movements) over
an 8 hour working day which equates to 4 two-way trips per hour. It is noted that the
construction traffic for this site is temporary and also that Springfield Road is used by a number
of HGVs which go past the school site on their way to and from the adjacent Lyon Road
Industrial Estate.
49.

Whilst the Council's Highways Engineers have no objections they have recommended the
provision of a wheel wash at the site and periodic use of road sweepers to ensure material is not
deposited on the highway.

50. Officers do not consider that the requirement for a wheel wash is a planning requirement as this
applicant would need to ensure roads were kept clean and any enforcement would be
undertaken through the Highways Enforcement. The agent for the application has also
confirmed that they have informed the Academy that there would be a requirement to ensure
the importation of materials into the site together with related vehicle movements does not
result in mud on the adjoining roads.
Conclusion
51. The proposal would provide for enhanced playing field provision at an existing school providing
pupils and the wider community with new facilities which are much needed without
compromising the living conditions of the residential properties closest to the Academy site.
Residents' concerns over drainage from the site would be addressed through the introduction of
a new drainage scheme for the playing fields. The proposal would comply with policy and
Members are recommended to grant planning permission for the proposal subject to conditions.
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Representation and Consultation Annex
Representations
Letters:- two objection letters have been received together with nine support letters.
The objection letters raise the following issues:
·
·
·
·

The site has a drainage problem since the school was rebuilt - redirection of water drainage onto
Moss Road;
Comment on why the school need planning permission when they had permission to construct
football pitches on the site;
Light and noise pollution from the site;
Increase in traffic resulting in a deterioration of the existing roads.

The support letters provide the following comments:
·
·
·
·
·
·

Students need a quality facility to enable them to take part in all kinds of field sports;
Proposal will benefit health and well being and help children to develop their skills including team
work and open pathways to employment;
Community access to the facility - strengthen community cohesion and spirit as well as healthier
lifestyles / tackles obesity problems;
Students at the school have been unable to play a range of sports on site, there is a desperate
need for this facility;
Provides a valuable asset; and
Need for a football training facility for local football teams.

Petitions:- one petition with 9 names and addresses on it has been submitted which supports the
proposal stating that it would provide much needed facilities.
Elected Members:- no comments received.
Consultations
Advice was sought from the following consultees: the Council's Highways Engineers, Council's
Pollution Control Officer and Drainage team, Environment Agency, United Utilities, The Coal Authority
and Sport England.
Planning History
Demolition of the existing school and the erection of academy including sports pitches, floodlit
multi-use games area, 54 parking spaces and landscaping was approved with conditions by Planning
Committee in December 2011. This permission effectively allowed for the rebuilding of the former
George Tomlinson School site, providing the school's main sports provision on the site of the former
school and the new Academy building on the site of the former playing pitches (Ref: 86880/11).
The main pitches which now form the site of the current planning application were never
implemented. To date the School has been reliant on the MUGA playing facility which is located in
the north east corner of the School site.
Permission was granted in February 2013 to discharge Conditions 12 (control of lighting) and 14 on
the 2011 permission (Ref: 88858/12).
Recommendation:

Approve subject to conditions
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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 first use of the floodlights hereby approved the approved lighting scheme shall be
implemented in full accordance with the following plans / report:
·
·
·

Kearsley Academy 3G Pitch - Outdoor Lighting Report dated 27/04/18 by Gemma Lighting Ltd;
Horizontal Illuminance (Lux) Plan dated 27/04/18;
Drawing No. 3013/005 - Kearsley Academy Proposed Synthetic 3G Football Pitch Construction
Details, dated Feb 2018 (Floodlighting detail only).

The approved scheme once implemented shall be retained thereafter in accordance with the
approved detail.
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

3.

Before the approved development is commenced details of the existing and proposed
ground levels within the site and on adjoining land including spot heights and cross sections shall be
submitted to and approved in writing by the Local Planning Authority. The approved details shall be
implemented in full and retained thereafter.
Reason
To safeguard the visual appearance and or character of the area and in order to comply with Core
Strategy policies CG3 and CG4.

4.

Use of the development shall not commence until a community use agreement prepared in
consultation with Sport England has been submitted to and approved in writing by the Local Planning
Authority. The agreement shall apply to the Artificial Grass Pitch and include details of pricing policy,
hours of use, access by non-educational establishment users, management responsibilities and a
mechanism for review. The development shall not be used otherwise than in strict compliance with
the approved agreement.
Reason
To secure well managed safe community access to the sports facility, to ensure sufficient benefit to
the development of sport to outweigh the loss of natural turf playing field and to accord with
Development Plan Policy CG1 and paragraph 74 of the NPPF.

5.

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

6.

The pitches hereby approved shall not be brought into until the sustainable drainage scheme for the
site has been completed in accordance with the approved details as detailed on the following plans:
·
·
·
·
·
·

Drawing No. 3013/006 - Kearsley Academy Proposed Synthetic 3G Football Pitch Drainage
Layout, dated Feb 2018;
Drawing No. DE 106551 004 dated 10.04.2017;
Flood Risk Assessment and Outline Drainage Strategy, dated April 2018;
Master Drain - Greenfield Runoff - IoH dated 190/2/18;
Master Drain - Hydrograph storage calcs (Winter profile) for Kearsley dated 27/04/18 (Sheets 1
to 6 inclusive);
Master Drain - Hydrograph storage calcs (Winter profile) for Kearsley dated 27/04/18 (Sheets 1
to

The sustainable drainage scheme shall be managed and maintained thereafter in accordance with the
approved management and maintenance plan.
Reason
To ensure the site provides satisfactory means of surface water drainage.

7.

The lighting shall be permanently switched off between the hours of 2100 and 0900 Monday to
Friday, between the hours of 1800 and 0900 on Saturday and between the hours of 1700 and 0900
on Sundays and Bank Holidays.
Reason
To safeguard the character and appearance of the locality and to prevent light pollution in order to
comply with Bolton's Core Strategy policies CG3 and CG4.

8.

The fencing as shown on drawing ref: 3013/007 shall be erected fully in accordance with the
approved design details contained on drawing ref: 3013/007 and retained thereafter.
Reason
To ensure the development reflects the landscape and townscape character of the area and in order
to comply with Bolton's Core Strategy policies CG3 and CG4

9.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Drawing No. 3013/003 - Draft Layout, dated December 2017;
Drawing No. 3013/004 - Rugby and football pitch - line markings, dated December
2017;
Drawing No. 3013/005 - Construction Details, dated February 2018;
Drawing No. 3013/006 - Drainage Layout, dated February 2017;
Drawing No. 3013/007 - Fence Layout, dated December 2017;
Volume 2 - Specification, Bills and Form of Tender s100 Natural Grass Playing Field
Specification.
Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 31/05/2018
Application Reference:

03072/18

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

Full Planning Application
06/03/2018
04/06/2018
Andrew Cotton

Location:

(LAND TO SOUTH OF) CHADWICK STREET, BOLTON, BL2 1JN

Proposal:

ERECTION OF PRIMARY AND NURSERY SCHOOL ALONG WITH
ASSOCIATED PARKING AND LANDSCAPING.

Ward:

Tonge with the Haulgh

Applicant: Galliford Try Building North West
Agent :
GVA

Officers Report
Recommendation:

Approve subject to conditions

Proposal
1. Permission is being sought for the construction of a new primary school (including nursery) and
associated parking and landscaping. The new school building will be a single form entry primary
school with an associated nursery. The new School would facilitate the relocation of the existing
Bolton Parish Church (C of E) Primary School which is currently located off Kestor Street, Bolton
which is located approximately 500m from the application site. The School is relocating from its
existing site due to land instability issues.
2.

The proposal would employ 27 full time staff and 3 part time staff. The buildings total floor area
would be 1,315 sqm. There would be no changes to staff or pupil numbers as a result of this
proposal. The proposed capacity of the new-build school is 210 plus 26 Full-time Equivalent
nursery provision.

3.

The proposed new school building would be single storey and would have a flat roof. The
principal elevation to the school (including the entrance to the building) would front onto
Chadwick Street.

4.

A car park comprising 17 spaces (3 of which are disabled parking spaces) is proposed to the
west of the proposed school building. Vehicular access into the school site and to the proposed
car park is proposed off Chadwick Street to the north of the site.

5.

The current school will remain fully operational throughout the construction of the new school
building.

Site Characteristics
6. The application site measures approximately 1.24ha and is located off Chadwick Street,
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approximately 1 mile to the south-east of Bolton town centre. The site lies within the Tonge with
the Haulgh Ward.
7.

The site is bounded by residential properties to the north (Chadwick Street), east (Crawford
Avenue), and west (Bromwich Street and Back Bromwich Street). To the south is undeveloped
land that is in the ownership of University of Bolton, with student housing known as Hollins Hall
of Residence beyond this. The application site previously formed the Chadwick Street campus
prior to the buildings being demolished within the last 10 years.

8. Prior to its education related uses the site housed an orphanage and a bowling green. At present,
the site includes a number of tall (between 5-20m in height) deciduous trees located along the
southern, western and eastern boundaries, which are protected by Tree Preservation Orders. A
group of trees to the south east on undulating ground are currently contained by steel palisade
fencing, and open to Crawford Avenue. This area will be incorporated into the school site post
development.
9.

There is no significant change in gradient across the site but it has uneven topography
throughout. A perimeter stone retaining wall contains the site fronting onto the residential
streets. This disguises a height change in level of approximately 0.5m between the surrounding
pavement levels and the site itself. The wall is approximately 0.6m tall with a 1.2m mild steel
railing on top.

10.

There are 4 existing locked entrance gates onto the site, previously used for vehicular /
pedestrian access. There are marked parking bays on the surrounding streets including Chadwick
Street and Crawford Avenue.

Policy
11. Core Strategy Strategic Objective 2 - Achieving Bolton
12. Core Strategy Policies: A1.2 Development of Primary Schools; P5 Accessibility and Transport; S1
Safe Bolton; CG1 Cleaner and Greener Bolton; CG2 Sustainable Design and Construction; CG3
The Built Environment; CG4 Compatible Uses; RA1 Inner Bolton.
13. Supplementary Planning Documents: Accessibility, Transport and Safety SPD and General Design
Principles SPD.
14. National Planning Policy Framework (Adopted 2012).
15. National Planning Policy Framework - Consultation draft (2018) - limited weight in the
determination of planning applications.
Analysis
16. 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.
17. The main impacts of the proposal are:-
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*
*
*
*
*
*

principle of the proposed replacement school
impact on the character and appearance of the area
impact on the highway
impact on the amenity of neighbouring residents
impact on biodiversity
impact on the risk of flooding

Principle of the Proposed Replacement School
18. Policy A1.2 of the Core Strategy states that the Council will support the development of primary
schools in locations accessible to the communities they serve.
19. The proposed new primary school is to replace the existing primary school located on Kestor
Street, due to structural issues with the existing school.
20. The proposed school is within an established residential area of Tonge with the Haulgh and
located 500m from the existing school site, therefore the proposed replacement school will be
highly accessible to the community it will serve, compliant with Policy A1.2 of the Core Strategy.
In addition, the proposed re-use of the application site is consistent with the last use of the site
which was for education purposes.
Impact on the Character and Appearance of the Area
21. Section 7 of the NPPF requires good design and states that the Government attaches great
importance to the design of the built environment. Good design is a key aspect of sustainable
development, is indivisible from good planning, and should contribute positively to making places
better for people.
22. Policy CG3 of the Core Strategy states that the Council will expect development proposals to
display innovative, sustainable designs that contribute to good urban design, conserve and
enhance local distinctiveness (ensuring development has regard to the overall built character and
landscape quality of the area), and require development to be compatible with the surrounding
area (in terms of scale, massing, grain, form, architecture, street enclosure, local materials and
landscape treatment).
23. The new school building is proposed at single storey height and will be located at the northern
part of the site, opposite the terraced properties on Chadwick Street. The front elevation (facing
Chadwick Street) is broken up by a staggered building line, which effectively breaks up the
massing of the building, the use of a blue/grey brick on the nursery block and the western side
of the front elevation being slightly taller than the eastern side.
24. The central part of the front elevation (the part that forms the main school entrance) will be set
in from the main front elevation and constructed from red brick (as is the remainder of the front
elevation), which is the predominant building material in the local area. The design of the
windows in this part of the elevation (with some coloured panels and a variety of sizes and
shapes) adds additional interest to the main elevation.
25. The eastern elevation constructed in red brick with the exception of the northern most section
(the nursery block) which is constructed in a blue/grey brick. Additionally this elevation would
feature a small external canopy and feature colour panels above the entrance doors.
26. The western elevation would consist entirely of red brick again with some colour feature panels
above entrance doors and in glazing panels.
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27. The rear elevation of the building is proposed to be simpler design to that of the front elevation
and will comprise of red brick.
28. Four trees are proposed to be removed; two in order to facilitate access (T41 and T42) and two
for health and safety reasons (T33 and T35). The Councils Tree and Woodland Officer has
considered the loss of these trees. They have concluded, given that the other protected trees
within the site are to be retained and the condition and the visual contribution of the trees to be
removed is limited, the limited tree loss is acceptable, subject to replacement planting within the
site. Therefore it is not considered that the loss of the existing trees (T33, T35, T41 and T42)
would be detrimental to the character and appearance of this part of Chadwick Street.
29. As discussed above, the wall and decorative railings that bound the Chadwick Street, Bromwich
Street, Back Bromwich Street and part of Crawford Avenue boundaries will be retained, as these
are considered to be an attractive enclosure to the site.
30. It is considered that the proposed development would be compatible with the street scene and
the character and appearance of the local area, compliant with Policies CG3 and RA1 of Bolton's
Core Strategy.
Impact on the Highway
31. 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 and parking (in accordance with the parking standards set out in appendix 3).
Policy S1.2 states that the Council will promote road safety in the design of new development.
32. Guidance contained within the NPPF (paragraph 32) clearly states that for developments which
generate significant amounts of movement should be supported by a Transport Statement.
Plans and decisions should take account of whether: the opportunities for sustainable transport
modes have been taken up, the site can provide safe and suitable access for all people and
improvements can be undertaken that limit the significant impacts of the development.
33. Guidance contained within paragraph 32 of the NPPF is clear that:

'Development should only be prevented or refused on transport grounds where the residual
cumulative impacts of development are severe.'.
34. The applicant has submitted a Transport Statement (TS) and Travel Plan in order to support the
proposal. This information has been reviewed by the Highways Authority as part of the planning
application process. The Council's Highways Engineers consider the document is robust in terms
of potential vehicle impact and reiterates the sites accessibility to sustainable transport provision
and the surrounding residential catchments.
35. The proposed development will replace the existing Bolton Parish Primary School with a new
school, with no changes in the capacity to accommodate either pupils or staff.
36. The Council's Highways Engineers have concluded that:
·
·

the proposal is for the relocation of Bolton Parish Primary School on Kestor Street to a brand
new facility 500m south on Chadwick Street - will potentially be no net increase in the
volume of traffic on the surrounding highway network owing to the like for like replacement;
there will be an element of re-routing of traffic/pedestrian movement associated with the
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·

relocation;
congestion at peak times is normally short-lived (15/20 minutes) and that inevitably the
re-routing of traffic from the Kestor Street site to Chadwick Street will have an impact on the
residential amenity but as indicated above this issue is normally short-lived.

37. The impact of traffic management issues at drop-off and pick-up times is acknowledged by both
the applicants Highways consultant and the Council's Highways Engineers.
The proposed
development will be mitigated by:
·
·
·

·
·

A School Travel Plan which seeks to ensure a modal shift in the means of transport both
parents and staff use to use visit the school i.e. use of more sustainable modes of
transport e.g. walking, cycling and where necessary car sharing and other initiatives;
Surrounding pedestrian facilities whether at junctions or in the form of refuges within the
carriageway are adequate and appropriately located to accommodate the re-located
pedestrian footfall to the new facility.
The applicant is proposing no drop-off provision within the curtilage of the site and so
there will be a reliance on using the surrounding highways for this requirement. Although
this is not ideal there are areas of highway surrounding the site that can be utilised and
following a review of existing parking restrictions and implementation of required school
keep clear markings, additional provision on-street to support the peak drop-off/pick-up
times will become available.
The applicant has indicated 17 off-road parking spaces within the curtilage of the
proposed school. According to the information indicated within the TS this number is
compliant with the Councils maximum parking standards for this level of D1 use-class.
Adequate servicing/turning provision has been provided within the site curtilage in order
to support the level of development.

38. Acting on the submitted transport information and the fact that the proposal is for a like for like
replacement of an existing facility within proximity to each other, the residual cumulative traffic
impact of what is being proposed could not be classed as severe.
39. The Council's Highways Engineers do not object to what is being proposed under this application
subject to the appropriate conditions/informatives being attached to the consent.
40. It is therefore considered that the proposed development would provide for adequate on-site
parking and servicing arrangements and would not jeopardise highway safety, compliant with
Policies P5 and S1.2 of the Core Strategy. In respect of guidance contained within Paragraph 32
of the NPPF it is considered that the applicant provides for safe and suitable access for all to the
proposed new school, provides for opportunities for use of sustainable transport modes whilst
improving the existing transport network whilst not resulting in residual cumulative impacts
which are severe.
Impact on the Amenity of Neighbouring Residents
41. Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security, and should not generate unacceptable nuisance, odours, fumes, noise or light pollution.
42. The closest neighbouring residential properties to the proposed school building are at 15 to 25
Chadwick Street. These properties will be approximately 25.23 metres away from the front of the
new school. SPD General Design Principles recommends an interface distance of 21 metres
between dwellings where main room windows have the potential to overlook. The siting of the
proposed school building would meet this recommended interface distance (for new dwellings),

219

and furthermore it is considered that there would be no undue overlooking between the school
and the neighbouring dwellings.
43. The dwellings sited to east of the application, at Crawford Avenue, will be (at their nearest) over
55 meters away from the side of the school building. It is therefore considered that the proposed
siting and height of the building would not unduly affect these neighbours.
44.

The application would see two small playground areas located to the east and west of the
proposed building, where there is groups of mature protected trees, with the main playground
located to the rear of the site. The rear part of the site, where the main outdoor play area is
proposed, will be screened from the residents along Crawford Avenue and Bromwich Street by
established trees and landscaping. Any disturbance will also be contained during school hours,
and is therefore not considered to be unreasonable.

45. The noise assessment submitted by the applicant in support of their application concludes that
the operation of the new school building and the external services plant will not adversely affect
the existing noise climate.
46. It is therefore considered that the proposed development would not unduly harm the amenity of
any neighbouring residents to the site, compliant with Policy CG4 of the Core Strategy.
Impact on Biodiversity
47. 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.

Trees

48. An arboricultural impact assessment has been submitted with the application.
49. The proposed development will result in the loss of a 4 no. trees within the site. The applicant
proposes to replacement tree planting.
50. The Council’s Trees and Woodland officer has considered the loss of trees (T33, T35, T41 and
T42); two in order to facilitate access (T41 and T42) and two for health and safety reasons (T33
and T35). The Councils Tree Officer has stated that given the other protected trees within the
site are to be retained and the condition and the visual contribution of the trees to be removed is
limited, that this loss could be mitigated through replacement planting within the site. Therefore
it is not considered that the loss of the existing trees (T33, T35, T41 and T42) would be
detrimental to the character and appearance of this part of Chadwick Street. Replacement
planting would be conditioned along with a landscaping scheme.
51. The existing trees to the rest of the site are to be retained. Tree Officers recommend that the
trees that are to be retained within the site be protected by protective fencing. This is suggested
by condition.

Ecology
52.

An ecological assessment (preliminary ecological appraisal) has been submitted with the
application. This assessment states there is low potential to support specifically protected
species. It is noted that some of the trees on the site have been identified as having moderate
potential to support bats, and some trees will need to be removed to facilitate the scheme. It is
considered that with regard to the risk of harm to the long-term conservation status of bats
locally is low, and any losses to bat roosting potential would easily be able to be mitigated.
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Artificial bat roosts are proposed.
53. The ecological assessment finds Japanese Knotweed on the site also recommends that a method
statement for its eradication is submitted and approved by the Local Authority; it is considered
that this could be conditioned on any approval granted.
54. It is considered, subject to the suggested conditions, that the proposed development would
safeguard biodiversity on the site, compliant with Policy CG1.2 of the Core Strategy.
Impact on the Risk of Flooding
55. Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton
and other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk.
Policy CG2.2c seeks to ensure that new major development demonstrates the sustainable
management of surface water run-off and on brownfield sites the rate of run-off should be 50%
less than conditions before development.
56. A flood Risk Assessment was submitted in support of the application which has been assessed
by the Council’s Drainage team
57. The Environment Agency's made no comment on the application.
58. United Utilities raise no objection to the proposal.
59. The proposed drainage scheme for the site is considered acceptable and appropriate for this
type of development. It is therefore considered that the proposed development complies with
Policies CG1.5 and CG2.2 of Bolton's Core Strategy.
Conclusion
60. For the reasons discussed above it is considered that the proposal for a new replacement school
would be compatible with the character and appearance of the area, would provide for sufficient
on-site parking and would not jeopardise highway safety, would not unduly harm the amenity of
neighbouring residents, and would safeguard the biodiversity of the site.
61. Members are recommended to approve this application.
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Representation and Consultation Annex
Representations
Letters:- a total of four objections have been received from residents on Crawford Avenue raising
the following concerns:
·
·
·
·
·
·
·
·
·
·
·
·
·

Loss of landscaped piece of land on Crawford Avenue by the erection of a fence;
Concerns with the type and height of fence proposed.
Change in outlook –
Concern regarding parking at drop off and pick up times;
Also potential for problems outside the school if there is after school activities;
Chadwick Street is used as a rat run to cut out the lights on Radcliffe Road.
Parking/drop off area will not provide 20 parking spaces;
How can the drop off facility be provided if it is currently used for residents parking;
Insufficient staff car parking has been provided;
Requirement for residents only car parking on Crawford Avenue;
General concern regarding emergency vehicle access to the School.
Crawford Avenue does not support through traffic as it is a dead end.
Potential for cars to be blocked in if vehicles park on Crawford Avenue

Petitions:- no petitions received.
Elected Members:- no comments received.
Consultations
Advice was sought from the following consultees: Highways Engineers, Drainage Officers, Pollution
Control Officers, Tree Officers, Landscape Officers, Wildlife Liaison Officer, Asset Management Unit
(Children's Services), Corporate Property Officers, the Environment Agency, Greater Manchester
Police and United Utilities.
Planning History
An outline planning application for residential development (upto 185 dwellings) with associated
infrastructure including the demolition of the existing Halls of Residence was withdrawn by the
applicant in October 2017 (Ref: 95062/15).
A planning application to extend the time limit to implement permission 76638/07 was approved with
conditions in August 2010 (Ref: 84302/10).
Outline planning permission (Access details only) was granted in June 2007 for the demolition of the
existing buildings on site and the erection of dwellings (Ref: 76638/07).
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

The development hereby permitted shall be begun before the expiration of three years from the date
of this permission.
Reason
Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
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2.

No demolition, development or stripping of soil shall be started until:
1. The Protective fencing will be required (as detailed in BS5837 2012: Trees in Relation to Design
Demolition and Construction) on the periphery of the root protection zones (RPZs) of the retained
trees during development.( As detailed on Tree Protection Plan (TPP) Ref:
BPP-AHR-SO-XX-DR-L-90-003).
2. The approved fencing shall remain in the agreed location (in accordance with BS 5837:2012) until
the development is completed or unless otherwise agreed in writing with the Local Planning Authority
and there shall be no work, including the storage of materials, or placing of site cabins, within the
fenced area(s).
3. No development shall be started until a minimum of 14 days written notice has been given to the
Local Planning Authority confirming the approved protective fencing has been erected.
Reason
To protect the health and appearance of the tree(s) and in order to comply with Bolton's Core
Strategy policies CG1 and CG3

3.

Prior to their use in the development hereby approved the details (samples if required) of the type
and colour of materials to be used for the external walls, colour feature panels and roof shall be
submitted to and agreed in writing by the Local Planning Authority. The approved materials shall be
implemented in full thereafter and retained thereafter.
Reason
To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

4.

Prior to their use in the development hereby approved a detailed specification for all doors and
windows shall be submitted to and approved in writing by the Local Planning Authority. The approved
scheme shall be implemented in full before the development is brought into use and retained
thereafter.
Reason
To ensure the development reflects local distinctiveness in order to comply with Bolton's Core
Strategy policy CG3

5.

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

6.

Before the development hereby approved is first brought into use a scheme, in accordance with the
principles of the approved spill plan ref BBP-HOA-SO-XX-DR-E-5630-002 Rev P01, 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 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
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development is first brought into use and retained thereafter.
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

7.

Prior to commencement of development a site investigation and risk assessment shall be submitted
to and approved in writing by the Local Planning Authority, to assess the nature and extent of any
contamination on the site. The investigation and risk assessment must be undertaken in accordance
with Model Procedures for the Management of Land Contamination (CLR 11) and a written report of
the findings must be produced. The written report shall include:
(i) a survey of the extent, scale and nature of contamination;
(ii) an assessment of the potential risks to human health, property or the environment;
(iii) an appraisal of remedial options and proposal for a preferred option. This should include details
of testing methodology for any soil or soil forming materials to be brought onto site.
Prior to first use/occupation of the development hereby approved:
(iv) A Verification Report shall be submitted to, and approved in writing by, the Local Planning
Authority. The Verification Report shall validate that all remedial works undertaken on site were
completed in accordance with those agreed by the LPA.
Reason
To safeguard the amenity of the future occupants of the development and to comply with Core
Strategy policy CG4.

8.

Before the approved development is commenced details of the proposed ground levels within the site
and on adjoining land including spot heights, cross sections and finished floor levels of all buildings
and structures shall be submitted to and approved in writing by the Local Planning Authority. The
approved details shall be implemented in full and retained thereafter.
Reason
To safeguard the visual appearance and or character of the area and in order to comply with Core
Strategy policies CG3 and CG4.

9.

Within 3 months of the commencement of development details of 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".

10.

Prior to the commencement of development an air quality assessment shall be submitted to and
approved in writing by the Local Planning Authority . The Assessment shall describe the scope,
relevant legislation, assessment methodology and baseline conditions currently existing at the
application site and its surrounding. It should then consider any potential significant environmental
affects the proposed development may have on this baseline environment; the mitigation measures
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required to prevent, reduce or offset any significant adverse effects; and its likely residual impacts
after these measures have been employed and adhered to thereafter construction.
Reason
To safeguard the living conditions of residents with regard to air pollution.

11.

Prior to the commencement of any groundworks surface water drainage works should be
implemented in full in accordance with details that have been submitted to and approved in writing
by the Local Planning Authority. Before these details are submitted an assessment shall be carried
out of the potential for disposing of surface water by means of a sustainable drainage system in
accordance with the principles set out in 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 details shall:
1) Provide information about the design, storm period and intensity, the method employed to delay
and control the surface water discharged from the site and the measures taken to prevent pollution
of the receiving groundwater and/or surface waters.
2) Include a timetable for its implementation, and
3) Provide a management and maintenance plan for the lifetime of the develpment which shall
include the arrangements for the adoption by any public authority or statutory undertaker and any
other arrangements to secure the operation of the scheme throughout its lifetime.
Reason
To ensure the site provides satisfactory means of surface water drainage and to comply with policies
CG1.5 and CG2.2 of Bolton's Core Strategy.

12.

Prior to the commencement of development of any works on site, the developer shall submit a
method statement detailing how the following elements of the site will be constructed without
causing harm or damage to the protected trees found on the site to the Local Planning Authority. The
specified areas are:
- Additional details and specifications for the newly proposed southern and south eastern boundary
weldmesh fencing to show that this will not have a detrimental effect on the tree root systems of the
retained trees.
No development or site clearance shall take place until the Local Planning Authority has agreed the
measures in writing, and these measures shall then be implemented fully in accordance with the
approved details.
Reason
To ensure the safe development of the site and favourable retention of trees and in order to comply
with Bolton's Core Strategy policies CG1 and CG3

13.

The foul drainage for the development hereby approved, shall be carried out in accordance with
principles set out in the submitted Flood Risk Assessment (Ref No. 1015266-RPT-CL-001, Dated 28
February 2018) which was prepared by Cundall. Any variation to the discharge of foul drainage shall
be agreed in writing by the Local Planning Authority prior to the commencement of the development.
The development shall be completed in accordance with the approved details.
Reason:
To ensure a satisfactory form of development

14.

Prior to the development hereby approved being first brought into use the Highway access to car
parking provision as indicated on the submitted site plan Drg No BPP-AHR-SO-XX-DR-L-90-001, to
include relocation of street-lighting shall be implemented in full and retained thereafter.
Reason
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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".

15.

Before the approved/permitted development is first brought into use no less than 17 car parking
spaces with minimum dimensions of 2.4 metres by 4.8 metres shall be marked out and provided
within the curtilage of the site, in accordance approved plan (drawing ref
BPP-AHR-SO-XX-DR-L-90-001). Such spaces shall be made available for the parking of cars at all
times the premises are in use.
Reason
To ensure that adequate provision is made for vehicles to be left clear of the highway and in order to
comply with Bolton’s Core Strategy policies S1, P5 and Appendix 3

16.

Prior to the development hereby approved/permitted being first occupied or brought the servicing
and turning provision indicated within the site shall be laid out and made available as indicated on the
submitted plan Drg No BPP-AHR-SO-XX-DR-L-90-001 within the curtilage of the site to enable
vehicles to enter and leave the site in forward gear. The approved scheme shall be implemented in
full before the development is first brought into use and retained thereafter and not to be used for
any purpose expect the servicing and turning of vehicles.
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'.

17.

Within three months of the commencement of development full details of the highway works on
Crawford Avenue comprising of the closure of 2 no. redundant access points on Crawford Avenue to
school site and re-stringing of kerbline/making up of footway to adoptable standards 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.
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".

18.

Within 3 months of the commencement of development full details of the highway works at Chadwick
Street/Bromwich Street comprising closure of redundant access point at the junction of Chadwick
Street/Bromwich Street, the implementation of a 8.0m radius kerb and the making up of the footway
to adoptable standards 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.
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".

19.

Prior to the development hereby approved being brought into use / first occupied full details of the
highway works at Chadwick Street and Crawford Avenue comprising repair/reinstatement of footway
surfaces arising from the construction phase 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
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being first brought into use and retained thereafter.
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".

20.

Within 3 months of the commencement of development hereby approved/permitted, all developer
obligations shall be fulfilled to enable the Local Highway Authority to carry out a review of Traffic
Regulation Orders in the locality where necessary and to enable the Local Highway Authority to
consult , advertise, promote and implement Traffic Regulation Orders with the potential to
introducing school keep clear markings at the pedestrian access/egress onto Chadwick Street and the
amendments of existing parking restrictions surrounding the site.
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".

21.

Prior to the development hereby approved/permitted being first occupied or brought into use, all
Traffic Regulation Orders required by the Local Highway Authority to mitigate the impact of the
development shall be implemented in full.
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".

22.

Trees and shrubs shall be planted on the site in accordance with a landscape scheme to mitigate the
tree losses (T41, T42, T33 & T34) to be submitted and approved in writing by the Local Planning
Authority prior to the development being first brought into use. The approved scheme shall be
implemented in full and carried out within 6 months of the occupation of any of the buildings or the
completion of the development, whichever is the sooner, or in accordance with phasing details
included as part of the scheme and subsequently approved by the Local Planning Authority. Any trees
and shrubs that die or are removed within five years of planting shall be replaced in the next
available planting season with others of similar size and species.
Reason
To reflect and soften the setting of the development within the landscape and in order to comply
with Core Strategy policies CG1 and CG3.

23.

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.
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24.

Before the development hereby approved is first brought into use, a colour scheme for the
fence/railing 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.

25.

Prior to the development being first occupied or brought into use, details (including a brick or
masonry specification and colour scheme) of the treatment to all boundaries to the site shall be
submitted to and approved in writing by the Local Planning Authority. The submitted scheme shall be
in accordance with the principles as detailed on Drawing No. BPP-AHR-SO-XX-DR-L-90-005 Rev. PO1
dated 21.02.18. The approved scheme shall be implemented in full within 21 days of the Local
Authorities approval, unless otherwise agreed in writing with the Local Planning Authority and
retained thereafter.
Reason
To ensure adequate standards of privacy and amenity are obtained and the development reflects the
landscape and townscape character of the area and in order to comply with policies CG3 and CG4 of
Bolton's Core Strategy.

26.

Before the development is first brought into use a detailed scheme shall be submitted to and
approved by the Local Planning Authority showing the design, location and size of a facility to store
refuse and waste materials. The approved scheme shall be implemented in full within 21 days of the
Local Planning Authority approving the scheme in writing and retained thereafter.
Reason
To ensure satisfactory provision is made for the storage of waste materials in order to comply with
Bolton's Core Strategy policy CG3

27.

Before the use hereby permitted begins, a scheme for the installation of equipment to control the
emission of fumes and smell from the premises shall be submitted to, and approved in writing by the
Local Planning Authority. The approved scheme shall be implemented in full within 14 days of the use
commencing and retained thereafter.
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

28.

The rating level, as defined in BS4142:2014, shall not exceed the measured daytime and/or night
time background sound level at the closest residential properties at any time.
A noise assessment shall be carried out and a report submitted to, and approved in writing by, the
Local Planning Authority prior to the construction phase of the development. The report shall include
all the information specified in Clause 12 of BS4142:2014 and details of any mitigation proposed to
achieve the rating level. The approved details shall be carried out in full and retained thereafter.
Reason
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To minimise the impact of noise on the general and residential amenity from the increase and
alteration of commercial and/or industrial uses in the area and in order to comply with Core Strategy
policy CG4.

29.

No operations (including the repair of plant machinery and the movement of such machinery) shall
be carried out on the premises outside the following hours:0800 and 2100 Mondays - Fridays
0900 and 1600 Saturdays
No operations 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

30.

No deliveries shall be taken or dispatched from the premises outside the following hours:08-00 - 18-00 Mondays - Fridays
09-00 - 14-00 Saturdays
No operations 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

31.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Drawing No. BPP-AHR-SO-XX-DR-L-90-001 Rev. P10 - Site Layout as Proposed, dated
20.02.18;
Drawing No. BPP-AHR-B1-00-DR-A-20-000
- Ground Floor Plans, Date created
12/19/17;
Drawing No. BPP-AHR-B1-00-DR-A-20-100 - Main Elevations, Date created 12/19/17;
Drawing No. BPP-AHR-B1-00-DR-A-27-000 - Roof plan, Date created 12/19/17; and
UTI-1610-CHADWICK ST-TOPO - Utility and Topographical Survey, dated 21.10.16.
Reason
For the avoidance of doubt and in the interests of proper planning.
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Type of Application:
Registration Date:
Decision Due By:
Responsible
Officer:

Outline Planning Permission
26/02/2018
27/05/2018
Jodie Turton

Location:

HARTLEYS FARM, WINGATES LANE, WESTHOUGHTON,
BOLTON, BL5 3LP

Proposal:

OUTLINE PLANNING PERMISSION FOR THE ERECTION OF UP
TO 58NO. RESIDENTIAL DWELLINGS (ACCESS DETAILS ONLY)

Ward:

Westhoughton North

Applicant: Hollins Wingates Ltd
Agent :
Sedgwick Associates

Officers Report
Recommendation:

Approve the application subject to conditions and
authorise the Director of Place and Borough Solicitor to
complete all the necessary legal formalities in
consultation with the Chair of Planning Committee.

Background
1. This is a resubmission of a planning application (00579/17) that was refused by Members at the
November 2017 planning committee meeting. The application was presented to committee with
an officer recommendation of approval; however Members were minded to refuse the application
for the following reason:
The proposed residential development of the application site would represent inappropriate development of
'Other Protected Open Land' in that it would not fall within any of the categories listed within Bolton's
Allocations Plan Policy CG6AP, and therefore would be contrary to the Council’s development plan. Whilst it
is acknowledged that Policy CG6AP is not "up-to-date" (paragraph 49 of the National Planning Policy
Framework), it is considered (by applying the "tilted balance" of paragraph 14 of the National Planning
Policy Framework) that the adverse impacts of the development (that is, the harm to the character and
appearance of the area and the harm to highway and pedestrian safety owing to the constrained highway
width of the proposed vehicle access to the site (Wingates Lane and Church Lane) as a result of significant
on-street parking, and the resultant congestion at peak times) would significantly and demonstrably
outweigh the benefits of the proposed development. The proposed development is therefore considered to
be contrary to Policy CG6AP of Bolton’s Allocations Plan and Policies CG3, OA3, P5 and S1.2 of Bolton’s Core
Strategy.

2. The planning application has subsequently been appealed by the applicant and is due to be heard
by the Planning Inspectorate by means of a hearing. A date has yet to be set for the appeal due
to the applicant awaiting the outcome of the current planning application.
3. Further information has been submitted to support the current proposal with regard to the
character of the area and also information regarding the highway, in particular highway safety.
This information will be assessed in the relevant sections in the report below.
4. In addition, Members were made aware of the up-to-date situation with regards to housing land
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supply in Bolton following the members briefing which took place on 1st February 2018. A
summary of the advice provided by Kings Chambers is detailed in the “Principal of Residential
Development” section of the report.
Proposal
5. This is an outline application for the erection of up to 58 residential dwellings. The proposal will
establish the principle of the residential development on the site and the approval of access
details.
6. Access to the development is proposed from Wingates Lane, directly to the north of the existing
bungalow (which is to be retained as part of the development proposal).
7. The application does not seek approval for details of layout, however an indicative layout plan
has been provided in order to determine whether the application site can accommodate the
number of units being proposed and also due to the fact that the site has a number of
constraints, which are material considerations in the determination of this application, in terms of
proximity to the motorway and the noise associated with this, the gas pipeline which runs
through the site and the easement required along the length of this, also biodiversity issues such
as trees and habitats.
8. The gas pipeline runs along the northern section of the site, which is also bound by the M61
motorway. A landscape buffer, open space and areas of car parking are proposed to the
northern section of the site, which will not only allow for the easement to the gas pipeline but will
also serve to mitigate against the noise and disturbance from the motorway.
9. In order to accommodate up to 58 dwellings the indicative layout shows that the site is suitable
for a mix of house types, made up of a small number of apartments, which will be sited to the
north eastern and north western corners of the site, detached, semi-detached and terrace
properties. It is indicated that the finished scheme would provide up to 21 affordable housing
units.
10. This application is being considered by the Planning Committee for decision as this is a
resubmission of an application which was previously refused by the Members. The application is
a major and has received 6 objections. Members visited the site in November 2017.
Site Characteristics
11. The application site is located on the eastern side of Wingates Lane and lies immediately to the
south of the M61 motorway. The site is located to the north of Westhoughton district centre. At
1.94 hectares, the site is largely an open greenfield site, with a cluster of buildings to the south
western corner which make up Hartleys Farm and the buildings associated with the garden
nursery. The existing bungalow is to be retained as part of the development proposal.
12. A public right of way runs along the eastern outer boundary of the site. To the north the site is
bound by the M61 motorway. A gas pipeline lies within the site, running along the northern
section of the site parallel to the motorway.
13. Beyond the site to the east is further open land in agricultural use. There is a small area of
woodland to the south eastern corner of the site.
14. The application site is allocated as 'Other Protected Open Land' within Bolton's Allocations Plan.
Policy
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National Planning Policy Framework: 6. Delivering a Wide Choice of High Quality Homes; 7. Requiring
Good Design; 11. Conserving and Enhancing the Natural Environment.
Draft National Planning Policy Framework (March 2018)
Core Strategy policy: P5 Accessibility and Transport; S1 Safety; CG1.1 Trees and Woodlands; CG1.5
Flood Risk; CG2 Sustainable Design and Construction; CG3 Design; CG4 Compatible Uses; SC1
Housing; OA3 Westhoughton.
Bolton's Allocations Plan policy: 6 Strong and Confident Bolton – Housing; P8AP Public Rights of Way;
CG6AP Other Protected Open Land.
Supplementary Planning Documents: General Design Principles; Accessibility, Transport and Safety;
Sustainable Design and Construction.
Bolton's Authority Monitoring Report 2016/17: Volume 2 Housing Land Requirements and Supply
Briefing Note (AMR)
Analysis
15. 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.
16. It is therefore necessary to decide whether this proposal is in accordance with the Development
Plan and then take account of other material considerations.
17. The main impacts of the proposal are:*
*
*
*
*
*
*
*
*
*
*
*
*

principal of residential development
impact on the highway
impact on the character and appearance of the area
impact on the amenity of neighbouring and future residents
impact on trees
impact on biodiversity
impact on drainage and flood risk
impact on public rights of way
impact on the gas pipeline
sustainable design and construction
impact on local infrastructure
whether the proposal constitutes sustainable development
benefits of the proposal

Principal of Residential Development
18. The application site is allocated within Bolton's Allocations Plan as 'Other Protected Open Land'.
Protected Open Land is defined within paragraph 5.12 of the Allocations Plan as countryside that
is not within the Green Belt but is protected from inappropriate development. Allocations Plan
Policy CG6AP states that the Council will permit development proposals within the defined areas
of Protected Open Land shown on the Proposals Map provided that they fall within one or more
of the following categories:
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·
·
·
·

the development represents limited infilling within an established housing or industrial area, is
in scale with it and would not adversely affect its character or surroundings; or
it forms part of, and is required for, the maintenance of an existing source of employment; or
the development requires a location outside the urban area, but is inappropriate within the
Green Belt, and providing it maintains the character and appearance of the countryside; or
the development would be appropriate within the Green Belt.

19. The proposed residential development of the application site does not fall within any of the four
categories within Policy CG6AP and therefore, by definition, represents inappropriate
development of 'Other Protected Open land', contrary to Allocations Plan Policy CG6AP.
20. Section 38 of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with policies in the Development Plan (that is, for Bolton, the Core
Strategy, the Allocations Plan and the Greater Manchester Joint Minerals Plan,) unless material
considerations indicate otherwise.

Housing Land Supply

21. The National Planning Policy Framework (NPPF) does not change the statutory status of the
development plan as the starting point for decision making however it is a material consideration.
Whether Bolton Council can demonstrate a five year supply of deliverable housing land is also a
material consideration relevant to the housing supply policies.
22. Paragraph 47 of the NPPF requires local planning authorities to identify and update annually a
supply of specific deliverable sites sufficient to provide five years worth of housing against the
local planning authorities' housing requirements, with an additional buffer. Paragraph 49 of the
NPPF states that relevant policies for the supply of housing should not be considered up-to-date
if the local planning authority cannot demonstrate a five year supply of deliverable housing sites.
Where policies relating to the supply of housing are out-of-date (as a result of not having a five
year supply of deliverable housing land), the second bullet point of Paragraph 14 of the NPPF is
triggered, which affirms that permission should be granted unless any adverse impacts of doing
so would significantly and demonstrably outweigh the benefits, when assessed against the
policies in the NPPF taken as a whole. The draft NPPF retains this requirement, albeit contained
in paragraph 75 and paragraph 11d.
23. Following the members briefing in February 2018, Members will be aware that the most recent
figures for housing land supply in Bolton are in the region of a 2.6 year supply. There has also
been a record of persistent under delivery of housing in Bolton and therefore the NPPF stipulates
(para 47) that an additional buffer of 20% is required in order to provide a realistic prospect of
achieving the planned supply. Policy SC1 of the Core Strategy makes the requirement for 694
dwellings per annum, an additional 20% would mean that a further 139 houses per annum
should be built, therefore the annual housing supply total for Bolton currently should be 833
houses per annum. For the period 2016-2017 there were 438 (net) completions in Bolton, just
over half the amount of housing provision required, when taking into consideration the persistent
under delivery since 2008, and significantly below the Core Strategy requirement.

Recent Appeal Decisions on ‘Other Protected Open Land’

24. Members will be aware that recent appeal decisions have overturned the Council's refusal of
planning applications on sites designated as Other Protected Open Land due to the Council's
shortfall in provision of a five year supply of deliverable housing sites:
Bowlands Hey, Westhoughton (APP/N4205/W/17/3167848)
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25. The Planning Inspector concluded that Bolton Council cannot currently demonstrate a 5 year
supply of deliverable housing land (Housing Land Supply – HLS). It was agreed that the Council
has a 3.1 year supply. The Inspector stated that, “the degree of the HLS shortfall indicates to me
that the Council's development plan policies are not functioning to achieve the Framework
objective to boost significantly the supply of housing.” On the basis of this and following the
judgement of the Supreme Court on 10 May 2017, which ruled that where there was an absence
of a 5-year HLS paragraph 14 of the NPPF should be engaged, the Inspector gave limited weight
to policies OA3 and CG6AP in the consideration of the appeal. Limited weight was also given to
strategic objective SO15.
Hill Lane, Blackrod (APP/N4205/W/15/3136446)
26. The Planning Inspector concluded that Bolton Council only had between a 2 and 3.4 year supply
of deliverable housing sites (April 2016). The Inspector stated, "...it is clear that the Council
cannot currently demonstrate a five year supply of deliverable housing land by some considerable
margin." She therefore concluded, having regard to paragraphs 47 and 49 of the NPPF, that the
relevant policies for the supply of housing (including Policy CG6AP of the Core Strategy) are not
up-to-date and therefore carry very limited weight.
27. Despite these appeal decisions, the Council has recently successfully defended an appeal for
housing on land designated as ‘Other Protected Open Land’ (Land off Dixon Street,
Westhoughton (APP/N4205/W/16/3162124). The Inspector acknowledged the Council's HLS
shortfall and therefore stated that, “according to paragraph 49 of the NPPF, relevant policies for
the supply of housing should not be considered up-to-date. In this situation paragraph 14 of the
Framework states that planning permission should be granted unless any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits, when assessing against the
policies in the Framework taken as a whole.” The benefits were identified as the provision of up
to 14 dwellings, however the Inspector considered this benefit to be significantly outweighed by
the identified harm to the character and appearance of the area and the reasonable likelihood of
protected species being present and affected by the development.
28. The latest assessments of which sites are deliverable within the five year period show that Bolton
remains significantly short of the five year requirement required by national planning policy.
These sites have been re-examined against the deliverability tests in national policy, which are
that sites should be available now, offer a suitable location for development now, and be
achievable with a realistic prospect that housing will be delivered on the sites within five years
and in particular that the development of the sites is viable.
29. Therefore whilst the proposal conflicts with Policy CG6AP of Bolton's Allocations Plan, as Policy
CG6AP is a relevant policy for the supply of housing (as its purpose in part is to restrict housing
development on 'Other Protected Open Land') and as the Council is unable to demonstrate a five
year supply of deliverable housing sites in the borough, paragraph 49 of the NPPF states that it
must therefore be considered to be out-of-date and (as confirmed by the Planning Inspectors in
the appeals detailed above) can only carry very limited weight in the assessment of planning
applications for residential development. This means that Paragraph 14 of the NPPF applies
whereby permission should be granted unless adverse impacts outweigh the benefits.
30. Thus it is considered that in accordance with NPPF, as the relevant housing supply policies are
out of date, there is a presumption in favour of approving the proposal to develop the application
site for housing unless the other impacts of the development are so harmful as to outweigh the
benefits associated with the development.
Impact on the Highway
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31. 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). Policy
S1.2 states that the Council will promote road safety in the design of new development.
32. Local residents have raised significant concerns and objections to the application regarding the
potential impact of the development on the highway network. The main concern relates to the
potential increase in the amount of traffic passing along Wingates Lane/Church Lane which is a
narrow road which struggles to cope with the amount of traffic using it currently.
33. A Transport Statement (TS) has been submitted with the application in order to substantiate the
development from a highways perspective. Highway Engineers have confirmed that, “the
information submitted with the TS appears to demonstrate that the traffic generation associated
with the proposed development can be potentially accommodated without detriment to the
operational capacity or safety of the local highway network surrounding the site.”
34. Given the location of the site on the edge of the town of Westhoughton, which has a range of
shops, schools, dentists, doctors and other essential amenities, as well as railway stations and
the town is well served by buses, the site is considered to be in a sustainable location. The site is
considered to be compliant with the requirement indicated in paragraph 32 of the NPPF in terms
of transport impact/provision.
35. In their assessment Highway Engineers do acknowledge the existing highway situation on Church
Lane, stating that, “owing to the nature of the properties on Church Lane there is a reliance on
on-street parking fronting the properties which does reduce the running lane width for vehicles at
that location. This is an existing situation which cannot be rectified owing to the terraced nature
of some of the properties having no off-road parking provision.” On this basis, Highway
Engineers do not consider there to be any measures that can be taken to improve the existing
highway situation along Church Lane. Furthermore, the TS has identified a low level of traffic
generation from the development, therefore Highway Engineers are satisfied that, “there will
potentially be a limited impact on the congestion issues caused by the existing on-street parking
situation to warrant any additional concern”.
36. In addition to the Transport Statement, the application is supported by an addendum to the
Transport Statement, which seeks to address the highway reason for refusal of planning
application 00579/17. The statement in particular focuses on the accident record for Wingates
Lane and Church Lane over a ten year period, from 2008 up to and including 2017. The personal
injury collisions (PIC) data shows there to have been no PICs during the ten year period along
the full length of Wingates Lane and Church Lane, and therefore concludes that, “there is
therefore no evidence which indicates that there is any existing highway safety issue on Wingates
Lane or Church Lane.”
37. Furthermore, it is highlighted that Church Lane and Wingates Lane, from south of the M61, is
subject to a 20mph speed limit, and is traffic calmed. Traffic calming includes one-way priority
horizontal deflection at the northern end of the traffic calming scheme and vertical speed humps.
In addition, there is a 7.5T weight restriction, except for access, on Church Lane and Wingates
Lane.
38. The Addendum also seeks to address the reference in the reason for refusal to the “significant
on-street parking”. It is noted that on-street parking is limited to a section of the road that is
fronted by terraced housing, where no off-street parking for residents is available. This section of
the road constitutes an approximately 125 metre stretch to the north of the junction with
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Ploughfields. The report states that, “Although traffic flows are reduced to one-way movement
where on-street parking does occur, I consider that this helps to further enhance the speed hump
traffic calming measures in the vicinity, ensuring vehicle speeds are kept low.”
39. Councillor Wild has however highlighted that an accident did occur on the road in December 2017
which has not been included in the accident record data. Highway Engineers have been asked to
comment on this, and state that, “Looking at this it is 1 accident in isolation on a route that from
evidence has no appreciable accident record which has received traffic calming treatment … The
fact that the development will only lead to a marginal increase in traffic on the surrounding
highways means that residual cumulative impact could not classed as severe in terms of
congestion and potential road safety implications.”
40. The proposed access from the site complies with the Council's standards for adoption and the
visibility requirements are acceptable and in line with the requirements under the Manual for
Streets for the speed of the road in question.
41. At reserved matters stage a full appraisal of the internal road layout of the residential
development will be required to ensure that it can be brought forward for adoption by the
Highways Authority.
42. The indicative layout indicates that there will be a dedicated parking zone in the northern section
of the site. There will also be parking for a large proportion of individual dwellings. A condition
will be required to ensure that the reserved matters proposal complies with the Council's parking
standards for the size of the residential properties proposed.
43. The principle of developing the site for up to 58 dwellings is considered to be acceptable in
highway terms with regard to the proposed access arrangements and the impact on the
surrounding highway network, the proposal thereby complies with Core Strategy policy S1 and
P5.
Impact on the Character and Appearance of the Area
44. Paragraph 56 of the NPPF states that the Government attaches great importance to the design of
the built environment. Good design is a key aspect of sustainable development, is indivisible from
good planning, and should contribute positively to making places better for people.
45. Policy CG3 of Bolton's Core Strategy states that the Council will conserve and enhance local
distinctiveness, ensuring development has regard to the overall built character and landscape
quality of the area, and will require development to be compatible with the surrounding area, in
terms of scale, massing, grain, form, architecture, street enclosure, local materials and landscape
treatment.
46. Policy OA3 identifies Westhoughton as a traditional town centre with a wide variety of housing.
The policy recognises the pressure for housing development in and around the town. Paragraph
3 of the policy seeks to concentrate sites for new housing in Westhoughton town centre and on
other sites within the existing urban area. Para. 6 seeks to, “ensure Protected Open Land around
Westhoughton remains undeveloped.”
47. This is an outline application, therefore the details of house design and layout (other than
consideration of the indicative layout) cannot be considered at this stage. However, it is
important to consider the very principle of the residential development of the site, which will
result in a fundamental alteration to the built and natural environment in this location.
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48. The application site is largely previously undeveloped (greenfield) land and is allocated within
Bolton's Allocations Plan as “Other Protected Open Land”. There is an existing bungalow sited to
the south western corner of the site, which is proposed for retention as part of the application
proposal. There is also land around the bungalow curtilage which is associated with the former
plant nursery use.
49. The application site extends along the eastern side of Wingates Lane up to the motorway. To the
south of the application site is the edge of the urban development of Westhoughton, which has
developed in ribbon form along Wingates Lane. The built form of Westhoughton continues along
the opposite side of Wingates Lane, ending at a similar point to that of the development
proposed. The proposed development can therefore be largely considered to be a continuation
of the existing built area of the town. It is acknowledged that the site does somewhat fan out
from the outer edge of the existing built form, which would result in a larger extension to the
urban area than would perhaps organically develop. However, it is also acknowledged that the
motorway forms a natural boundary to the site to the north and the existing public footpath
creates a further boundary to the east.
50. Given that other than the small cluster of existing buildings at the site's access the site is
greenfield, the development will inevitably significantly change the character and appearance of
the site and the appearance of the streetscene. Along the boundary with Wingates Lane is a
mature hedge and trees which serves to screen much of the site from viewpoints along the road.
The indicative layout proposed shows the retention/strengthening of this boundary treatment
which is considered an important factor in softening any future development and reducing the
impact of this on the streetscene.
51. The indicative layout also shows the strengthening of landscaping along the northern boundary
with the motorway and the eastern boundary adjacent to the public footpath which bounds the
site along the eastern boundary.
Impact on the Amenity of Neighbouring and Future Residents
52. Policy CG4 of the Core Strategy states that the Council will ensure that new development is
compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and
security. SPD General Design Principles sets out the Council's minimum interface distance
requirements between new dwellings and neighbouring dwellings.
53. The internal layout of the proposed development indicates that up to 58 dwellings can be
accommodated on the site comfortably. It is important to ensure at reserved matters stage that
interface distances within the development and from the development to properties outside of
the site are met. Furthermore, appropriate garden sizes and amenity space for the proposed
apartments should also be met.
54. Concerns have been raised from residents about the increase in traffic and the resultant pollution
caused by car engines. It is acknowledged that there will be an increase in traffic from the
proposed development, however the submitted TS considers this to be negligible in terms of the
overall traffic using Wingates Lane and Church Lane.

Air Quality

55. An air quality assessment has been submitted with the application. The Council’s pollution control
officers have assessed the submitted information and have concluded that this is acceptable. The
submitted report does identify the need for mitigation measures to reduce fugitive dust
emissions. A condition has therefore been recommended to ensure that the development is
carried out in accordance with the proposed mitigation measures included in the Air Quality
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Assessment report.

Noise

56. The northern boundary of the application site abuts the M61 motorway. The indicative site
layout has been designed to show how the site can be developed by leaving a buffer between the
motorway and the residential properties to reduce the impact of the motorway in terms of noise
and disturbance on the future residents.
57. The submitted Noise Impact Assessment confirms that external and internal noise levels for
future residents are acceptable and do not exceed the criteria detailed in the relevant legislation.
In designing the development the applicant is required to ensure that good acoustic design is
inherent within the design of the scheme and that all reasonably possible has been done to
ensure that the noise levels are the 'lowest practicable' in line with the national guidance
(BS8233.2014).
58. The indicative layout of the scheme has been designed from an acoustics perspective and the
Noise Impact Assessment commits to the following mitigation measures:
59. The dwellings (apartment blocks) closest to the M61 will act as a noise barrier, with gardens to
the rear of the dwellings.
60. An acoustic bund of 4.5m in height is proposed along the boundary with the M61 motorway.
61. Glazing specifications are recommended on a plot by plot basis - upgraded glazing/acoustic
glazing is specified for certain dwellings.
· Alternative ventilation is specified for certain dwellings where, if a window is opened, an
exceedance of the internal criteria level will be observed.
· Strategic orientation of buildings / garden areas.
· Acoustic fences where required.
· Standard thermal glazing and acoustic glazing where required.
·

The Council's Pollution Control Officers have confirmed that they are satisfied with the proposed
mitigation measures and that the noise levels within the amenity areas and within the buildings
are the lowest achievable levels for this site. The submitted Noise Impact Assessment is to be
conditioned to ensure that all of the measures recommended are adhered to in the development
of the site.

·

The proposed development is considered to comply with Bolton's Core Strategy policy CG4.

Impact on Trees
· 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.
62. A Tree Survey has been submitted with the application. The survey identifies the form and
condition of the trees across the whole site and identifies which trees are to be retained and
which will need to be removed if the site is developed as proposed. The Council's Tree and
Woodland Officers (CTWO) have assessed the report and have visited the site to determine the
condition and location of the trees as well as the acceptability of the proposed tree removals.
63. The CTWO has identified key trees and areas where the existing landscaping has important
amenity value to the area. Of note is the hedgerow along the site frontage with Wingates Lane
which should be retained, as well as a mature Sycamore tree close to the site entrance. In
addition, the cluster of trees to the north west corner of the site should be maintained to afford
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screening for the development.
64. Protective fencing will be required to ensure the protection of the trees proposed for retention
during the development process and depending on the proposed layout at reserved matters
stage, a no dig method will be required in the construction of some of the hardstandings to
ensure that the root protection zones of trees to be retained and in particular the hedgerow to
the western site frontage are not damaged.
65. The proposed acoustic bund to the northern boundary with the M61 motorway will result in the
some tree losses, however it is noted that these trees are of generally lower category trees of
poorer form and condition. The indicative layout shows further planting along the northern
boundary.
66. It is acknowledged that a number of trees will be lost within the site, as well as some trees
around the periphery of the site. The indicative layout does show that tree cover around the
northern and eastern boundaries will be strengthened which will serve to screen and soften the
development within the surrounding landscape. The retention of the hedges to the western
boundary with Wingates Lane is considered essential to soften and integrate the development
with the surrounding residential environment.
67. Whilst it is accepted that trees will be lost to allow the site to be developed for residential use, it
will be essential to follow the advice of the CTWO and the submitted tree survey, to ensure that
tree loss is minimised, the hedgerows are protected and further tree planting and landscaping are
undertaken to ensure the integration of the development with the surrounding area and to
enhance the ecological offer of the site in the longer term. Conditions are recommended for
protective fencing and details of no dig methodologies to be submitted and approved to
safeguard those trees and hedgerows to be retained, in addition to a landscape plan which will
ensure that additional and replacement tree planting is undertaken.
68. It is considered that the proposed development would not result in the unacceptable loss of trees
from the site and therefore would, subject to the suggested conditions, comply with Policy CG1.2
of the Core Strategy.
Impact on Biodiversity
69. Policy CG1.2 of the Core Strategy states that the Council will safeguard and enhance biodiversity
in the borough by protecting sites of urban biodiversity including trees, woodland and hedgerows
from adverse development, and improving the quality and interconnectivity of wildlife corridors
and habitats.
70. Residents have raised concerns about the loss of this greenfield site and the impact of the
development on wildlife. They have identified the site as being important for visiting deer,
rabbits, foxes, birds (including some protected species and nesting buzzards), and possibly Great
Crested Newts. Furthermore, residents consider this to be an important buffer to the motorway,
providing a vital wildlife corridor and important habitat for various species.
71. An ecology survey was submitted with the application, the survey concluded that the
development of the site, “could be achieved with no adverse effect on designated sites for nature
conservation, ecologically valuable habitats and protected species”. The ecology survey does,
however, recommend a number of measures for the protection of ecological features and species
on the site, these include the protection of hedgerows, trees and scrub.
72. Greater Manchester Ecology Unit and the Council's Greenspace section have been consulted on
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the application proposal. They are satisfied with the recommendations of the submitted ecology
report and raise no objections to the development of the site for residential use, on the basis that
a number of conditions are included to ensure that the impact of the proposal is minimised on
wildlife and biodiversity in the area. Biodiversity enhancement measures are also recommended
in relation to bats, birds and landscape planting, which will be conditioned for submission with
the reserved matters application.
73. It is acknowledged that the site in its current state has the potential to host nesting birds. An
informative is therefore recommended to advise the applicant on the time of year that works of
demolition or clearance can be undertaken. Lighting at the development should be designed so
as to minimise the impact on bats and a condition is recommended to address this.
74. Great Crested Newts have not been found on the site. There are no ponds or permanent water
bodies within the site. Nearby ponds were surveyed for the presence of Great Crested Newts and
none were found in any of the ponds in a 519 metre radius of the site, and there are no known
sightings of GCN within a radius of at least 800 metres of the site. The ecological survey
concluded that, “the risk of GCN within the site is negligible and adverse impacts on GCN and
their habitats is not reasonably likely”.
75. Both Greater Manchester Ecology Unit and the Council's Wildlife Liaison Officer raise no objection
to the proposed development. It is therefore considered that the proposed development complies
with Policy CG1.2 of Bolton's Core Strategy.
Impact on Drainage and Flood Risk
76. Policy CG1.5 of the Core Strategy states that the Council will reduce the risk of flooding in Bolton
and other areas downstream by minimising water run-off from new development and ensuring a
sequential approach is followed, concentrating new development in areas of lowest flood risk.
Policy CG2.2c states that all proposals for five or more residential units should demonstrate the
sustainable management of surface water run-off from developments. On greenfield sites the rate
of run-off should be no worse than the original conditions before development.
77. A flood risk assessment and drainage management plan has been submitted with the application.
Neighbouring residents raise concerns about drainage from the site and issues of surface water
flooding in the nearby area. Policy CG2.2c makes the requirement for the run-off rate of
greenfield sites to be no worse than the original conditions before development, any issues of
surface water run-off from the site and flooding of nearby roads should therefore be no worse
than the existing situation.
78. Officers of the Council's Floodrisk and Drainage team have been consulted on the application.
They are satisfied with the submitted information and confirm that the submitted Flood Risk
Assessment has addressed the key points required at outline application stage. Details of the
surface water strategy must be submitted at the detailed design stage of the development.
79. The proposal is considered to comply with Core Strategy policies CG1.5 and CG2.2c.
Impact on Public Rights of Way
80. Allocations Plan Policy P8AP states that the Council will permit development proposals affecting
public rights of way provided that the integrity of the right of way is retained.
81. A public right of way (Bolton 361) runs along the eastern boundary of the site. As this is outside
of the application site it should not be affected by the proposed development. The indicative
layout suggests strengthening the boundary planting along the side of the footpath, which should
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improve the footpath environment once the development is complete.
82. An arrow is shown on the indicative site layout from the turning head to the existing footpath;
this indicates a link from the development to the footpath, which will be of benefit to future
residents of the application site and existing residents in the nearby area.
83. The proposal complies with Allocations Plan Policy P8AP.
Impact on the Gas Pipeline
84. Paragraph 4.46 and Policy CG4 of the Core Strategy recognise the impact of development
proposals on existing uses and features; recognising that it is important to avoid siting sensitive
development (such as residential) close to other uses which may have impacts upon it.
85. A gas pipeline runs along the northern section of the site. This runs adjacent to the line of the
motorway. No building will be permitted over or in close proximity to the pipeline to avoid
damage to it and on future residents, and to allow for essential access to the pipeline. The HSE
have been consulted on the application and they are satisfied that the indicative layout gives
enough clearance to the pipeline to be safe and to allow access to the pipeline.
86. The proposal is considered to be acceptable in this respect and complies with policy CG4.
Sustainable Design and Construction
87. Bolton's Core Strategy policy CG1.6 seeks to ensure that developments work towards minimising
energy requirements, improving energy efficiency, lessening the reliance on fossil fuel-based
energy and reducing carbon dioxide (C02) emissions. Policy CG2.2(b) applies to residential
developments of 5 units or more and requires those developments to incorporate appropriate
decentralised, renewable or low carbon energy sources to reduce the C02 emissions of predicted
regulated and unregulated energy use by at least 10%. The LPA will also accept means of built
fabric improvements to achieve the 10% reduction.
88. The SPD “Sustainable Design and Construction” supports these policy aims and also stresses the
importance of designing into the scheme at an early stage sustainability measures. A condition is
therefore recommended to ensure that the reserved matters submission includes details of the
sustainability measures that are to be undertaken, to ensure that these are thought about at an
early stage and built into the overall design of the scheme.
Impact on Local Infrastructure
89. Policy IPC1 of the Core Strategy states that the Council will seek to ensure that developers make
reasonable provision or contribution towards the cost of appropriate physical, social and green
infrastructure required by the proposed development and/or to mitigate the impact of that
development. In doing so, the Council will ensure that a scheme is made acceptable in planning
terms and achieves the objectives of sustainable development.
90. Policy H1 of the Core Strategy states that the Council will ensure that new developments
contribute appropriately through planning contributions to meet the health needs that they
generate. Policy A1 states that the Council will ensure that new developments contribute
appropriately through planning contributions to meet the educational and training needs that
they generate. Policy SC1 requires that on greenfield land (which the application site is) 35% of
the total dwelling provision should be affordable.
91. The Council's SPD Infrastructure and Planning Contributions provides further guidance to support
the delivery of infrastructure and the implementation of Core Strategy Policy IPC1. SPD
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Affordable Housing provides further guidance with regard to the provision of affordable housing
and the implementation of Core Strategy Policies IPC1 and SC1.
Affordable Housing:
Education:
Open/amenity space:
(off site)
Health:

35% of the dwellings will be affordable units
(if 58 units are built 21 will be affordable)
£2,898 per unit (primary provision)
£3,025.09 per unit (secondary provision)
£1,408 per unit
£700 per unit

92. The applicant has agreed to all of the required commuted sums and a S106 Agreement has been
drawn up reflecting these requirements.

Education

93. The commuted sum amount is required for a primary and secondary school in the West school
planning area. The schools identified are the Gates Primary School and Westhoughton High
School.

Public Open Space

94. The commuted sum amount would be used at the Holden Lea play area and MUGA, to refresh
the existing facility.

Health

95. Bolton CCG has confirmed that, “increases in the local population as a result of house building will
have an impact on health service provision across Bolton. They calculate that there would be a
net increase of 170 patients for this specific proposal. The local immediate impact will be on
Primary Care services. We confirm that the Section 106 levy of £700 per household calculated on
58 households (£40,600) will be used to invest in enabling the local primary care services to
accommodate
this
increase
in
population.
This
will
involve
investment
in
Westhoughton health buildings which currently houses two practices. The precise capital scheme
will be determined following more detailed assessment of likely patient catchment areas and
flows.”

Public Art

96. Policy IPC1 of the Core Strategy states that the Council will also expect public art for all
development over one hectare in area. SPD Infrastructure and Planning Contributions advises
that artwork should be incorporated as an integral part of the design of a development, whereby
its implementation will be condition of the planning approval. A planning condition is therefore
suggested for the construction of some form of public art on the site, should the application be
approved.
Whether the Proposal Constitutes Sustainable Development
97. Paragraph 49 of the NPPF states that housing applications should be considered in the context of
the presumption in favour of sustainable development.
98. Paragraph 7 of the NPPF sets out the three dimensions of sustainable development: economic,
social and environmental. These dimensions give rise to the need for the planning system to
perform an economic, social and environmental role. These roles are mutually dependent and
should be jointly sought.
100. It is considered that the proposal would constitute sustainable development by providing
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sufficient land to meet housing requirements and providing sufficient infrastructure to meet the
requirements of the new development, whilst providing new homes to meet the needs of present and
future generations and creating a high quality built environment.
99. It is considered that the application site is in a reasonably sustainable location, within
walking/cycling distance of Westhoughton centre where there are bus and train links.
100.

It is therefore considered that the proposal constitutes sustainable development.

Benefits of the Proposal
101. The proposed development would contribute to the supply of housing, which is a significant
benefit of the proposal and one which should be attached great weight given the national
requirement to significantly boost the supply of housing and the Council's shortage of deliverable
housing land supply.
102. The proposal would have economic benefits, providing employment opportunities and support
for local businesses and services, initially during the construction phase and then following during
occupation.
Local finance considerations
103. Section 70(2) of the Town and County Planning Act 1990 (as amended) provides that a local
planning authority must have regard to a local finance consideration as far as it is material. The
following is considered to be a local financial consideration in this case:
104. New Homes Bonus for the 58 proposed dwellings – this is not a material planning
consideration.
Conclusion
105. The application proposes 58 residential dwellings on a site accessed via Wingates
Lane/Church Lane, Westhoughton. The site largely comprises an open field, which is designated
within Bolton's Allocations Plan as 'Other Protected Open Land', there are a small cluster of
buildings at the existing site entrance, one of which is to be retained.
106. Given the fact that Bolton Council does not have a 5-year housing land supply, the second
bullet point of paragraph 14 of the NPPF is relevant, (this is in cases where policies relating to the
supply of housing are out-of-date (as a result of not having a five year supply of deliverable
housing land)), which affirms that permission should be granted unless any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits, when assessed against the
policies in the NPPF taken as a whole.
107. Having assessed the application proposal, it is not considered that there are any adverse
impacts of granting planning permission for the residential development of the site which would
significantly and demonstrably outweigh the benefits of granting permission for the 58 residential
dwellings as proposed. In coming to this conclusion, issues of impact on the highway and the
introduction of further traffic onto the already congested Church Lane/Wingates Lane has been
considered. Highway Engineers are however in agreement with the conclusions of the submitted
Transport Statement in that the increase in traffic from the proposed development could be
accommodated within the highway network without impacting detrimentally on the highway or
safety.
108. In addition, issues of impact on the gas pipeline, drainage, ecology, impact on trees, the
character of the area, impact on existing and future residents (of particular note is noise from the
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motorway for future residents), have all been considered and in all considerations policy
requirements have been met and no adverse impacts have been identified which would
significantly or demonstrably outweigh the benefits of the development of the site for residential
development.
109. Taking all of this information into consideration, the proposed development is considered to
comply with the guidance contained in the NPPF and meets the policy requirements of Bolton's
Core Strategy. Members are therefore recommended to delegate the decision to the Director for
the S106 Agreement to be confirmed.
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Representation and Consultation Annex
Representations
Letters:- 5 letters have been received objecting to the application. The issues raised are
summarised as follows and have been addressed in the main body of the report:
Highways
110.
Unacceptable increase in traffic using the lane - Wingates Lane is highly congested
especially at rush hour - traffic can be at a standstill.
111.
Church Lane is narrow due to parked cars.
· Wingates Lane is used as a rat run to Middlebrook.
· The lane is a rat run that can't cope with anymore parked cars.
· Concerns about access for emergency services along Wingates Lane.
· Pedestrians are forced to walk in the road due to the narrowness of the lane and parked
vehicles.
· The lane was established and constructed in the 18th century and as such has had little or no
width improvement since.
· The lane has a 20mph speed restriction which is not adhered to.
· Residents regularly witness elements of road rage where car users refuse to give way to each
other.
· Rush hour traffic - extends from A6 to over the motorway bridge.
· Inference of no vehicle accidents on Wingates Lane is incorrect - December 2017.
· The bollards of the chicane have been destroyed twice in the last 6 months.
· Road unable to support more traffic.
· No pavement towards Lostock Lane and road not safe for pedestrians.
· More traffic would mean more serious accidents waiting to happen.
· Walking and cycling links are not as good, accessible as reported - lack of footpaths and
dangerous stretches of road.
· Buses are infrequent and limited destinations.
Greenfield Land/Wildlife
· Greenfield land.
· Site is of conservation interest - buzzards nesting, abundance of deer and rare birds and
newts, water voles, kingfishers, bats, red and amber listed birds: starling, song thrush, mistle
thrush, house sparrow, dunnock, bullfinches and visits from sparrow hawks and kestrels.
· Wildlife will suffer loss of habitat.
· Fifty trees have been identified on the site which may have to be felled, together with the loss
of some hedgerows. These provide vital nesting, breeding and feeding areas for birds and
animals.
· The open land acts as a wildlife corridor.
Impact on the Character of the Area
· The erection of 58 houses is excessive, inappropriate and totally out of character with the
area. Wingates Lane is largely rural with low density housing.
· A high density estate of 58 units will be entirely out of keeping with the rural aspect of the
area and will have a detrimental visual impact.
· Views from the footpaths nearby would be greatly curtailed by the development.
Residential Amenity
· Air Quality Progress Report 2011 pg12 shows a schematic diagram showing M61 motorway shows M61 has a higher and unacceptable level of Nitrous Dioxide fumes - air pollution
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·

·
·

caused by diesel and petrol vehicles.
Respiratory disease is one of the key contributory factors to reducing life expectancy in Bolton
- Bolton has a higher level of lung related diseases and lung cancer than the National average
- this development if approved will have residential properties less than 50 metres from the
highest pollution zone in Bolton.
Traffic along Wingates Lane, especially during rush hour can be at a standstill causing
pollution from idling vehicles.
Noise assessment - residents will not be able to open their windows due to noise and air
pollution.

Housing Provision
· The land is allocated as ‘Other Protected Open Land’ under the Bolton Allocations Plan – there
is enough allocated building land in Bolton for future needs and brownfield sites should be
considered first for development.
· 99% of the site is grass, shrub and trees - not brownfield land.
· The footpath to the east of the site ends at the M61 motorway - what is the purpose of the
footpath or the yellow arrow on the plan?
· Concern that this is phase 1 of a larger development - Hollins Strategic Management
submitted a consultation document to GMSF group to release land behind this site (Ditchers
Farm) in order to develop it for residential - up to 1,000 houses (Officers comment - any site

in Greater Manchester could be put forward for development by prospective developers, this
does not mean that the site will be included in the GMSF)

RSPB - have made the following comment on the application: "I would like request a condition for
Internal Swift Bird Bricks, at this proposed development, which if it goes ahead will result in a loss of
foraging areas for birds and small mammals. Swifts are a Bird of Conservation Concern, due to their
massive decline in the UK, including Bury. They are a migrant bird, who visit for just 12 weeks of the
year. Swifts are a building dependent species, usually occupying the eaves of suitable buildings but
due to new designs and materials they are being excluded. There are new, low cost swift bricks on
the market, which also have the benefit of being used by red listed house sparrows. The bricks
contribute towards local and national planning policy (s.109 NPPF) reducing the overall decline in
biodiversity and recognising the benefits of ecosystem services. It is important that the bricks are
internal as swifts no longer nest in trees."
Town Council:- The Town Council raised objections because Church Lane/Wingates Lane is very
narrow with many parked cars and the additional traffic created as a result of the proposed
development would increase the traffic and pedestrian hazard, and the proposed development would
create a detrimental impact on wildlife and wildlife habitat.
Consultations
Advice was sought from the following consultees:

External Consultees:

Greater Manchester Ecology Unit; Greater Manchester Police; Coal Authority; National Grid; Ramblers
Association; The Open Spaces Society; Peak and Northern Footpaths; HSE.

Bolton Council Consultees:

Floodrisk; Highway Engineers; Tree and Woodland Officers; Greenspace; Education; Landscape;
Economic Strategy; Environmental Health; Public Rights of Way; Strategic Development; Strategic
Housing.
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Planning History
Outline planning permission was refused for the erection of up to 58 dwellings (details of access
only) in November 2017 (0579/17)
Planning permission approved for the demolition of the bungalow and garden centre and erection of
3 detached dwellings - October 2010 (82659/09)
Recommendation:

Approve the application subject to conditions and
authorise the Director of Place and Borough Solicitor to
complete all the necessary legal formalities in
consultation with the Chair of Planning Committee.

Recommended Conditions and/or Reasons
1.

Application for the approval of ‘Reserved Matters’ must be made not later than the expiration of two
years beginning with the date of this permission and the development must be begun not later than
whichever is the later of the following dates:
i) The expiration of four years from the date of this permission, or
ii) The expiration of two years from the final approval of the Reserved Matters, or, in the case of
approval on different dates, the final approval of the last such matter to be approved.
Reason
Required to be imposed pursuant to Section 92 of the Town and Country Planning Act 1990.

2.

Details of the appearance, landscaping, layout, and scale, [delete as appropriate] (hereinafter called
"the reserved matters") shall be submitted to and approved in writing by the Local Planning Authority
before any development begins and the development shall be carried out as approved.
Reason
To application is for outline planning permission and these matters were reserved by the applicant for
subsequent approval.

3.

The reserved matters application shall include full details of the biodiversity enhancement measures
to be carried out at the site, in line with the recommendations of the submitted ecological survey
"Ecological Survey and Assessment (including Licenced Bat Survey), reference 2016-367; dated
February 2017".
Reason
In order to protect and enhance biodiversity at the site and in order to comply with Bolton's Core
Strategy policy CG1.

4.

A Crime Impact Statement report shall be submitted with the reserved matters application.
Reason
To ensure the development complies with designing out crime principles, good urban design practices
and in order to comply with Bolton's Core Strategy policy CG3.

5.

No demolition, development or stripping of soil shall be started until:
1. The trees and hedgerows within or overhanging the site which are to be retained have been
surrounded by fences of a type to be agreed in writing with the Local Planning Authority prior to such
works commencing.
2. The approved fencing shall remain in the agreed location (in accordance with BS 5837:2012) until
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the development is completed or unless otherwise agreed in writing with the Local Planning Authority
and there shall be no work, including the storage of materials, or placing of site cabins, within the
fenced area(s).
3. No development shall be started until a minimum of 14 days written notice has been given to the
Local Planning Authority confirming the approved protective fencing has been erected.
Reason
To protect the health and appearance of the tree(s) and in order to comply with Bolton's Core
Strategy policies CG1 and CG3.

6.

Prior to the commencement of development of any works on site, the developer shall submit a tree
method statement detailing how the site will be constructed without causing harm or damage to the
trees, root protection zones and hedgerows to be retained, the method statement shall be submitted
to the Local Planning Authority. No development or site clearance shall take place until the Local
Planning Authority has agreed the measures in writing, and these measures shall then be
implemented fully in accordance with the approved details.
Reason
To ensure the safe development of the site and favourable retention of trees and in order to comply
with Bolton's Core Strategy policies CG1 and CG3.

7.

Prior to the commencement of groundworks for the foundations of the dwellings hereby approved,
surface water drainage works should be implemented in full, in accordance with details that have
been submitted to, and approved in writing by, the local planning authority.
Before these details are submitted an assessment shall be carried out of the potential for disposing of
surface water by means of a sustainable drainage system in accordance with the principles set out in
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

·
·
·

Provide information about the design storm period and intensity, the method employed to delay
and control the surface water discharged from the site and the measures taken to prevent
pollution of the receiving groundwater and/or surface waters.
Include a timetable for its implementation, and
Provide a management and maintenance plan for the lifetime of the development which shall
include arrangements for adoption by any public body or statutory undertaker, or any other
arrangements to secure the operation of the sustainable drainage scheme throughout its
lifetime.

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

8.

The reserved matters application must comply with the recommendations of the Coal Authority, in
that a scheme of intrusive site investigations shall be submitted for approval by the Coal Authority,
along with the undertaking of that scheme (subject to agreement with The Coal Authority's
Permitting Team).
The reserved matters application shall include:
1. The submission of a report of findings arising from the intrusive site investigations;
2. The submission of a scheme of remedial works for approval; and
The approved remedial works shall be implemented prior to commencement of development and
upon completion of the works written confirmation shall be provided to, and approved in writing by
the Local Planning Authority. No development shall commence unless and until the approved
remedial works have been carried out in full and approved in writing.
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Reason
To safeguard the development and stability of the land in compliance with Core Strategy policy CG4.

9.

An energy assessment shall be submitted as part of the reserved matters application. This shall
include a scheme which details how either (i) renewable energy technology or low carbon energy
sources or (ii) an alternative scheme, for example design measures to the built form of the
development, shall reduce CO2 emissions of predicted energy use of the development by at least
10% (CO2 reduction targets are measured against Building Regulations Part L standards). The
development shall be completed in accordance with the approved details and retained thereafter.
Reason
In the interests of tackling climate change and in accordance with policy CG2.2(b) of the Core
Strategy and Supplementary Planning Document 'Sustainable Design and Construction'.

10.

Prior to the commencement of development full details of the highway works at the site access
comprising a 2.0 metre footway from the site access to the existing footway provision fronting 26
Wingates Lane 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.
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".

11.

Development shall not commence until a scheme for the eradication of Japanese knotweed (and
other non-native invasive species) has been submitted to and approved in writing by the Local
Planning Authority. This shall include a timetable for implementation. Should there be a delay of
more than one year between the approval of the scheme and its implementation or the
commencement of development then a new site survey and, if necessary, further remedial measures
shall be submitted for the further approval of the Local Planning Authority. The scheme shall be
carried out as approved and retained thereafter.
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.

12.

Prior to the commencement of development, a scheme for the provision of public art shall be
submitted to and approved in writing by the Local Planning Authority. Thereafter, the development
shall be carried out in accordance with the approved scheme.
Reason
The Council, in accordance with Core Strategy Policy IPC1 expects public art from all development
above one hectare in area.

13.

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. The
requirements as part of this condition shall have regard to the preliminary risk assessment that has
been submitted to the Local Planning Authority, namely the requirement to carry of a
site investigation, dated March 2017 (ref:sa/pks/4775) by Sedgwick Associates.
i) 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 and unidentified potential pollutant linkages in
the Preliminary Risk Assessment. Our records show historical uses include outbuildings, a pond, car
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park,garage(s), green houses and a tank of unknown origin. These should be presented and
approved by the Local Planning Authority.
ii) Where necessary a scheme of remediation to remove any unacceptable risk to human health,
buildings and the environment shall be approved by the Local Planning Authority prior to
implementation.
iii) 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.
iv) 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 Bolton's
Core Strategy policy CG4.

14.

Within 3 months of the date of development commencing, details of the earth bund and acoustic
insulations shall be submitted to, and approved in writing by, the Local Planning Authority. The
approved schemes shall be implemented in full before first occupation of the dwellings hereby
approved and retained thereafter.
Reason
To protect future residents from noise from the M61 motorway and in order to comply with Bolton’s
Core Strategy policy CG4.

15.

Prior to the development hereby approved/permitted being first occupied the existing vehicular
access points onto Wingates Lane shall be closed to vehicles and the existing highway (kerbing and
footway) made good to adoptable footway standards. There shall thereafter be no means of
vehicular access to or from Wingates Lane, other than as shown on drawing ref: Proposed Site
Access; PB6321/SK001, Rev B; dated 26.01.17.
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'.

16.

Prior to the development hereby approved/permitted being first occupied or brought into use the
means of vehicular access to the site from Wingates Lane shall be constructed to a minimum width of
5.5 metres with 2 x 6.0 metres radii and 2 x 2.0metres wide footways and 1.0 metre service margin
in accordance with drawing ref: Proposed Site Access; PB6321/SK001, Rev B; 26.01.17.
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'.

17.

Prior to the development hereby approved/permitted being first occupied/brought into use a visibility
splay measuring 2.4 metres by 25.0 metres shall be provided at the junction of the site access with
Wingates Lane, and subsequently remain free of all obstructions between the height of 1.05 metres
and 2 metres (as measured above carriageway level).
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Reason
To ensure traffic leaving the site has adequate visibility onto the highway and in order to comply with
Bolton's Core Strategy policy S1, P5 and Supplementary Planning Document 'Accessibility, Transport
and Road Safety'.

18.

Prior to occupation, a "lighting design strategy for biodiversity" for all areas to be lit shall be
submitted to and approved in writing by the local planning authority. The strategy shall:
a) identify those areas/features on site that are particularly sensitive for bats and that are likely to
cause disturbance in or around their breeding sites and resting places or along important routes used
to access key areas of their territory, for example, for foraging; and
b) show how and where external lighting will be installed (through the provision of appropriate
lighting contour plans and technical specifications) so that it can be clearly demonstrated that areas
to be lit will not disturb or prevent the above species using their territory or having access to their
breeding sites and resting places. All external lighting shall be installed in accordance with the
specifications and locations set out in the strategy, and these shall be maintained thereafter in
accordance with the strategy. Under no circumstances should any other external lighting be installed
without prior consent from the local planning authority.
Reason
To protect biodiversity habitats and protected species and in order to comply with Bolton's Core
Strategy policy CG1.

19.

The development hereby approved shall be carried out in full accordance with the mitigation
measures detailed in the submitted noise impact assessment “Noise Impact Assessment, Wingates
Lane, Bolton – REC ref: AC102368-1R5; dated 27th October 2017”. The mitigation measures shall be
carried out in full and retained thereafter.
Reason
To protect future residents from noise from the M61 motorway and in order to comply with Bolton’s
Core Strategy policy CG4.

20.

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.

21.

No removal of, or works to, any hedgerows, trees or shrubs, or works to, or demolition of, buildings
or structures that may be used by breeding birds shall take place during the main bird breeding
season 1st March to 31st July inclusive, unless a competent ecologist has undertaken a careful,
detailed check of vegetation for active birds' nests immediately before the vegetation is cleared and
provided written confirmation that no birds will be harmed and/or that there are appropriate
measures in place to protect nesting bird interest on site. Any such written confirmation should be
submitted to the local planning authority for approval and the works shall be carried out as approved.
Reason
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The site has the potential to support breeding birds. It is an offence under the Wildlife and
Countryside Act 1981 (as amended) to disturb birds whilst they are breeding. Therefore any
disturbance would be contrary to Bolton's Core Strategy policy CG1.

22.

The development hereby approved shall be carried out in full accordance with the mitigation
measures detailed in the submitted air quality assessment “Air Quality Assessment, Wingates
Lane, Bolton – REC ref: AQ102577r2; dated May 2017”. The fugitive dust mitigation measures
shall be carried out in full as detailed in the report.
Reason
To protect local residents from the effects of dust during construction and in order to comply with
Bolton’s Core Strategy policy CG4.

23.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed Site Access; drawing no. PB6321/SK001, Rev B; dated 26.01.17
Reason
For the avoidance of doubt and in the interests of proper planning.
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