Planning Applications Report
Planning Committee

4th March 2021

Bolton Council has approved a Guide to Good Practice for Members and Officers Involved in the
Planning Process. Appendix 1 of the Guide sets down guidance on what should be included in
Officer Reports to Committee on planning applications. This Report is written in accordance with
that guidance. Copies of the Guide to Good Practice are available at www.bolton.gov.uk
Bolton Council also has a Statement of Community Involvement. As part of this statement,
neighbour notification letters will have been sent to all owners and occupiers whose premises
adjoin the site of these applications. In residential areas, or in areas where there are dwellings in
the vicinity of these sites, letters will also have been sent to all owners and occupiers of residential
land or premises, which directly overlook a proposed development. Copies of the Statement of
Community Involvement are available at www.bolton.gov.uk
The plans in the report are for location only and are not to scale. The application site will generally
be in the centre of the plan edged with a bold line.
The following abbreviations are used within this report: CS
AP
NPPF
NPPG
PCPN
PPG
MPG
SPG
SPD
PPS
TPO
EA
SBI
SSSI
GMEU

The adopted Core Strategy 2011
The adopted Allocations Plan 2014
National Planning Policy Framework
National Planning Policy Guidance
A Bolton Council Planning Control Policy Note
Department of Communities and Local Government Planning Policy Guidance
Note
Department of Communities and Local Government Minerals Planning Guidance
Note
Bolton Council Supplementary Planning Guidance
Bolton Council Supplementary Planning Document
Department of Communities and Local Government Planning Policy Statement
Tree Preservation Order
Environment Agency
Site of Biological Importance
Site of Special Scientific Interest
The Greater Manchester Ecology Unit

The background documents for this Report are the respective planning application documents
which can be found at:www.bolton.gov.uk/planapps
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Date of Meeting: 04/03/2021
Application Reference:

09591/20

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

Full Planning Application
15/10/2020
13/01/2021
Martin Mansell

Location:

LINCOLN HOUSE, NELSON STREET, BOLTON, BL3 2JW

Proposal:

CHANGE OF USE AND CONVERSION OF OFFICE BUILDING TO
88NO. SELF-CONTAINED FLATS WITH ASSOCIATED EXTERNAL
ALTERATIONS AND LANDSCAPING.

Ward:

Great Lever

Applicant: Lincoln House Property Development Ltd.
Agent :
Euan Kellie Property Solutions

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.

Executive Summary
· Consent is sought to convert this long vacant and never occupied office building into 88 flats
· A previous application for 88 was presented to Planning in July 2019 but was deferred for further
consideration of the internal layout and the issue of planning contributions. This application was
not subsequently progressed by the then landowner – the land and the building has now been
sold to the current Applicant who wishes to seek to address Members’ concerns
· This proposal is very similar to one granted consent by Committee in August 2018; however, the
one-year consent for this application has expired. The main difference is that the potential for a
leased portfolio arrangement with Bolton At Home is no longer proposed
· The internal layout has undergone a further revision, resulting in a reduction in units from 90 to
88
· No contributions are required for affordable housing – the proposed development benefits from
vacant building credit, whilst allows vacant building to be converted for residential without
affordable housing contributions
· A viability assessment has been submitted which indicates that the development would be
unviable if other planning contributions were to be sought. This has been independently
assessed by an external consultee who considers that there may be some scope for
contributions, but it would be dependent on likely sales values, which are very difficult to predict
in this location. In response to this, the Applicant has offered to enter into a S106 agreement to
contribute a minimum of £70,000, with flexibility as to the objective, and to enter into a
clawback arrangement whereby any additional profit would be shared with the Council, up to the
maximum required by the Council’s policies (£106,675)
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·
·
·

A further change from the previously deferred application is that the current unusual appearance
of the building would be altered to a more typical appearance, as shown on the CGI attached to
this report. This would have the additional benefit of ensuring fire safety compliance
The existence of a permitted development right to convert vacant former offices to residential
remains a key consideration in the determination of this application, as is the Council's present
inability to demonstrate a five-year supply of housing
No objections have been received; the application appears at Planning Committee due to the
fact that Members’ deferred a similar application in July 2019.

Proposal
1. The applicant proposes the change of use of all five floors of the long vacant Lincoln House office
building to form 88 residential apartments. Members will recall the recent grant of a similar
consent at this site in August 2018 last. That application was accompanied by a letter from the
Landlord Services Manager of Bolton At Home, expressing their "sincere commitment to
development a leased portfolio" with the Applicant. Whilst the letter was clear that it did not
form any legally binding obligation, it did express a wish to provide the property owner with a
secure rental stream for a period of 3 years for 10 studio flats, 16 one-bedroomed flats and 8
two-bedroomed flats, a total of 34 of the 90 units then proposed. However, this arrangement is
now no longer being proposed.
2. Instead, the Applicant is proposing to enter into a planning obligation with the Council that would
see them make a contribution of £70,000 towards whichever issue is considered by the Council
to be the most pressing. This is considered in more detail in the "Impact on Infrastructure and
Planning Contributions" section below.
3.

The internal layout has changed in order to seek to address Members’ concerns over space
standards and this means that the mix of apartment types has changed in comparison to the
August 2018 approval so that 88 units can still be delivered. These alterations have had an
associated impact on room sizes; this is addressed in the "Impact on Residential Amenity"
section below. The existing car parking provision of 56 spaces at the rear of the site would be
reduced to 52 to allow for cycle storage and bin storage, made available for the use of the
occupants of the residential accommodation.

4. The application proposes 88 apartments through a mix of studio, one bedroom and two bedroom
and three-bedroom apartments as follows:
·
·
·
·

24 studio apartments
40 one-bedroom apartments
23 two-bedroom apartments
1 three-bedroom apartment

5. A total of 52 car parking spaces (including 3 disabled) are proposed for the rear. In addition,
other elements shown on the submitted plans include:·
·
·
·

New landscaping for the frontage
Perimeter planting for the rear parking area
20 cycle spaces
dedicated bin storage

6. In addition to the relevant plans and elevations, the Application is supported by the following
documents:-
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·
·
·
·
·

Planning Statement prepared by Euan Kellie Property Solutions
Transport Statement prepared by SKTP
Noise Assessment prepared by Miller Goodall
Crime Impact Statement prepared by Greater Manchester Police; and
Financial Viability Statement prepared by Tim Claxton Property

Site Characteristics
7. The site is a prominent five-storey office development, constructed approximately ten years ago
but which has remained unoccupied since. Parking for 56 vehicles was provided at the rear as
part of the office development, accessed from Nelson Street.
8. The area is generally industrial in character, dominated by the large Edbro engineering site to the
west but also including some smaller light industrial uses such as the safety goods manufacturer
and other units that share the entrance with Lincoln House. Other uses fronting Nelson Street
include a vehicle repair garage and the Territorial Army site opposite. There is a small amount of
residential use nearby - a single row of terraced houses fronting St Bartholomew Street to the
south.
9. The site is 0.5 miles or approximately 12 minutes’ walk from the edge of Bolton Town Centre. The
site is well-served by public transport with the majority of Great Lever and Farnworth buses
passing the site regularly.
Policy
10. Core Strategy Objectives - SO5 Bolton's Economy, SO6 Accessibility and Infrastructure, SO9
Crime and Road Safety, SO14 Inclusive Housing, SO15 Sustainably Located Housing, SO16
Community Cohesion and Access
11. Core Strategy Policies - P1 Employment Sites, P5 Transport, S1 Crime and Road Safety, CG3
Design and the Built Environment, CG4 Compatible Uses, SC1 Housing Targets, SC2 Cultural and
Community Facilities and RA1 Inner Bolton
12. National Planning Policy Framework (Feb 2019) - achieving sustainable development, delivering a
sufficient supply of homes, building a strong, competitive economy, ensuring the vitality of town
centres, promoting healthy and safe communities, promoting sustainable transport, making
effective use of land, achieving well-designed places, meeting the challenge of climate change,
flooding and coastal change
13. General Design Principles SPD, Infrastructure and Planning Obligations SPD
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. 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.
15. The main impacts of the proposal are:* impact on employment provision
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*
*
*
*
*

impact on crime and highway safety
impact on the provision of housing
impact on residential amenity and adjoining uses
impact on infrastructure and planning contributions
other matters

Impact on Employment Provision
16. The site is allocated as Employment Land and therefore subject to Policy P1 of Bolton's Core
Strategy which 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.”
17. In cases where a non-employment use is proposed (as in this instance), the onus is on the
Applicant to make their case as to why the Council should depart from its Development Plan
policy. Guidance contained within paragraph 3.7 of the Allocations Plan Written Statement
indicates that applications for non B1, B2 or B8 uses on allocated protected employment land will
be permitted where:
·
·
·

There would be no harm to the economic function of the locality or the benefits of the proposed
development outweigh the harm; or
A marketing strategy satisfactorily demonstrates that there is no longer demand for B1, B2 or B8
use; or
A viability assessment satisfactorily demonstrates that this is no longer appropriate for the site to
be retained for B1, B2 or B8 purposes.

18. Such justifications usually take the form of a statement providing information and evidence on
such matters as length of vacancy, the length, nature and strength of any marketing for the
allocated employment purpose and clear details of any elements of employment which would
remain.
19. The previous applicant has provided evidence to state that the site has been vacant since it was
erected without any significant interest in tenants occupying the premises. In addition, they
commented that due to the length of time the property has been vacant and the initial capital
outlay on the building, even the proposed use of the property would not be viable. However,
the then applicant was keen to secure an active use for the premises, demonstrated by their
submission of applications to this end. It is not considered that this situation has changed since
the consideration of application ref: 92921/14 in 2016 or the reconsideration of the issue in
August last year under application ref. 03411/18.
20. The application building was constructed to a high standard to provide office accommodation,
Class B1 as was. Such uses are generally considered to be compatible with residential amenity indeed Class B1 contains an amenity test which ensures compatibility. There is no reason to
suspect that the lawful use of the building would not be compatible with residential amenity. The
site is located approximately 12 minutes’ walk from the edge of Bolton Town Centre on the side
of town that contains the main train station and the recently constructed bus interchange. The
site is well-served by public transport with the majority of Great Lever and Farnworth buses
passing the site regularly. It therefore contributes to sustainability.
21. It is considered that the previous applicant provided sufficient evidence to support the change of
use of the premises' residential use. Subject to the required acoustic insulation to windows it is
not considered that the residential use of the property would be in conflict with the adjoining
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existing employment uses.
22. It is also noted that if the property had been fitted out for B1 use and actively used for such a
purpose, the owner could exercise their permitted development right to change the property into
separate residential properties with only the limited involvement of the Local Planning Authority
in the form of the consideration of land contamination, flood risk, highway impact and noise with
no possibility of planning contributions being sought and no consideration of internal layout.
23. Offices such as this fall within the definition of town centre uses and one of the key aims of the
Bolton Town Centre Framework is to significantly increase the amount of high-quality office
spaces within the boundary of Bolton town centre. In effect, it would be preferable if this
building were not to be used as offices and that future demand for office space were to be
directed into Bolton town centre.
24. The principle of predominant use for residential purposes was established by the grant of
application ref: 92921/14 in 2016 or the grant of planning permission for 90 units in August
2018. It is not considered that an insistence that the building be retained for office uses would
achieve any significant planning objectives. The impact on the reservation of land for
employment purposes is considered to be acceptable.
Impact on Crime and Highway Safety
25. The National Planning Policy Framework states that planning decisions should aim to ensure that
developments should create safe and accessible environments where crime and disorder, and
the fear of crime, do not undermine quality of life or community cohesion.
26. Bolton's Core Strategy notes that the town's recorded crime levels are reducing but perception of
crime remains high. The Core Strategy's most important direct contribution to reducing crime
and the fear of crime is through the design of new development. A contributory factor to
improving safety is to create and sustain a sense of place that enables people to identify with
their surroundings or locality. This can be achieved through appropriate layout, high quality
architecture, good lighting and landscape design. In considering design, the Council takes into
account national advice as currently set out in the Government publication “Safer Places – the
Planning System and Crime Prevention.”
27. Policy SO9 of Bolton's Core Strategy is a strategic objective and seeks to, amongst other things,
reduce crime and the fear of crime, by ensuring that neighbourhoods are attractive and well
designed. Policy S1 is part of the "Safe Bolton" Sustainable Community Strategy theme and
states that the Council and its partners will ensure that the design of new development takes
into account the need to reduce crime and the fear of crime. Policy CG4 of Bolton's Core
Strategy seeks to ensure that new development protects, amongst other things, safety and
security.
28. Core Strategy policies P5 and S1 seek developers to provide adequate car parking and, servicing
arrangements for new development as well as ensuring proposals maintain highway safety.
29. The application is accompanied by a Crime Impact Statement carried out by a Design For
Security consultant on behalf of Greater Manchester Police. The report makes a number of
recommendations for the construction and management of the building and it is intended that
the majority of these recommendations will be required by conditions. Greater Manchester Police
confirm no objections to this proposed approach.
30. It is considered that the active use of the site would bring benefits to the site and the wider area
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resulting in enhanced natural surveillance over the area to the benefit of security in the local
area.
31. A new rear access provides direct access from the car park via a new vertical circulation core,
which will significantly reduce travel distances for drivers accessing the building after parking in
comparison to the July 2019 scheme. This entrance has been introduced in response to the
previous comments from Greater Manchester Police within the Crime Impact Statement and will
result in a more attractive and appealing car park for residents, resulting in residents using the
space more regularly, and improving informal surveillance of the area and helping to make the
parking area safer and more secure. The current proposal also now consolidates pedestrian
access to the building into single access point on the front of the building, accessible from
Nelson Street. This approach will provide a higher degree of access control, improve how visitors
access the building and reduce instances of visitors unintentionally accessing the wrong areas of
the building, overall making the building safer and more secure.
32. The Council's Highway Engineers have considered the proposal and note that the applicant is
proposing 52 off-road parking spaces to serve the proposed change of use. Although this falls
below the Council's residential parking standards, the premises could be considered highly
accessible to sustainable transport provision and the town centre of Bolton and its amenities.
The site appears accessible for refuse collection and servicing. Acting on the above comments
and observations and the previously consented residential use associated with the premises, the
Highways Authority cannot reasonably object to what is being proposed under this application.
33. It is noted that an objector previously stated that access to the parking area will be a problem as
it is their intention to lock the gates on to Nelson Street. Officers consider this to be primarily a
matter of private property rights - i.e. either the Applicant has the right to access their site via
the existing highway access point between the two sites, or they do not have this right. The
intention is to impose the standard condition that the land shown for car parking be made
available for the parking of vehicles at all times and it would then be up to the Applicant to
comply with this condition.
34. The proposed residential use is not considered to be likely to give rise to significant changes in
the nature of vehicular or other movements over and above the existing lawful use as offices. 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 together with relevant policies relating to crime reduction.
Impact on the Provision of Housing
35. Policy SC1 Bolton Core Strategy plans for an average of 694 additional dwellings per annum
between 2008 and 2026, an overall total of 12,492 dwellings. The location of new housing will
reflect the overall spatial option of concentrating development in Bolton town centre, renewal
areas and at Horwich Loco Works.
36. The Housing Market Assessments have provided an evidence base to inform the required mix of
housing types. This shows that there is a requirement to construct more larger houses than has
recently been the case, as well as to continue to provide for the increasing proportion of small
households.
37. Policies SO14, SO15 and SO16 of Bolton's Core Strategy are strategic objectives within the
"Strong and Confident Bolton" theme and seek to provide housing that meets the needs of
everybody, reflecting the needs of an ageing population and a growth in the number of
households, focus new housing in the existing urban area, especially in Bolton town centre,
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council-owned housing areas and in mixed-use developments on existing older industrial sites
and to develop mixed communities which encourage community cohesion and ensure access for
all to community and cultural facilities.
38. Policy RA1 relates specifically to Inner Bolton and states that the Council will develop new
housing throughout the area on a combination of brownfield sites and on a limited number of
greenfield sites in existing housing areas.
39. Bolton cannot currently demonstrate a 5-year housing land supply which makes it vulnerable to
speculative housing applications on open land. Approving and delivering schemes in brownfield
sites, including conversions of vacant buildings in locations close to Bolton town centre is vital to
being able to resist these and uphold the Council’s decisions at appeal. In addition, Bolton has
only achieved 60% of its housing target over the last 3 years and being below the 95%
threshold, like many authorities, was required to publish a Housing Delivery Test Action Plan in
August 2019. This Action Plan identifies the need to encourage development on brownfield sites
as well as on publicly owned land and potential numbers are increasing as schemes become
clearer. The application site therefore forms an important part of this Action Plan to deliver
homes on brownfield land close to the town centre, at a highly accessible location and
reasonably close to Bolton Interchange.
40. The provision of new residential development to meet housing need is a material consideration
relevant to the determination of this application. This proposal provides the opportunity for
delivery of 88 dwellings in an accessible location close to Bolton town centre. It will make a
significant and positive contribution to the Council's housing requirements and land supply,
consistent with Policies SO15 and SC1 of Bolton's Core Strategy. It will contribute to the
Government's objective of significantly boosting the supply of housing, as required by the NPPF.
41. The National Planning Policy Framework was updated in February 2019 and states that to
support the Government's objective of significantly boosting the supply of homes, it is important
that a sufficient amount and variety of land can come forward where it is needed, that the needs
of groups with specific housing requirements are addressed and that land with permission is
developed without unnecessary delay.
42. Within this context, the size, type and tenure of housing needed for different groups in the
community should be assessed and reflected in planning policies (including, but not limited to,
those who require affordable housing, families with children, older people, students, people with
disabilities, service families, travellers, people who rent their homes and people wishing to
commission or build their own homes).
43. To promote the development of a good mix of sites local planning authorities should support the
development of windfall sites through their policies and decisions, giving great weight to the
benefits of using suitable sites within existing settlements for homes.
44. The updated National Planning Policy Framework devotes a separate section to making effective
use of land and encourages Local Planning Authorities to promote and support the development
of under-utilised land and buildings, especially if this would help to meet identified needs for
housing where land supply is constrained and available sites could be used more effectively.
45. The application proposes the conversion of this building to form 88 small units and is therefore
an efficient use of land as well as of an existing building. The building has already been
constructed, has never been used for its approved purpose and the plans show that it could be
converted relatively easily and quickly. The applicant has provided a short delivery statement
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and has provided evidence of completed scheme and it is intended that the standard
commencement condition be changed so that works must commence within one year instead of
the usual three years. It is considered that the potential for the delivery of 88 homes at this site
should be given great weight at a time of significant housing undersupply in Bolton.
46. The proposed development has the potential to deliver significant benefits in terms of Policies
SC1, RA1, SO14, SO15 and SO16 of Bolton's Core Strategy.
Impact on Residential Amenity and Adjoining Uses
47. Policy CG4 of Bolton's Core Strategy seeks to ensure that new development is compatible with
surrounding land uses; protects amenity, privacy, safety and security; does not cause
unacceptable nuisance or pollution; and takes potential historic ground contamination into
account.
48. The National Planning Policy Framework was updated in February 2019 and states that planning
policies and decisions should create places that are safe, inclusive and accessible and which
promote health and well-being, with a high standard of amenity for existing and future users;
and where crime and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion and resilience. Paragraph 117 states that planning policies and decisions
should promote an effective use of land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy living conditions.
49. The NPPF states that policies may also make use of the nationally described space standard,
where the need for an internal space standard can be justified. Where a local planning authority
(or qualifying body) wishes to require an internal space standard, they should only do so by
reference in their Local Plan to the nationally described space standard. Bolton Council has not
adopted these internal space standards as a local planning policy; however they are a material
consideration and some assessment of the internal layout in the light of these standards is
considered to be justified.
50. The application proposes the creation of 1 three-bedroomed apartment, 23 two-bedroomed
apartments, 40 one-bedroomed apartments and 24 studios (bedsits). For the application
previously deferred by Members, the plans revealed that all of the two bedroomed apartments
and most of the studio apartments would not comply with the National Space Standards.
However, it is now shown that all apartments would meet the minimum National Space
Standards within the Guidance for the lower range occupancy. All apartments now also meet or
exceed the NDSS minimum requirements for built-in storage.

Studio Apartments

51. The development proposes 24 studio apartments ranging from 39 square metres to 48 square
metres gross internal area. The NDSS do not differentiate between studio and one-bedroomed
apartments and therefore set a minimum of 39 square metres for a studio apartment occupied
by one person and a minimum of 50 square metres for a studio apartment occupied by two
people. Officers consider that given the nature of a studio apartment, these would be likely to be
marketed for and occupied by one person. In this regard the studio apartments are considered
to fully comply with the NDSS.

One Bedroomed Apartments

52. The development proposes 40 one-bedroom apartments, ranging from 42 square metres to 59
square metres gross internal area. The NDSS set a minimum of 39 square metres for a
one-bedroomed dwelling occupied by one person and a minimum of 50 square metres for a
one-bedroomed dwelling occupied by two people. All of the proposed one-bedroom apartments
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therefore comply with the Nationally Described Space Standards for occupancy by one person.
Furthermore, 15 of the 44 one-bedroom apartments would comply with the Nationally Described
Space Standards for occupancy by two people.

Two Bedroomed Apartments

53. The proposed development includes 23 two-bedroom apartments, ranging from 61 square
metres to 73 square metres gross internal area. The NDSS set a minimum of 61 square metres
for a two-bedroom dwelling occupied by three people; and a minimum of 70 square metres for a
two-bedroom dwelling occupied by four people. All of the proposed two-bedroom apartments
therefore comply with the NDSS for occupancy by up to three people, and one of the
two-bedroom apartments complies with the NDSS for occupancy by four people.

Three Bedroom Apartment

54. The proposed development includes one three-bedroom apartment, which has a gross internal
area of 86 square metres. The NDSS set a minimum of 74 square metres for a three-bedroom
dwelling occupied by four people; a minimum of 86 square metres for a three-bedroom dwelling
occupied by five people and a minimum of 95 square metres for a three-bedroom dwelling
occupied by six people. This means that the three-bedroom apartment meets the NDSS for a
three-bedroom apartment occupied by up to five people.
55. All apartments would therefore meet the minimum National Space Standards within the Guidance
for the lower range occupancy. Not all the units would be fully compliant if they were to be
occupied at the higher end of the occupancy range, but given that no method exists for
imposing occupancy numbers on an individual dwelling and that it would be unreasonable and
an inefficient use of space to require internal layouts to comply with the maximum end of the
range in case they were occupied in this manner, Officers are satisfied that the internal layouts
are acceptable and that an appropriate range and mix of dwelling types would be provided. It is
also noted that the NDSS have not been formally adopted by the Council (it is likely that they will
form part of the GMSF) and therefore there is currently no policy basis for requiring full
compliance on a mathematical basis. Officers also note that all 16 apartments on the fourth floor
would have private, assigned outdoor terrace spaces by making use of the setback of this floor.
56. The Council's standards for amenity space are set out in the General Design Principles SPD and
states that private sitting-out areas should take the form of either a minimum balcony area of 5
sq. meters for each flat or for an adequately screened communal area with a minimum provision
of 18 sq. metres per flat. This development of 88 residential units would therefore require a
minimum of 1,584 square metres of private amenity space if the amenity space standard were to
be applied here - this is essentially the entire available site. It is therefore not possible for the
development to comply with the Council's amenity space standards and the situation could only
be improved by either reducing the amount of parking available (which is already sub-standard
to some degree) or by reducing the number of units proposed - thereby reducing the benefits to
the local housing supply. Furthermore, given the industrial context, there is the potential that
any ground level outdoor amenity space would remain underused. That said, it is now proposed
that all 16 apartments on the fourth floor would have private, assigned outdoor terrace spaces
by making use of the setback of this floor.
57. The site is located within an allocated employment area and there are industrial uses nearby.
However, there is no evidence of intensive use of these industrial sites during anti-social hours
and the relationship between the proposed dwellings and nearby industrial uses is little different
that of the dwellings of St Bartholomew Street, Fairclough Street, McKean Street or Weston
Street nearby. Furthermore, the principle of the residential use of this long vacant office building
has been accepted by the grant of application ref: 92921/14 in 2016 and again in August 2018

13

and this consent is still capable of being implemented.
58. Another factor that needs to be taken into account is the existence of a permitted development
for the conversion of vacant office space into residential use. In May 2013 and in the interests of
significantly increasing the supply of housing, the Government introduced a permitted
development right for conversions such as these and the sole considerations are flood risk, land
contamination, highway safety and noise impact via a prior notification process. In other words,
the internal space standards or external spaces standards considered above cannot be taken into
account in the majority of office to residential conversions, nor is there any limit on the number
of units that can be created. However, this is an application for planning permission, it is not a
prior notification of an intention to exercise a permitted development right - as the offices have
never been occupied since the building was completed the usual permitted development right
does not exist in this instance. Nevertheless it is clear that the proposed development shares
much in common with the type of development envisaged by the Government when it
introduced this permitted development right.
59. Officers are reasonably satisfied that the existing windows, columns and structural features
largely dictate how the building can be subdivided and have informed the proposed layout of the
apartments and that the scale, extent and complexity of the structural changes required means
that it would be wholly unfeasible and impractical to make such changes.
60. This is a generally intensive form of development, but all units would comply with the national
standards at the lower occupancy range and many would comply for a higher level of occupancy.
A total of 16 of the units would have access to private external amenity space. It is considered
that basic requirements for living conditions have been taken into account and after giving due
weight to the Government's intentions when introducing the office to residential permitted
development right, the proposal is considered to comply with Policy CG4 of Bolton's Core
Strategy.
Impact on Infrastructure and Planning Contributions
61. 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. Policy IPC1 states that the policy
is applicable unless it can be demonstrated by the applicant that the scheme would not be viable
if contributions were sought or offered. This approach is consistent with that set out within the
National Planning Policy Framework.
62. The starting point for negotiations on a development of this type, as set out in the Infrastructure
and Planning Contributions SPD, would usually be:·
·
·
·

Affordable Housing - 15% of total provision should be affordable or a commuted sum of
£405,917 (though for the reasons given below, Vacant Building Credit means that this is not a
policy requirement)
Public Open Space - £31,600
Health - £61,600 (88 dwellings)
Education - £13,475 (the contribution for apartments is significantly less for apartments than for
dwellinghouses)

63. The August 2018 application (approved) was accompanied by a letter from the Landlord Services
Manager of Bolton At Home, expressing their sincere commitment to development a leased
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portfolio with the Applicant. This is no longer the case.
64. The Council's policies require housing developers to either meet their planning obligations in full
or to demonstrate a lack of viability if this were to be the case. In this case, the Applicant has
submitted viability evidence which has been independently and externally assessed by Dixon
Searle at the Applicant’s expense.

Affordable Housing and Vacant Building Credit

65. The Council’s policies would require either 15% of the homes to meet the definition of affordable
housing or for a commuted sum of £405,917 to be provided, or some mix of the two, unless
evidence were to be accepted that demonstrated that this would make the development
unviable.
66. However, paras 26 to 28 of the national planning policy guidance on Planning Obligations contain
references to the concept of vacant building credit, which in simple terms means that the full
conversion of a vacant building is exempt from the requirement to provide affordable housing in
the interests of providing an incentive for brownfield development on sites containing vacant
buildings. Where a vacant building is brought back into any lawful use, or is demolished to be
replaced by a new building, the developer should be offered a financial credit equivalent to the
existing gross floorspace of relevant vacant buildings when the local planning authority calculates
any affordable housing contribution which will be sought. The vacant building credit applies only
where the building has not been abandoned.
67. In this instance, 100% of the vacant floorspace would be converted to residential use, therefore
the proportion of vacant building credit is equal to 100% of what would normally be the policy
requirement – unless the building has been abandoned. National planning policy guidance
contains advice on how the issue of abandonment should be approached and each case is a
matter for the collecting authority (the LPA) to judge:·

the condition of the property

The condition of the property is generally good, considering the period of vacancy. It is not derelict,
in any ordinary understanding of that word.
·

the period of non-use

The building has not been used for any purpose since its construction almost 10 years ago
·

whether there is an intervening use

The building has not been used for any intervening use since its construction almost 10 years ago
·

any evidence regarding the owner’s intention, or whether the building has been made vacant for
the sole purposes of re-development

Given the passage of time, it is difficult to ascertain the owner’s intention 10 years ago. It is fair to
point out, however, that applications were made in 2005 and 2006 for residential development but
were refused on the grounds of reserving the land for employment uses. It is reasonable therefore to
assume that the Applicant’s preference at that time was a residential development. However, a more
stringent approach was taken to this issue at that time and both the national and local approach has
become more relaxed due to the need to deal with the national and local issues of housing supply,
provided that this is appropriately justified. Officers, however, do not consider that there is any
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evidence whatsoever that the building has been left vacant for the purposes of avoiding affordable
housing contributions, given that the concept of vacant building was only introduced in 2015,
approximately four years after the building was originally constructed.
·

whether the building is covered by an extant or recently expired planning permission for the
same or substantially the same development

Consent has been granted for partial or full residential conversion on two separate occasions.
68. For the reasons given above, Officers conclude that the development is exempt from any
requirement for affordable housing and that any attempt to do so would be in direct conflict with
national planning policy.

Residual Contributions

69. The total amount of planning contributions (affordable housing, public health, education and
public open space) would amount to £512,592. However, the vast majority of these
contributions (£405,917) would be for affordable housing and, as demonstrated above, are
removed from any obligation via the concept of vacant building credit. The residual amount, and
therefore the maximum possible requirement, is therefore £106,675 and any requirement above
this could not be supported on a planning policy basis.
70. Initially, the Applicant stated an intention to make no contributions and provided viability
evidence to support this position. This has been independently and externally assessed by Dixon
Searle at the Applicant’s expense. Dixon Searle advise that there may be scope for contributions
up to the residual amount of £106, 675 but that the evidential basis for either requiring this or
for accepting that it cannot be provided is not strong. The reason for this is that a major
component of any viability assessment is likely sales or rental values and there is a lack of
comparables within the vicinity of the application site – this is not a residential area and Great
Lever is not generally characterised by apartment developments and so sales or rental values are
difficult to predict at this time.
71. Nevertheless, the Applicant accepts to some degree the challenges to their viability assessment
and offers £70,000 towards the maximum requirement of £106,675 and would also accept a
clawback clause, meaning that should construction costs be lower than expected or should
income be higher than expected, excess profits would be shared with the Council, up to but not
exceeding the maximum requirement of £106,675. Officers therefore take the view that the
development is acceptable in terms of planning contributions, on the basis that:·
·
·

·

the offer of £70,000 is a significant one
the clawback arrangement would give the Council a degree of certainty that contributions would
not be discounted when they could reasonably have been sought
the Government's clear intention in creating a permitted development right for office to
residential conversions that this form of development need not make reasonable provision or
contribution towards the cost of appropriate physical, social and green infrastructure required by
the proposed development
the grants of permission in 2016 and 2018 which attracted no planning contributions at that time

72. Taking the above factors into account, the impact on infrastructure and planning contributions is
considered to be acceptable.
Other Matters
73. It is intended that matters such as surface water drainage and sustainable construction would be
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addressed via planning conditions, should Members consider that the development is acceptable
in principle.
Conclusion
74. The proposal would result in the beneficial use of an office building which has lain vacant since it
was completed almost 10 years ago. The proposal would be compatible with the surrounding
land uses whilst providing the benefits of natural surveillance in the local area, improving the
external appearance of the site whilst providing sufficient car parking for the users of the
building.
75. Significant weight should be afforded in the determination of this application to the scheme’s
contribution to addressing the identified housing shortfall within Bolton and meeting the
Government's objective of securing a better balance between housing demand and supply.
76. Officers consider that the proposal development to be acceptable after taking the following
factors into account:·
·
·
·
·
·
·

the grant of application ref: 92921/14 in 2016, establishing the principle of a residential
conversion albeit for only three of the five floors and at a lower density
the grant of application ref: 03411/18 in August 2018 for conversion to 90 flats,
the complete, long-term and continuing vacancy of the building with no evidence that this might
change in the near future
it is preferable that demand for new office space be accommodated within Bolton town centre,
or one of the other centres
the offer of £70,000 via a Section 106 agreement, with flexibility over the objective, and a
clawback arrangement up to the maximum requirements of the Council’s Policies
the Government's intention that office to residential conversions make a significant contribution
to housing supply
provided that work commences within one year of the grant of consent, the proposal has the
potential to make a rapid and significant contribution to housing supply in Bolton at a time of
significant and continuing undersupply

77. The proposal is considered to be acceptable in planning terms and Members are recommended to
delegate the decision back to the Director so that work on the planning obligation can be carried
out.
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Representation and Consultation Annex
Representations
Letters:- no representations of objection have been received. In the interests of fairness, the issues
raised previously by local businesses are repeated below:·
·
·
·
·

the proposed development will create security issues as the site is locked in the evenings, so
access would be limited for those who would be living in the proposed apartments
there would be a significant risk for access for the emergency services when the gates are locked
in the evenings
parking for the residents is insufficient and the site cannot accommodate increased traffic
the area is allocated for employment uses and should be retained for this use
insufficient bin storage

It is considered that these issues are addressed within the report.
Site History
A previous application at this site was deferred by Planning Committee due to concerns over the
internal layout and the lack of consideration given to the issue of planning contributions
(06023/19)
With the agreement of the Chair of Planning Committee, a very minor application to insert a small
number of windows into each elevation was approved under delegated powers in 2019
(06024/19)
Planning permission was granted in August 2018 for the conversion of the building to 90 flats
(03411/18).
Planning permission was granted in June 2016 for the conversion of the first, second and third floors
of the building to 47 flats (92921/14).
A full planning application for the proposed mixed use of building for office (b1a use) and short-term
accommodation for up to 34 homeless persons was refused planning permission in May 2014 under
delegated powers, for the three reasons below (Ref: 90951/13).
·

The proposal is for a predominantly residential use at an allocated employment site which is
compatible with residential amenity and is capable of contributing to the sustainability of the
community in which it is situated and the proposal is therefore contrary to Policy P1 of Bolton
Core Strategy.

·

The proposal seeks to provide significantly more accommodation than is currently or likely to be
required within the Borough and will therefore need to import significant numbers of occupants
from other geographical areas and it therefore represents a community facility that is not located
within the neighbourhood that it would serve, contrary to Policy SC2 of Bolton's Core Strategy.

·

The proposal represents an unacceptable concentration of one particular type of occupant
without acceptable safeguards in place and would not contribute to reducing crime and the fear
of crime or protecting safety and security and is therefore contrary to Policies SO9, S1 and CG4
of Bolton's Core Strategy

Planning permission was granted in September 2007 for the demolition of all buildings that formed
the Rosehill Tannery and the erection of a five-storey office building (77718/07)
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Permission was refused by Planning Committee in June 2006 for the erection of two six storey
buildings containing a total of 129 residential apartments on the basis of loss of industrial floorspace
and the introduction of a residential use into an industrial and commercial area (73767/06)
An application for the erection of two six storey buildings containing a total of 129 residential
apartments was withdrawn by the Applicant in December 2005 (72170/05)
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 one year 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. A shorter period than
the default three years is imposed, as permitted by paragraph 76 of the National Planning Policy
Framework and as required by Bolton's Housing Delivery Test Action Plan (August 2019).

2.

All residential units shall be constructed to achieve within the building envelope (windows, floor,
ceilings and walls) provision of sound attenuation against external noise that achieves the following
internal noise levels with windows shut and other means of ventilation provided if necessary:
a) Living room – daytime 07:00 to 23:00 hours 35 LAeq 16 hours
b) Dining room / Area – daytime 07:00 to 23:00 hours 40 LAeq 16 hours
c) Bedroom – daytime 07:00 to 23:00 hours 35 LAeq 16 hours and night time 23:00 to 07:00 hours
30 LAeq 8 hours and 45 LAmax (not to be exceeded more than 15 times per night). Details of the
acoustic insulation shall be submitted to and approved in writing by the Local Planning Authority prior
to the commencement of development. The acoustic attenuation measures shall be implemented in
accordance with the approved details prior to first use or occupation of the phase or plot and
retained thereafter.’
Reason
To safeguard the living conditions of occupiers from noise pollution in accordance with Policy CG4 of
Bolton's Core Strategy

3.

Prior to the commencement of any above ground works (other than site hoarding, signboards,
compound, vegetation strip and stripping / crushing of tarmac), details of how the development shall
reduce CO2 emissions of predicted energy use of the development by at least 10% below the
baseline of Building Regulations Part L standards shall be submitted to and approved in writing by the
local planning. The details shall also demonstrate that the releases associated with any gas-fired
boilers shall not exceed 40mgNOx/kWh.
The development shall be completed in accordance with the approved details and all such measures
retained in full thereafter.
Reason
In the interests of tackling climate change and in order to comply with policy CG2.2 of Bolton's Core
Strategy and the Sustainable Design and Construction SPD.
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Reason For Pre-Commencement Condition
It would not be possible to understand the approach to sustainable development once works had
commenced

4.

Prior to the commencement of any groundworks, full details of the proposed surface water drainage
works shall be submitted to and approved in writing by the local planning authority. The submitted
details shall:
1) Provide information about the design storm period and intensity, the method employed to delay
and control the surface water discharged from the site and the measures taken to prevent pollution
of the receiving groundwater and/or surface waters.
2) Include a timetable for its implementation, and
3) Provide a management and maintenance plan for the lifetime of the development which shall
include the arrangements for adoption by any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its lifetime
The approved works shall be implemented in full prior to the occupation of the buildings hereby
approved and those works as approved shall be retained thereafter.
Reason
To ensure the site provides satisfactory means of surface water drainage and to comply with policies
CG1.5 and CG2.2 of Bolton’s Core Strategy.

5.

Before the approved/permitted development is first brought into use no less than 52 car parking
spaces shall be marked out and provided within the curtilage of the site in accordance with the
approved site plan. 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.

6.

The development shall not be brought into use unless and until a scheme of security measures has
been submitted to and approved by the Local Planning Authority. Such measures as are approved
shall be implemented in full prior to the occupation of any of the apartments and retained in full
thereafter.
Reason
In the interests of crime reduction and to comply with policy S1.1 of the Core Strategy.

7.

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.
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8.

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.

9.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
Proposed Site Plan - ph3_020_002_102 rev C
Proposed Front Elevation - ph3_020_002_108 rev C
Proposed Side Elevation - ph3_020_002_109 rev C
Proposed Side Elevation - ph3_020_002_110 rev C
Proposed External Stores - ph3_020_002_117 rev A
Proposed Ground Floor Plan - ph3_020_002_103 rev A
Proposed First Floor Plan - ph3_020_002_104 rev A
Proposed Second Floor Plan - ph3_020_002_105 rev A
Proposed Third Floor Plan - ph3_020_002_106 rev A
Proposed Fourth Floor Plan - ph3_020_002_107 rev A
Reason
For the avoidance of doubt and in the interests of proper planning.
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drawing title:
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SITE PLAN

secure, private parking for 52 vehicles
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specification.
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engineer's specification.
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Date of Meeting: 04/03/2021
Application Reference:

09993/20

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

Full Planning Application
08/12/2020
08/03/2021
Martin Mansell

Location:

LAND TO THE EAST OF CENTRAL STREET, BOLTON

Proposal:

DEMOLITION OF BUILDINGS AND ERECTION OF A MIXED USE
DEVELOPMENT COMPRISING 158 DWELLINGS, COMMERCIAL
FLOORSPACE, PUBLIC SQUARE AND IMPROVEMENT OF THE
RIVER CROAL EMBANKMENT TOGETHER WITH HIGHWAY
WORKS, PARKING, LANDSCAPING AND OTHER ASSOCIATED
WORKS

Ward:

Halliwell

Applicant: Central Street SPV Limited
Agent :
Maddox and Associates Ltd

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
· Consent is sought to demolish the existing buildings fronting Deansgate and to construct a new
development of 158 new homes together with new commercial space fronting Deansgate
· The application also proposes new hard and soft landscaping, a public square, public realm
improvements to the surrounding highways and improvements to the River Croal including a
river walk
· Despite the relative proximity of the River Croal, the Environment Agency considers the
proposal to be acceptable from a flood risk perspective
· Great care and attention has been given to matters of internal layout and outlook, resulting in
a development which strikes an acceptable balance between the need to make efficient use of
land in a sustainable location such as this and the living conditions of future occupants
· the demolition of the buildings fronting Deansgate will lead to less than substantial harm to the
significance of the Deansgate Conservation Area and this harm is considered to be outweighed
to the benefits of the scheme to regeneration, to housing supply, to an increased town centre
population and by the other benefits of the scheme described within this report
· The application has been subject to an exceptional amount of design consideration with

30

Officers and external consultees, including complete redesigns and three separate engagements
with the design review
process via Places Matter (RIBA NW, Liverpool)
Proposal
1. Full planning permission is sought for the demolition of the existing buildings fronting Deansgate
and the erection of a residential-led mixed use development with new hard and soft landscaping
and improvements to the River Croal embankment. It would comprise an apartment block
fronting Deansgate, a smaller apartment block behind on Ridgeway Gates together with rows of
stacked townhouses running north-south from the River Croal to a new public square to the rear
of the proposed Deansgate block. The proposal comprises 158 new homes, ranging in size from
studio apartments to three-bedroom townhouses aimed at accommodating five persons. At
ground level fronting Deansgate, flexible commercial space and a cycle hub are proposed with
access from Deansgate. Palatine Street is to be stopped up to create a public pedestrianised
environment.

Demolition

2. The structures proposed for demolition lie within the Deansgate Conservation Area and consist of
all buildings within the application site that front Deansgate, more specifically 82-98 Deansgate
5-7 Ridgeway Gates, which includes the former Blue Boar Public House and the former Sweetens
Bookstore. The impact of this demolition on the significance of the Deansgate Conservation Area
is considered in more detail in the relevant section below.

Block A – Apartments with commercial space fronting Deansgate

3. This block would be located at the southern (front) portion of the site with generally commercial
space at ground floor and residential to the upper floors, including communal external terraces
spaces. It would rise to six storeys, incorporating a five-storey element with a set back sixth
storey. It is envisaged that the ground floor commercial space would consist of two Class E uses
(typical town centre uses) to be let to external tenants, together with a management office for
the developer Placefirst and a cafe associated with the residents’ communal entrance. A
residents’ store would be available for tenants to rent additional storage space.
4. Material finishes proposed are chiefly red brick with a feature contrasting light grey brick for the
five-storey element. A prominent feature of the Deansgate frontage would be the incorporation
of a “ginnel” in approximately the same location as Chapel Alley (the frontage gap immediately
to the east of the former Blue Boar Public House). The ginnel would actually be of substantial
height and width and would allow pedestrian passage to a new public square at the rear of Block
A. Decorative gates (not shutters) would allow the ginnel to be closed and secured at
appropriate times in the interests of crime reduction. Other prominent features of the Deansgate
elevation include the use of balconies, decorative brickwork above the signage zones of the
commercial floorspaces of the six-storey elements and decorative metal screens to the balconies
of the five-storey element, both reference the textile history of the area the existence of
residential properties known as Velvet Walks.

Blocks B, E, F & G

5. These blocks would sit behind the main apartment block (Block A) and would consist in the main
of stacked townhouses together with an additional apartment block, Block F. The stacked
townhouses are essentially one terraced house constructed over another – or, to put it another
way, pairs of duplex apartments located over each other. The term “stacked townhouses” is
considered to be more appropriate though as the blocks have the appearance of rows of four
storey townhouses. Whilst all accommodation at ground and first floor would be essentially town
houses, some units would have two apartments over them. Block F would front on to Ridgeway
Gates with Block B fronting Central Street.
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6.

In order to avoid conflicts between daytime and night-time living, the internal layout of the
stacked townhouses is designed in such a way that whilst the lower units are arranged in the
typical formal of ground floor kitchen / living space with bedrooms over, the upper units reverse
this by providing living / kitchen space over bedrooms. Therefore, each four storey element of
the stacked townhouses, rising from ground to third floor, is laid out as living, bedrooms,
bedrooms, living. The lower units would have access to a private garden for that particular unit
with the upper units benefiting from a recessed terrace. Rooflines are typically stepped to take
account of levels changes across the site.

7. Block F is arranged in a more typical apartment block layout, with the upper floors accessed via
walkways with ground floor units accessed via their own private front door. The ground floor
units of Block F would have access to their own private rear amenity space with the upper units
having access to the shared communal space enclosed by Blocks B, E F & G

Blocks C & D

8. These blocks repeat the stacked townhouse concept, again with some apartments instead of the
upper townhouses, but in two terraced rows running down to the River Croal. As with Blocks B,
E and G, the layout of the upper units is typically reversed (living space located over the
bedrooms of that unit) with ground floor units having access to private amenity space and the
upper units benefiting from a recessed terrace. As with the blocks proposed to the south,
rooflines are typically stepped to take account of levels changes across the site. Immediately to
the north of these blocks, 20 car parking spaces are proposed, accessed from Central Street,
with no access to the car park from Ridgeway Gates or Brook Street.

River Croal

9. The southern embankment of the River Croal would be “pulled back” into the site, allowing for
the provision of anchored boulders and anchored rock rolls within the canalised channel with
native riverside planting, a gabion or similar retaining wall and a tree-lined river walk running
east to west. The river walk is part of a wider scheme to open up and improve the biodiversity,
water quality and access along the River Croal.

Public Realm

10. Central Street, Brook Street and Ridgeway Gates all lie within the red edge of the application site
and would be improved and resurfaced to an appropriate standard, as would the Deansgate
frontage.
11. Within the public square and other circulation spaces, large specimen trees and street trees are
proposed with species chosen to suit an urban environment and provide seasonal change. Rain
gardens are proposed with shrubs, ferns, flowering perennials and ornamental grasses suitable
for dry conditions. The communal courtyards consist of islands of planting and lawns with
ornamental trees for shade. A mix of native and wildlife beneficial species are proposed
alongside herbs for residents to pick and use in their kitchens. Within front gardens would have
evergreen hedges to increase privacy where ground floor living spaces face the street.

General

12. As well as the relevant plans and elevations, the application is supported by the following
documents:- a Landscape Masterplan (including indications of proposals for tree pits, rain
gardens, courtyard, communal garden and yoga terrace (ref: 1911-CWS-XX-05-DR-L-202 P01) a
Topographical Survey, a Planning Statement, a Crime Impact Statement, a Framework Travel
Plan, an Acoustic Report, a Sustainability Statement, an Energy Statement, a Daytime Bat Survey
and Ecological Scoping Survey, a Bat Emergence Survey Ecology, an Air Quality Assessment a

32

Framework Construction Environmental Management Plan, a Delivery Statement a Heritage
Statement, a Tree Survey Report and a Statement of Community Involvement, a Desktop Study
Assessment, a Geoenvrionmental Appraisal Report and Supplementary Ground Gas Risk
Assessment Letter, a Flood Risk Assessment (including Drainage Strategy) a Design and Access
Statement, a Landscaping Proposals Document and a Transport Assessment (including
Framework Servicing Plan).
13. A Screening Opinion was sought from Bolton Council pursuant to the Town & Country Planning
(Environmental Impact Assessment) Regulations 2017, as amended by the Town and Country
Planning and Infrastructure Planning (Environmental Impact Assessment) (Amendment)
Regulations 2018. Officers formally confirmed that the development was not EIA development.
14. For the avoidance of doubt, Members are advised that the application initially sought consent for
145 homes; however, this was amended during the determination period to show 158 homes,
chiefly via the alteration of Block F from a block containing the stacked townhouses concept
homes to one of a more typical apartment block. Full reconsultation was carried out on these
amendments and the Officer’s report reflects the final scheme of 158 dwellings.
15. In their submitted Delivery Statement, the Applicant, Placefirst, refers to their track record of
award-winning regeneration and their growing portfolio of over 600 homes nationwide. It is
anticipated that the demolition of the vacant buildings fronting Deansgate would swiftly follow a
planning consent, with site preparation works followed by the Development of Block A
(Deansgate frontage) in Phase 1. Phase 2 would consist of the development of the townhouses
and wider public realm improvements in partnership with the Council with completion of
development anticipated around the middle of 2023.
16. The Statement of Community Involvement sets out in detail the extensive engagement that the
Applicant has had with Council Officers, Elected Members, the Environment Agency, Bolton &
District Civic Trust, Places Matter (Design Review Panel), Bolton Methodist Mission (Victoria Hall),
Greater Manchester Police, British Telecom (due to the large nearby telephone exchange) and
with the public via online consultation and how this engagement has informed their approach.
Site Characteristics
17. The site measures approximately 1.04 hectares in area and is located within the heart of Bolton
town centre, directly opposite the former Beales / Whitakers departments store. It primarily
comprises a surface car park sloping down to the River Croal, located behind a row of former
commercial premises fronting Deansgate. The row of commercial premises is broken by Chapel
Alley, a ginnel, which leads north from Deansgate to Palatine Street. Palatine Street runs east
west across the site. The buildings fronting Deansgate are of varying scales, massing and
architectural styles. The site is bounded by the River Croal to the north, Ridgeway Gates/Brook
Street to the east, Deansgate to the south and Central Street to the west. The highways of
Ridgeway Gates, Brook Street and Central Street are part of the proposed development site.
18. The buildings fronting Deansgate that are proposed to be demolished lie within the Deansgate
Conservation Area and therefore planning permission is required for their demolition. However,
the majority of the site, taken as a whole, lies outside of any conservation area. In terms of the
Allocations Plan, the site lies entirely within the St Helena Town Centre Sub Area and is therefore
subject to Policy TC2 of Bolton’s Core Strategy.
19. Other than the buildings fronting Deansgate, the site lacks prominence within the townscape as it
is currently surrounded on three sides by typically three storey buildings. More open views are
available from the north, including from Bark Street. That said, clearly any buildings constructed
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on the Deansgate frontage would have a high degree of townscape prominence.
20. The Building Bolton SPD considers the Deansgate frontage to form part of the Civic Core
character area with the remainder of the application site falling within the St Helena character
area. The SPD notes that Deansgate is one of the principal retail and evening economy streets,
that it helps define Bolton’s urban grid and has many examples of fine commercial architecture,
though townscape quality is not consistent along its length. It also notes that subsequent
development and the channelisation of the River Croal have obscured the prominence of the
river and its valley, isolating it from the surrounding townscape.
Policy

The Development Plan

21. Committee should have regard to the requirements of the development plan as a whole. The
following policies are considered to be particularly relevant.
22. Bolton's Core Strategy Development Plan Document (2011) - Strategic Objectives - SO3 - To take
advantage of the economic opportunities presented by Bolton town centre and ensure that these
opportunities benefit everybody in Bolton, including those people living in the most deprived
areas, SO4 - To create a transformed and vibrant Bolton town centre, SO5 - Ensuring Bolton
takes full advantage of its location in the Greater Manchester City Region, SO6 Ensuring that
transport infrastructure supports all aspects of the spatial vision, SO9 - To reduce crime and the
fear of crime, and improve road safety by ensuring that neighbourhoods are attractive and well
designed, SO10 To minimise Bolton’s contribution to climate change and mitigate and adapt to
its adverse effects, SO11 Conserving and enhancing the best of Bolton's built heritage and
landscapes, SO12 To protect and enhance Bolton’s biodiversity, SO13 To reduce the likelihood
and manage the impacts of flooding in Bolton, and to minimise potential flooding to areas
downstream, SO14 - Providing housing that meets the needs of everybody, SO15 To focus new
housing in the existing urban area, especially in Bolton town centre, SO16 To develop mixed
communities which encourage community cohesion and ensure access for all to community and
cultural facilities.
23. Bolton's Core Strategy Development Plan Document (2011) - H1 Healthy, P5 Accessibility, S1
Safe, CG1 Cleaner Greener, CG2 Sustainable Design and Construction, CG3 The Built
Environment, CG4 Compatible Uses, SC1 Housing, TC2 St Helena, TC11 Design in Bolton Town
centre, IPC1 Infrastructure and Planning Contributions and Appendix 3 - Car parking standards.
24. Bolton's Allocations Plan (2014) - P7AP Strategic Route Network

Other Material Considerations

25. Supplementary Planning Documents - Accessibility, Transport and Road Safety (October 2013),
Infrastructure and Planning Contributions (July 2016), Affordable Housing (February 2013),
General Design Principles (June 2015), Sustainable Design and Construction (October 2016),
Building Bolton (2006), Public Realm Implementation Framework (2007)
26. National Planning Policy Framework - building a strong and competitive economy, ensuring the
vitality of town centres, promoting sustainable transport, delivering a wide choice of high quality
homes, requiring good design, promoting healthy communities, meeting the challenge of climate
change, flood and coastal change, conserving and enhancing the natural environment,
conserving and enhancing the historic environment.
27. Relevant National Planning Practice Guidance - Air Quality, Build To Rent, Climate Change,
Conserving and Enhancing the Historic Environment, Design, Ensuring the Vitality of Town
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centres, Environmental Impact Assessment, Flood Risk and Coastal Change, Health and
Wellbeing, Housing, Land Affected By Contamination, Land Stability, Light Pollution, Natural
Environment, Noise, Public Rights of Way, Planning Obligations, Renewable and Low Carbon
Energy, Travel Plans, Transport Assessments and Statements, Use of Planning Conditions,
Viability, Water Supply, Wastewater and Water Quality
28. The Setting of Heritage Assets: Historic Environment Good Practice Advice Note 3 in Planning
(Historic England 2017) and Managing Significance in Decision-Taking in the Historic
Environment: Historic Environment Good Practice Advice in Planning Note 2 (Historic England
2015), Conservation Principles for the Sustainable Management of the Historic Environment
(Consultation Draft, 2017)
29. Planning (Listed Building and Conservation Areas) Act 1990 s. 66 - general duty as respects listed
buildings in exercise of planning functions.
30. The Bolton Town Centre Framework was approved by Members of Bolton Council's Cabinet in
September 2017 and is a material consideration in the determination of planning applications in
Bolton Town centre, particularly within the identified intervention areas.
31. The Bolton Economy, Our Strategy For Growth 2016-2030
32. Consultation has closed on the revised draft of the Greater Manchester Spatial Framework which
focuses on making the most of Greater Manchester's brownfield land and prioritises the
regeneration of town centres and other sustainable locations. Only limited weight can be given
to this; however, it is considered to be unlikely that the GMSF will change its focus away from
brownfield and town centre regeneration.
Analysis
33. 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 Development Plan policies taken as a
whole should be refused unless material considerations justify granting permission. Similarly,
proposals which accord with the Development Plan 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 as whole and then take
account of other material considerations.
34. The main issues in relation to the proposal are:· impact
· impact
Heritage
· impact
· impact
· impact
· impact
· impact
· impact
· impact
· impact
· impact
· impact

on the character and appearance of the area
on the setting of nearby listed buildings, the surrounding Conservation Areas and other
Assets
on housing provision
on Bolton town centre and Bolton’s economy
on the road network
on ecology, biodiversity and trees
on living conditions, future occupiers and existing nearby uses
on infrastructure, affordable housing and planning contributions
on surface water drainage and flood risk
on sustainable construction and energy management
on crime reduction
on land stability, ground conditions and coal mining
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Impact on the Character and Appearance of the Area
35. Strategic Objective 11 of the Core Strategy aims to conserve and enhance the best of Bolton’s
built heritage and landscapes and improve the quality of open spaces and the design of new
buildings.
36. Core Strategy policy CG3 seeks to ensure that new development proposals contribute to good
urban design. This has a number of elements including (amongst other things):
·
·
·
·

conserve and enhance local distinctiveness ensuring development has regard to the overall built
character and landscape quality of the area
compatibility with surrounding area – scale, massing, grain, form, architecture, local materials
and landscape treatment
conserve and enhance the heritage significance of heritage assets and area
maintain and respect the landscape character of the surrounding countryside and its
distinctiveness, being compatible with the nearby landscape character

37. Core Strategy Policy TC11 relates specifically to development in Bolton Town centre and states
that the Council and its partners will protect, strengthen and enhance the distinctive townscape
qualities of Bolton town centre. Development should conserve and enhance the special nature of
the conservation areas and listed buildings; ensure that development along the gateways to the
town centre enhances the townscape through the use of high quality design and improved street
frontages and pedestrian permeability; ensure streets are designed in accordance with the Public
Realm Implementation Framework to achieve a high standard of design which exhibits safety,
consistency and accessibility, particularly for pedestrians, cyclists and users of public transport;
require development to respect and enhance existing vistas - new architectural ‘set pieces’ will
be supported where the design is of exemplary quality; have regard to the existing hierarchy of
built forms as indicated in the Building Bolton SPD; make efficient and effective use of land in
the town centre due to the existing levels of high density development, ensuring that
development provides adequate amenity space and privacy, or attractive public areas, where
appropriate for the site.
38. Core Strategy Policy TC2 relates specifically to development within the St Helena area of Bolton
town centre; however, it refers primarily to the allocation of uses rather than seeking to promote
or discourage particular forms of design or architecture.
39 The National Planning Policy Framework (February 2019) sets out the Government's planning
policy requirements. Section 12, Achieving Well-designed Places identifies that the creation of
high-quality buildings and places is fundamental to what the planning and development process
should achieve. Good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities. Para 127
further states that planning policies and decisions should ensure that developments are in
accordance with the following:· will function well and add to the overall quality of the area, not just for the short term but over
the lifetime of the development
· are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping
· are sympathetic to local character and history, including the surrounding built environment and
landscape setting, while not preventing or discouraging appropriate innovation or change (such
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as increased

densities)

· establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live, work
and visit
· optimise the potential of the site to accommodate and sustain an appropriate amount and mix
of development (including green and other public space) and support local facilities and
transport networks
· create places that are safe, inclusive and accessible and which promote health and well-being,
with a high standard of amenity for existing and future users, and where crime and disorder, and
the fear of crime, do not undermine the quality of life or community cohesion and resilience
40. Paragraph 131 of the NPPF states ‘In determining applications, great weight should be given to
outstanding or innovative designs which promote high levels of sustainability or help raise the
standard of design more generally in the area, so long as they fit in with the overall form and
layout of their surroundings.
41. The Government published its National Design Guide on 1st October 2019 as part of the National
Planning Practice Guidance.
42. Officers consider that Core Strategy policies CG3 and TC11 are consistent with the NPPF and can
be given substantial weight in the consideration of design matters.
43. The Building Bolton SPD contains a detailed analysis of the existing built form of Bolton town
centre and highlights its local distinctiveness. Development proposals are very much welcome
but are encouraged to work with rather than against this distinctiveness. It contains design
guidance for a series of areas within the town centre, including the application site, and draws
attention to matters such as urban form, scale, massing and detail. The application site falls
partially within the Civic Core area and the Building Bolton SPD notes that urban blocks in this
part of the Civic Core tend to be rectangular rather than linear and are often surrounded by
important streets with no obvious back or service frontage. New development that runs the full
depth of a block should seek to maximise active frontage and minimise blank walls and service
access. Officers note that the development proposes rectangular blocks and maximises active
frontages to Deansgate, Central Street and Ridgeway Gates / Brook Street. The transformational
works proposed for the surrounding highways will also significantly improve the character of the
area, changing Central Street and other nearby highways from their current use as primarily
access routes for a surface level car park with some servicing elements to actual residential
streets. Servicing is appropriately located in areas lacking in prominence, maximising active
frontages throughout the development.
44. The SPD requires that the distinctive pattern of set piece views which characterise the Civic Core
area needs to be taken into account, particularly when larger scale proposals are being
considered. Buildings which are out of scale with their setting or intrude into views with a clear
existing hierarchy will be resisted. A typical hierarchy of scale in the Civic Core comprises
landmark buildings with subsidiary landmarks at block corners and occasionally in the middle of
blocks. Larger building masses should be designed with care into this environment – different
materials and setbacks can help manage the incorporation of larger buildings. Tall features
should be assessed in relation to their immediate surroundings and also the town centre skyline.
Modern buildings which are intended to feature as new landmarks are welcome but need to be
considered in relation to existing buildings.
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45. Officers note that the application is supported by extensive analysis within the Design & Access
Statement which clearly demonstrates that the development would not be unacceptably out of
scale within its setting and would not intrude into existing views or the existing hierarchy of built
form within the area. A degree of disparity of scale would take place – at six storeys, the
frontage development differs from the typical three storey character of Deansgate. Nevertheless,
there are considered to be a number of factors which point towards the development being
compatible with its surroundings in terms of scale.
46. Firstly, much of the sixth storey of the frontage block would be set back from the front building
line, minimising its impact on the Deansgate street scene. Secondly, the maximum height of the
frontage block would not exceed the tallest elements of the Beales building. This will actually
result in a more balanced street scene and sense of enclosure as the unusually low scale of some
of the existing buildings within the site, two of which are single storey, means that they are
currently dwarfed by the scale of the Beales building. The frontage building also contains an
element which would be limited to five storeys only, proving variety to the roofline. The element
proposed for the corner with Ridgeway Gates would be a true six-storey element; however,
Officers take the view that this element needs to be more strongly defined and note that its
appearance references former warehouse buildings nearby. It is also noted that the Deansgate
townscape is far from uniform and already contains some buildings which exceed the height of
their neighbours, including Marsden House to the west and the Marks and Spencer building to
the east. Officers therefore take the view that a certain degree of disparity of scale need not be
unacceptable, particular where this is mitigated by good design and quality of materials.
47. Final materials will be subject to a condition, but the indicative information shows a range of
materials compatible with the area and provides Officers with sufficient comfort that a there is a
direction of travel towards high quality materials. The level of detailing is high, including the
“velvet” pattern above the ground floor shopfronts and the metal screens to some balconies. The
building will be of a modern design and Officers fully accept this to be the right approach as
elements of pastiche would have the potential to detract from the historic surroundings. That
said, the plans are considered to give due reference to the existing streetscene, including
references to the industrial past of the area and Bolton in general.
48. The proposed development would provide a consistent and distinctive frontage along Deansgate,
would result in the formation of a new residential neighbourhood which improves the wider area
and the setting of the Deansgate Conservation Area as well as bringing increased activity levels
to Bolton town centre. Whilst the development would clearly increase density and massing and
have a more dominant impact on the townscape and skyline of the Deansgate frontage, the set
back of the sixth storey of the Deansgate frontage block mitigates this to some degree, together
with the other matters referred to above. The overall design rationale has been carefully
considered bringing a grander coherent frontage to this part of the Deansgate Conservation Area
and referencing some similar scale buildings in the wider area. The overall design is proportional
and elegant with a distinct pediment accommodating the commercial retail ground floor, and a
rhythm of vertically proportioned openings above with a set back sixth storey which would be
comparable in height with the domed features of Whitakers opposite. The recessed contrasting
element of part of Block A helps to break up the mass of the block and gives visual interest
along the frontage. The verticality and window proportions are consistent with the character of
Deansgate. The decorative railings and brick motif above the shop units would give visual
interest as well as referencing the former Velvet Walks. The profiling of the roof line is a nod to a
former warehouse building on Ridgeway Gates which adds interest to this corner. Overall, the
design of Block A is considered to present an appropriate contemporary architectural expression
for the Deansgate frontage, as well as bringing activity and vitality to the street scene. The
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residential terraced buildings to the rear will also create a new residential neighbourhood
drawing upon the historic lanes that once occupied this area and will improve the setting of the
Conservation Area and Victoria Hall. The terraced blocks provide active streets and their
architectural composition is well proportioned and considered. When combined with high quality
public spaces and improvements to the River Croal frontage there are significant public benefits
accruing to the development which outweigh the harm from the loss of historic buildings of
merit.
49. Proposals at this site have been subject to engagement with the Design Review process via
Places Matter (RIBA North West, Liverpool) on three separate occasions, the most recent being
in November 2020. Officers have been closely involved in this process, attending the meetings
with the panels and have been provided with the panel’s written responses. Officers are satisfied
that the Applicant’s design team have demonstrated a high degree of engagement with the
panel’s comments and recommendations. The most recent response from the design review
panel can be summarised as being:· Very positive re-working of the scheme and the introduction of the stacked townhouse
typology, with own front doors and direct street access
· The shared courtyards and the enhanced River Croal proposals look positive
· Good flexible use of floorspace
· The proposal to provide a well-lit and active ‘ginnel’ route through the frontage block that
broadly aligns with the present Chapel Alley running from Deansgate to the Palatine Street public
realm are welcomed
together with the prospect for a bike storage hub
· Would like there to be further work on the Deansgate elevation
50. Officers are satisfied that the Deansgate elevation has now been refined to a sufficient degree, as
analysed in the paragraphs above. Officers also note that Places Matter have not raised concerns
over the impact of the scale of the development on the Deansgate street scene.
51. The design quality of the scheme, the attention to detail, quality of materials indicated,
substantial new planting, public realm improvements and improvements to the River Croal
environment means that the proposal will have a positive and transformative effect on the
character and appearance of the area, entirely consistent with the requirements of Policies TC11
and SO11 of Bolton's Core Strategy.
Impact on the Setting of Nearby Listed Buildings, the Surrounding Conservation Areas and other
Heritage Assets
52. Strategic Objective 11 seeks to conserve and enhance the best of Bolton's built heritage and
landscapes and improve the quality of open spaces and the design of new buildings.
53. Core Strategy policy CG3.3 states that the Council and its partners will seek to ensure that
development should be compatible with the surrounding area, in terms of scale, massing, grain,
form, architecture and landscape treatment. Policy CG3.4 aims to conserve and enhance the
heritage significance of heritage assets and heritage areas recognising the importance of sites.
Policy TC11 relates specifically to development in Bolton Town centre and states that the Council
and its partners will protect, strengthen and enhance the distinctive townscape qualities of
Bolton town centre. Development should conserve and enhance the special nature of the
conservation areas and listed buildings.
54. Chapter 16 of the NPPF "Conserving and enhancing the historic environment" emphasises at para
185 that plans should set out a positive strategy for the conservation and enjoyment of the
historic environment. In terms of proposals affecting heritage assets, Para 189 states that during
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the determination process of application the applicant must describe the significance of any
heritage assets affected, including any contribution made by their setting. Para 190 further
comments that local planning authorities should identify and assess the particular significance of
any heritage assets that may be affected by a proposal taking account of the available evidence
and any necessary expertise. The impact of the proposal on the significance of a non-designated
heritage asset should be taken into account in determination of an application taking a balanced
judgement as to the scale of the harm and the significance of the heritage asset.
55. Paragraph 193 of the NPPF states that ‘when considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the asset’s
conservation (and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or less than
substantial harm.’
56. Paragraph 196 states that ‘where a development proposal will lead to less than substantial harm
to the significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal including, where appropriate, securing its optimal viable use’.
57. Paragraph 200 states that ‘Local planning authorities should look for opportunities for new
development within Conservation Areas and World Heritage Sites, and within the setting of
heritage assets, to enhance or better reveal their significance. Proposals that preserve those
elements of the setting that make a positive contribution to the asset (or which better reveal its
significance) should be treated favourably’.
58. With specific reference to Listed Buildings it is noted that s. 66 of the Planning (Listed Building
and Conservation Areas) Act 1990 states that when an LPA is "considering whether to grant
planning permission...for development which affects a listed building or its setting, 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".
59. Section 72 of the Act requires the Local Planning Authority to pay special attention to the
‘desirability of preserving or enhancing the character and appearance’ of the designated areas.
Consequently, it is important to consider the developments contribution to the townscape
character of the conservation areas and the impact of the proposed development on this aspect
of the wider historic environment.
60. No works are proposed to any listed buildings; however, there are two listed buildings within the
vicinity of the site the settings of which could potentially be affected by the development
proposals. These are the Grade II listed Victoria Hall and Victoria Buildings to the east of the site
and Grade II listed former Beales Department Store at 79-81 Deansgate (though only the
eastern part of this building is listed). The buildings fronting Deansgate lie within the Deansgate
Conservation Area. The remainder of the site lies outside of any designated area and is
considered to any little or no relationship with any other town centre Conservation Area or the
remainder of the Deansgate Conservation Area (for instance, its Knowsley Street portion) by way
of the strong enclosure of the surrounding buildings.
61. It is noted that the Town Centre Framework accepts that there will need to be some demolition
within the area with sensitive replacement.
62. As noted in the Proposal section above, the application is supported by a Heritage Assessment
carried out by LanPro Services Ltd. in November 2020.
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Impact on Victoria Hall and the former Beales Department Store

63. Victoria Hall fronts Knowsley Street and its rear elevation backs onto the eastern perimeter of the
application site, with the main elevation facing Knowsley Street. The architects were Bradshaw,
Gass and Hope, known for the extension to Bolton Town Hall and for Le Mans Crescent. The
application site lies within the setting of Victoria Hall; however, it is considered that less
emphasis should be given on the setting of the rear of this building in terms of understanding its
location and function within the retail core of the town centre in its prime position opposite the
Market Hall. There will be no impact whatsoever on the setting of the prominent and decorative
frontage of this listed building.
64. As noted above, the maximum height of the frontage block would not exceed the tallest elements
of the Beales building and Officers consider that this would result in a more balanced street
scene compared with the existing disparity of scale. It is therefore not considered that the
proposed new development would compete with the prominence of the former Beales building.
Nor is it considered that the existing buildings proposed to be demolished form an essential part
of its setting – they lie within its setting but are not considered, in themselves, to form an
essential component of how the significance of the former Beales building is understood or
appreciated.

Impact on the Deansgate Conservation Area

65. The Deansgate Conservation area forms the retail and commercial core of Bolton town centre,
the main road alignment of Deansgate having changed little since the medieval period other than
expansion in width. It has mixed architectural styles with many of the early burgage plots having
been replaced and combined to form grander commercial buildings of three to 4 storeys. The
Deansgate southern frontage of the site includes buildings and plots which represent this earlier
18th and 19th Century character, albeit this has been compromised by some later single storey
buildings and alterations.
66. The site includes a number of unlisted buildings of merit as identified within the Deansgate
Conservation Appraisal which are to be demolished. These buildings have historical and
evidential significance representing elements from the earlier nineteenth century and distinct
from the later Victorian/early twentieth century commercial developments that are more typical
of the established character, and in the case of number 86 considered to be of high architectural
value within the Building Bolton SPD. They also represent the last remaining frontage of
Deansgate which relates to an earlier historical character. The former Sweetens Bookshop has an
attractive frontage (originally the Kings Arms public house) and was a dwelling house before
that. The Blue Boar public house and adjacent buildings are typical of the Victorian era with
some attractive fenestration. However, it is also acknowledged that this is not a coherent
frontage with some negative single storey buildings. These buildings have been vacant for some
time and appear to be in a poor condition. The former warehouse building at Ridgeway Gates is
also considered to make some contribution to the significance of the Deansgate Conservation
Area but lacks prominence and also appears to be in a poor condition.
67. Notwithstanding the buildings proposed for demolition, it is considered that the development as a
whole has been designed with a high degree of understanding and regard for the history of the
area, including the Deansgate Conservation Area. The textile history of the area would be
referenced within the detailing of the Deansgate frontage. The proposed “ginnel” (actually a
substantially wide and high pedestrian access point) reflects the appearance of a loading bay
that could be found at a typical textile warehouse. The rows of stacked townhouses are
consistent with the alignment of the long-demolished Velvet Walks. It is also noted that the
character and appearance of the former warehouse building at Ridgeway Gates will to some
degree be referenced in the proposed appearance of the corner element of Block A at the
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junction of Deansgate and Ridgeway Gates.
68. It is considered to be difficult to argue that the demolition of the buildings fronting Deansgate
and Ridgeway Gates would have no impact whatsoever on the significance of the Deansgate
Conservation Area. In particular, the three buildings referenced in the paragraph above, whilst in
poor condition, form part of how its significance is experienced though they are not considered
to be essential to this. For this reason, the proposal will lead to less than substantial harm to the
significance of a designated heritage asset and paragraph 196 of the NPPF requires this to be
weighed against the public benefits of the proposal. In this instance, the benefits to
regeneration, to housing supply, to an increased town centre population and the other benefits
of the scheme described within this report are considered to significantly outweigh this less than
substantial harm. The care and attention that has been given to matters of layout and detailed
design and the way that this demonstrates an understanding of the history of the area is also
considered to contribute to the mitigation of any harm. As set out in the representations section
below and whilst not formally objecting to the proposal, Historic England strongly encourage the
Council to be certain that the public benefits of the scheme outweigh the harm caused by the
proposed demoliton and express concerns in relation to the scale of the element proposed for
the Deansgate frontage. However, for the reasons set out within the this section of the report
and the "character and appearance" section above, Officers consider that the benefits of the
scheme do outweigh the demolition harm and that the scale is acceptable.
69. The impact of the proposal on nearby heritage assets is considered to be acceptable and the
proposal is therefore considered to comply with Policies SO11, CG3 and TC11 of Bolton's Core
Strategy.
Impact on Housing Provision
70. Strategic Objective 14 of the Core Strategy seeks to provide housing that meets the needs of
everybody, reflecting the needs of an ageing population and a growth in the number of
households. Strategic Objective 15 of the Core Strategy seeks to focus new housing in the
existing urban area, especially in Bolton town centre, Council-owned housing areas and in
mixed-use developments on existing older industrial sites.
71. Core Strategy policy SC1 states that the Council will identify a range of housing sites for
additional provision of 694 dwellings per annum between 2008 and 2026.
72. Chapter 5 of the NPPF (Feb 2019) "Delivering a sufficient supply of homes", states the
Government's objective of significantly boosting the supply of housing within the UK. Para 59
emphasises the importance of a sufficient amount and variety of land can come forward where it
is needed, and para 72 states that supplies of large numbers of homes can often be best
achieved through larger scale development and that Local Planning Authorities should identify
suitable locations for such development where this can help to meet identified needs in a
sustainable way.
73. Para 73 requires authorities to maintain a five-year deliverable supply of housing. Bolton
currently cannot demonstrate a deliverable supply when measured against this target and is
required to apply a 20% buffer on its housing requirement. The presumption in favour of
sustainable development set out in NPPF para 11 is therefore engaged.
74. The priority of delivering new housing within Bolton town centre cannot be underestimated.
Bolton town centre is anticipated to contribute 10-20% of the Borough’s housing supply over the
period of the adopted Core Strategy. This is critical to the strategy which seeks to focus
development on brownfield sites within the urban area to safeguard the rural outer areas of the

42

borough, Green Belt and Protected Open Land in particular, from proposals for new housing
development. Failure of delivery within Bolton town centre would therefore put these areas at
greater risk.
75. In addition to the Core Strategy the significant role that new housing will have in the future of
the town centre is endorsed by the Council’s Bolton Town Centre Framework. It envisages higher
density town centre living in the eastern portion of the Croal Valley area (i.e. the application site)
with a mix of perimeter and linear blocks creating residential frontages along streets such as
Central Street running northwards to the valley from Deansgate with new attractive ‘river
corridors’ improving the permeability and creating a more cohesive and compact urban fabric. It
is clear that the Framework sees a significant increase in the number of residential properties in
Bolton town centre as a key factor of its approach. Regeneration here, specifically, residential-led
regeneration, will be an important catalyst for the wider Bolton town centre.
76. Bolton cannot currently demonstrate a 5 year housing land supply which makes it vulnerable to
speculative housing applications on open land. Approving and delivering schemes within the
town centre is vital to being able to resist these and uphold the Council’s decisions at appeal. In
addition, Bolton has only achieved 60% of its housing target over the last 3 years and being
below the 95% threshold, like many authorities, was required to publish a Housing Delivery Test
Action Plan in August 2019. This Action Plan identifies that the Bolton Town Centre Framework
offers the opportunity to develop 2000+ units on brownfield sites as well as on publicly owned
land and potential numbers are increasing as schemes become clearer. The application site
therefore forms an important part of this Action Plan to deliver homes on brownfield land in the
town centre area, at a highly accessible location at the heart of Bolton town centre and
reasonably close to Bolton Interchange.
77. The provision of new residential development to meet housing need is a material consideration
relevant to the determination of this application. The Central Street proposal provides the
opportunity for delivery of 158 dwellings in an accessible location a short distance from key town
centre sites such as the Market Place and the rest of the retail core of Bolton town centre. It will
make a significant and positive contribution to the Council's housing requirements and land
supply, specifically within the town centre where accommodation is currently limited, consistent
with Policies SO15 and SC1 of Bolton's Core Strategy. It will contribute to the Government's
objective of significantly boosting the supply of housing, as required by the NPPF.
78. The Council's Growth and Regeneration Manager has noted that there is currently a limited
housing market in Bolton town centre that focuses mainly on social rent and student
accommodation. It is their view that the residential element of the proposed scheme will provide
much needed housing. It will help to assist with the diversification of the housing market,
attracting economically active residents to the town centre and to increase footfall and spend.
This supports the identified need for town centre living and the development of brownfield sites
as a priority.
79. In accordance with Policy IPC1 of Bolton’s Core Strategy and the Infrastructure and Planning
Contributions SPD, as the scheme proposes high quality improvements to the public realm, no
contributions have been sought in the form of affordable housing.
80. The proposed development is considered to make a significant and positive contribution to the
housing supply in Bolton, consistent with Policies SO15 and SC1 of Bolton's Core Strategy and
contributing to the Government's objective of significantly boosting the supply of housing within
the UK, as set out within the NPPF.
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Impact on Bolton Town Centre and Bolton’s Economy
81. Strategic Objective 3 seeks to ensure a ‘Prosperous Bolton’ by taking advantage of the economic
opportunities presented by Bolton town centre and the M61 corridor, and ensure that these
opportunities benefit everyone in Bolton, including those people living in the most deprived
areas.
82. The Core Strategy notes that Bolton town centre is the principal location for employment in the
whole borough with an emphasis on retailing, offices and leisure; it is subject to considerable
development pressure, and its role within the borough is a vital one. It goes on to state as an
aim that Bolton town centre will continue to be a vibrant mix of uses and will be the principal
location for retailing, leisure, cultural and civic activities. It will make a significant contribution to
the new jobs to be located in the borough over the plan period years, will be a main location for
education, especially for those over 16 years old and will be one of the main locations for new
housing development and a focus for transport infrastructure. Office developments will be
concentrated in Bolton town centre, especially in the Bolton Innovation Zone, Merchant's Quarter
and Church Wharf. The town centre will be the principal location for financial and professional
services, and the Innovation Zone will be the location for knowledge-based employment,
benefiting from the location of the university and colleges. Good urban design is recognised as
being essential for producing attractive, high-quality, sustainable places in which people will
want to live, work and relax. It is of particular importance for creating a successful and
flourishing town centre.
83. Policies SO3, SO4 and SO5 of Bolton's Core Strategy are strategic objectives within the
"Prosperous Bolton" theme and seek to take advantage of the economic opportunities presented
by Bolton town centre and ensure that these opportunities benefit everybody in Bolton, including
those people living in the most deprived areas, together with creating a transformed and vibrant
Bolton town centre and ensuring that Bolton takes full economic advantage of its location in the
Greater Manchester City Region. Policy TC2 supports the redevelopment of the Central Street
area for mixed-use development including residential and community uses.
84. The NPPF states in paragraph 2 that the planning system has three overarching objectives, one
of which is an economic objective. This is defined as being to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is available in the right
places and at the right time to support growth, innovation and improved productivity; and by
identifying and coordinating the provision of infrastructure. Chapter 6 Building a strong,
competitive economy, indicates that planning should help create the conditions in which
businesses can invest, expand and adapt. Para 80 particularly emphasises that significant weight
should be placed on the need to support economic growth and productivity, taking into account
local business needs and wider opportunities for development, building on an area's strength
and countering the weaknesses for the future. Para 82 states the importance of recognising and
addressing the specific locational requirements of different sectors. The NPPF states at para 85
that planning decisions should support the role that town centres play at the heart of local
communities, by taking a positive approach to their growth, management and adaptation. It also
recognises that residential development often plays an important role in ensuring the vitality of
centres and encourages residential development on appropriate sites.
85. It is considered that the Core Strategy is consistent with the NPPF and can be given significant
weight.
86. The economic benefits of the development are considered to include the following:
· there are longstanding ambitions of Bolton Council to bring forward comprehensive
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regeneration within the town, including the application site as a key component and catalyst for
this regeneration. The
objectives of these regenerative ambitions are to counter the
deprivation currently experienced by local people in the area and to bring forward new
opportunities to live, work and socialise in Bolton town centre.
· the proposals brought forward with this application will deliver significant investment in new
homes, job opportunities, construction work, income to be spent in the local area, business rates
revenues and more
· improved commercial floorspace accommodating new jobs and footfall, together with the
construction jobs and a major capital investment into Bolton
· these substantial socio-economic benefits will create improved living conditions for local people
and encourage continued comprehensive regeneration within the local area, thus meeting the
ambitions of the regeneration vision set by Bolton Council and for local people
· within the context of The Bolton Economy: Our Strategy for Growth 2016-2030 the Council has
adopted a Town Centre Strategy including a masterplan framework and key intervention areas.
These documents set out Bolton’s ambition and vision to achieve a now £1.5bn regeneration of
the town centre and sustain its immediate future to the benefit of the wider Borough and its
residents, supported by £100m direct investment from the Council. The application site is
included as a key intervention area and the proposal would deliver on the Town Centre
Framework objectives for this area – a step change in the number of new homes in the area
together with improvements to the River Croal.
· the Town Centre Strategy and the proposed investment acknowledges the importance of the
town centre, as well as the challenges faced and the opportunities presented, including the need
to diversify beyond a traditional retail offer. A key element of these strategies is to increase the
quantity and quality of residential development in the town centre attracting more people to
generate demand through household spend and improve its vitality, viability and sustainability.
The Civic and Retail Core of Bolton town centre is of strategic importance in achieving these
objectives and supporting sustained growth of Bolton, including as a regional centre and within
the wider Northern Powerhouse
· positively transforming the image and profile of the area through a critical mass of
development. Also ensuring a comprehensive regeneration approach to the site through strategic
public investment alongside the private investment by Placefirst, leading to the opportunity for
further inward investment in the rest of the town centre
· the delivery of 158 dwellings for the Private Rented Sector (PRS) where there is currently a
limited market in Bolton town centre that focuses mainly on social rent and student
accommodation. This PRS housing will attract economically active residents to the town centre
and to increase footfall and spend
· provision of new areas of public realm within the development, the improvement of the River
Croal and significantly enhanced links between Deansgate and the north of Bolton town centre
87. Planning Officers note the economic and social benefits of the proposal which are very significant
material considerations in the determination of this application. Whilst Policy TC2 initially
envisaged a primarily retail-led development at this site, by increasing the housing offer within
Bolton town centre (in accordance with the Town Centre Framework), providing employment
opportunities, improving the public realm and increasing investor confidence, the impact on
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Bolton town centre is considered to be significant and beneficial, in accordance with Policies SO3,
SO4, SO5 and TC2 of the Core Strategy.
Impact on the Road Network
88. Core Strategy Strategic Objective 6 seeks to ensure that transport infrastructure supports all the
aspects of the spatial vision and that new development is in accessible locations and makes the
best use of existing infrastructure. In addition, Core Strategy Strategic Objective 9 aims to
improve road safety by ensuring that neighbourhoods are attractive and well designed.
89. Core Strategy policy P5 and S1 seek to ensure that new development proposals take account of
accessibility of transport prioritising pedestrians, cyclists, public transport users over other
motorised vehicle users, design developments to be accessible by public transport, servicing
arrangements, sufficient parking, transport needs of people with disabilities. Major trip
generating developments would need to be supported by a Transport Assessment. Core Strategy
policy S1 seeks to ensure that the Council and its partners will promote road safety in the design
of new development and also target expenditure on road safety to locations with the worst
safety record.
90. Appendix 3 of the Core Strategy provides car, cycle, motorcycle and disabled parking standards
for a range of new development proposals. In addition, guidance contained within the
Accessibility, Transport and Safety SPD covers a range of highways related matters including
provision of facilities for people with disabilities, provision for pedestrians, cyclists, public
transport and car parking. In addition, the SPD provides guidance on highway design, Transport
Assessments/Statements, Travel Plans, Infrastructure provision and the means for securing such
provision.
91. Chapter 9 of the NPPF (Feb 2019) relates to the promotion of sustainable transport. Para 102
stresses the importance of development proposals addressing transportation issues at an early
stage in a development in order to identify the potential impacts of a proposal and look at
opportunities to reduce them together with promoting more sustainable methods of transport.
Para 103 states that the planning system should actively manage patterns of growth in support
of these objectives, focusing on locations that will limit the need to travel offering a genuine
choice of travel modes, with the overall aim being to reduce congestion and emissions. Para 105
states that planning policies should support an appropriate mix of uses across an area, and
within larger scale sites, minimise the number and length of journeys needed for employment,
shopping, leisure, education and other activities.
92. Officers consider that whilst Core Strategy policies P5 and S1 were adopted prior to publication of
the NPPF, they are consistent with the NPPF and can be given significant weight.
93. The applicant has submitted information in order to justify this development proposal from a
transport and highways perspective - a Transport Assessment (including a Framework Servicing
Plan) and a Framework Travel Plan.
94. The proposal will require the removal of the existing 169 space (of which 11 are larger spaces
designated for users with a disability) surface level car park served from Central Street and also
proposes a number of highway improvements, stopping up of extant highways, new (though
significantly reduced) parking provision and improvements to facilitate servicing to commercial
premises, both existing and proposed. The submitted transport assessment uses standard
software to model the traffic impact for both the proposed and extant uses associated with the
site. It demonstrates that the level of potential traffic impact on the surrounding highways will
be significantly less than the extant car park use associated with the site, primarily due to the
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reduction in parking spaces from to 169 to 20. On this basis, the development in terms of traffic
will have network performance benefits and pose potential reductions in road safety implications
on highways surrounding the application site.
95. The transport assessment indicates that certain existing highways within the site will need their
highway status extinguishing as part of the planning process (namely Dukes Alley and Chapel
Alley). The Applicant is aware that they will need to pursue this process through the National
Casework Team for the Department for Transport under a S247. The submitted plans indicate
areas of highway improvements (localised widening of Central Street/Ridgeway Gates including
footway provision, turning provision) which will be undertaken through a legal agreement with
the local authority (S278 Highways Act).
96. The plans indicate that only 20 parking spaces will be provided to support the residential
element, located towards the northern part of the site and none to support the commercial
proposals. This falls well below the Council’s maximum parking standards to support the
quantum of use classes indicated for this development. There is therefore a reliance on the fact
that the site is a town centre location and is thus highly accessible to sustainable modes of
transportation, which is reiterated within the transport assessment and the lack of associated
parking would potentially assist in creating a modal shift towards these types of transport. The
transport assessment also points out that additional multi-storey car parking provision has been
constructed within the town centre core - in particular at Bath Street - which would potentially
support the loss of the surface level car park at that location and support the additional uses
proposed under this development. Highways Engineers also note that the standards are
maximum which should allow some flexibility for the developer to provide what they believe that
their market requires, and clearly in this case the developer is confident that their future
residents will place more emphasis on the availability of public transport, walking and cycling
than the availability of parking, by reason of their choice to live in this particular development at
this particular location.
97. Although there is no parking accumulation study work indicated within the transport assessment
to indicate that there is sufficient capacity in these town centre multi-storey car to support the
decanting of parking from this location, the Council’s Highway’s Engineers consider the rationale
used within the assessment to be sound and accept that the site’s sustainable location would
provide an additional justification to the proposal from a transport and highways perspective and
accept the level of associated parking provision indicated. They also note that the removal of the
surface level car park and the likely relocation of existing parking into new and nearby
multi-storey car parks is a key part of the Town Centre Transport Strategy philosophy to free up
underused land for development.
98. The transport assessment also includes tracking analysis using industry standard software for the
maximum size of service vehicles that would visit this location to serve commercial premises in
both the existing and proposed situations. The tracking analysis indicates that the existing
servicing arrangements are not ideal and the proposed highway improvements as part of
development will provide a betterment of the situation owing to the constrained nature of the
site and the existing surrounding highways. It is a recommendation of the Council’s Highway
Engineers that a Delivery Management Strategy is developed for the new commercial premises
along with the existing commercial uses and this has been required by a condition. Highway
Engineers also note the constrained nature of the site in terms of accessibility and the
surrounding commercial units in terms of servicing and therefore advise that the Applicant will
need to develop a robust Construction Management Strategy to support the demolition and
construction phases of development along with traffic management proposals in order to aid
accessibility for construction traffic and servicing of the surrounding commercial premises. This
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would similarly be addressed via the suggested conditions appended to this report.
99. Highway Engineers confirm that they have no objection to the proposed development. The
impact on the road network is considered to be acceptable in terms of vehicle movements and to
be beneficial in terms of an improved pedestrian environment and improved permeability and to
comply with policies P5 and S1 of Bolton's Core Strategy and the Accessibility, Transport and
Road Safety SPD.
Impact on Ecology, Biodiversity and Trees
100. The aim of Core Strategy Strategic Objective 12 is to protect and enhance Bolton's biodiversity.
Core Strategy policy CG1.2 seeks to ensure that the Council and its partners will safeguard and
enhance biodiversity in the borough by protecting sites of urban biodiversity including trees,
woodland and hedgerows from adverse development and improving the quality and
interconnectivity of wildlife corridors and habitats.
101. Chapter 15 of the NPPF "Conserving and enhancing the natural environment" states at Para 170
that planning decisions should contribute to and enhance the natural and local environment. This
can be achieved by providing net gains for biodiversity and by 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. This goes
onto state that wherever possible, development should help to improve the local environment
such as air and water quality. Under the subheading Habitats and biodiversity, developments
should protect and enhance biodiversity and geodiversity (Para 174). Para 175 further comments
that opportunities to incorporate biodiversity improvements in and around developments should
be encouraged, especially where this can secure measurable net gains for biodiversity.
102. Officers consider that Core Strategy Strategic Objective 12 and Core Strategy policy CG1.1 are
consistent with the NPPF and can be given significant weight. Additionally, the relevant sections
of the NPPF provide a more detailed consideration of biodiversity and ecological matters and
should be taken into account.
103. The application is supported by a Daytime Bat Survey and Ecological Scoping Survey together
with Bat Emergence Survey, both carried out by Rachel Hacking Ecology. Greater Manchester
Ecology Unit and the Council’s Greenspace Officers were consulted on the application and their
responses have been taken into account in this section of the report.

Invasive Species

104. Himalayan Balsam was found on the northern part of the site, close to the River Croal. Due to
this being an invasive non-native species it is intended that this plant will be removed from the
site via the use of an approved methodology, either before or during development works. A
condition is recommended to this effect and this approach is acceptable to the Council’s
consultees.

Bats

105. Greater Manchester Ecology Unit note that the buildings have been assessed for their potential
to support roosting bats. No evidence of bats was found but a number of buildings were
identified as having low potential to support roosting bats and for some buildings full access was
not possible. As such as a bat activity survey was carried out in August 2019. No evidence of
bats was found and no bats were seen emerging from the buildings. GMEU consider the report’s
findings to be acceptable to determine the planning application, however they recommend that
given the age of the survey data, a condition should be used to ensure that if development has
not commenced by 30th April 2021, the bat survey is updated within the survey season (May –
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August) prior to demolition of the buildings, and the findings supplied to and agreed in writing
by the LPA. A condition has been imposed to this effect and both the Applicant and the Council
as landowner have been advised to factor this into the timescales for the project.
106. GMEU note that whilst no bat activity surveys along the River Croal were undertaken, it is
reasonable to assume that bats will use the river corridor for commuting. It is therefore
important that illumination of the watercourse does not occur it is recommended that a condition
should be used to ensure details of the lighting should be submitted to the LPA for approval and
shall clearly demonstrate no impact on the River Croal in terms of the activity of bats. This
advice has been factored into the wording of the relevant condition.
107. Subject to conditions requiring a follow-up survey if demolition does not occur within the period
advised for new lighting to take bats into account, the impact on this protected species is
considered to be acceptable.

Nesting Birds

108. GMEU notes that the development will result in the loss of bird nesting habitat, including the
buildings, trees and shrubs and there is also potential for the river embankment to have suitable
nesting habitat for riparian species such as dipper. The nests of all wild birds are protected
under the Wildlife & Countryside Act 1981, as amended. There are records of kingfisher being
present along the River Croal, which receive additional protection from disturbance, however
they generally require sandy banks to excavate their burrows, so it would be unlikely that
kingfisher nests would be disturbed by the proposals. GMEU therefore recommend that no
building demolition, work to the river embankment or vegetation/tree removal takes place in the
main bird nesting season (March – August inclusive) unless otherwise approved in writing by the
LPA, following an appropriate survey carried out by a person qualified to do so.

Otters

109. GMEU note that otters are not specifically mentioned in the ecology report, however it does
state that no evidence of protected species was found. They advise that whilst the river corridor
is unlikely to be suitable for breeding otters or resting up areas in this location, there is the
potential that otters may be move along the watercourse in this area, given the increase in
otters in Greater Manchester and the large territories they cover. As the work would involve
alterations to the bank of the river, they recommend that Reasonable Avoidance Measures for
otter should be secured via a condition, which should secure measures such as maintaining an
open channel and avoiding lighting of the river corridor along with other best practice measures.
This advice has been incorporated into the requirements of the relevant conditions.

Biodiversity Gains

110. Section 170 of the NPPF states that the planning system should contribute to and enhance the
natural and local environment. GMEU note that the development will result in the loss of
predominantly hardstanding and the drawings indicate that enhancements to the river corridor
will be sought, with a more natural river profile, albeit still artificial. River boulders and river
cobbles are proposed along the southern section of the River Croal, along with native riverine
vegetation. They are therefore satisfied that details of how no net loss can be achieved via a
condition. In addition to the measures around naturalising of the River Croal, measures to
mitigate for and provide enhancement for bird nesting (urban and riverine species) and bat
roosting habitat should be addressed and measures for the wider site can should be secured.
Further details of biodiversity enhancements are required by a condition, particularly as the
proposals for the River Croal are further developed.
111. GMEU consider that the proposal appears to be suitable for green roofs and that this is an
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option identified within the flood risk and drainage document as a measure to manage surface
water, but this does not appear to have been adopted nor has justification provided as to why
green roofs are not suitable for the site. However, the Council’s Planning Officers note that all
available roof space is proposed to be used for photovoltaic energy production and that, in this
instance, biodiversity enhancements should primarily be provided by way of new planting and
the works to the River Croal, to allow the roofs of the buildings to contribute to the energy
generation in a sustainable manner.
112. GMEU recommend that a condition is used to secure a Biodiversity Enhancement Strategy for
the scheme, accommodating the above points, wider measures for the site and taking the
opportunity to enhance the site for nesting birds, especially river species such as dipper, grey
wagtail and kingfisher. The RSPB, whilst not a statutory consultee, have responded to urge the
Council to be ambitious and to condition the inclusion of 20 to 30 bird bricks on a development
of this size, alongside provision for bats, on the basis that the new buildings would be ideal to
support internal bird bricks to allow a safe sealed space in unobtrusive areas on the build. They
note that Swift bricks are a universal nest brick, suited for other small species such as sparrows
and tits. Officers consider that the Council is not currently in a strong policy position to require
specific or minimum number of such bird bricks and instead, an approach has been adopted that
requires further details of biodiversity enhancement, of which bird bricks could reasonably form
an element as part of a balanced package of measures.
113. Subject to such a condition, the scheme is considered to have the potential to achieve a
biodiversity net gain, which aligns with emerging government guidance and the recently
announced Environment Bill.

Existing Trees

114. The Council’s Tree and Woodland Manager notes that there are a number of trees shown for
removal on the northern edge of the site where there is currently a landscaped tree area located
against the River Croal. The trees in this area have been classed as category U and C trees with
the exception of a Goat Willow (Cat B). Removal of these trees will be required to accommodate
the alterations to the river banking in this area. The Sycamore tree on the north eastern corner
of the site has been shown for removal on the Landscape Master plan and it is assumed that this
is due to the root damage noted on the tree survey comments and observations. Two London
Plane trees lie outside the red edge plan for the development and therefore it is assumed that
they will not be impacted upon by the scheme. It is noted that approximately 51 replacement
trees proposed for replanting along with additional hedging in mitigation of tree losses, therefore
if the application is to be approved a more detailed tree planting list with species will be required
via a condition for consideration by colleagues in the Councils Landscape, Development & Design
team. The impact on trees is therefore considered to be acceptable.
115. For the reasons above, the impact of the proposal on ecology, biodiversity and trees is
considered to be acceptable and the proposal would lead to biodiversity gain, compliant with
Core Strategy Strategic Objective 12, Core Strategy Policy CG1.1 and the relevant national
policies.
Impact on Living Conditions, Future Occupiers and Existing Nearby Uses
116. Core Strategy policy CG4 seeks to ensure that new development proposals are compatible with
surrounding land uses and occupiers, protecting amenity, privacy, safety and security. It also
seeks to ensure that development does not generate unacceptable nuisance by way of odours,
fumes, noise or light pollution nor cause detrimental impacts upon water, ground or air quality.
Development proposals on land affected by contamination or ground instability must include an
assessment of the extent of these issues and any possible risks. Development will only be
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permitted where the land is, or is made suitable for the proposed use.
117. The NPPF contains in para 8 an environmental objective that development should minimise
pollution. Para 170 states that planning decisions should prevent 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. Development should, wherever possible,
help to improve local environmental conditions such as air and water quality.
118. Paragraph 183 of the NPPF states that "the focus of planning policies and decisions should be
on whether proposed development is an acceptable use of land, rather than the control of
processes or emissions (where these are subject to separate pollution control regimes). Planning
decisions should assume that these regimes will operate effectively. Equally, where a planning
decision has been made on a particular development, the planning issues should not be revisited
through the permitting regimes operated by pollution control authorities.
119. Officers consider that Core Strategy policy CG4 is consistent with the NPPF and has significant
weight in the determination of this application as has the NPPF guidance itself.
120. The key issues are considered to be noise and pollution from the nearby transport infrastructure
and potentially from evening activities such as those at the Victoria Hall, together with the living
conditions experienced by future occupants in terms of internal layout and outlook.

Noise

121. The application is supported by an acoustic planning report prepared by Hoare Lea. The survey
recognises that the dominant noise sources around the proposed development are road traffic on
Deansgate. Only limited information can be provided on the potential impact from Victoria Hall
as no activities will have taken place there since March 2020. Other evening uses in the area are
limited to the McDonalds restaurant and similar nearby uses, thought the majority of activity at
these uses currently takes place during the day.
122. Officers note that, in comparison to other parts of Bolton town centre such as Bradshawgate
and Churchgate, the application site area lacks genuine night-time uses (i.e. after midnight), nor
is it used as a main route between such uses and that the area is actually exceptionally quiet
during the night-time hours, relative to some town and city centres.
123. The acoustic planning report has been considered by the Council’s Pollution Control Officers who
note that it includes an assessment of road traffic noise and provides recommendations in
relation to noise from commercial activity and from fixed plant and equipment which may be
generated on site. It makes reference to the presence of Victoria Hall / Bolton Methodist
Mission, where events are held, but does not assess the noise from this location. Currently,
events are not taking place due to lockdown (and have not been taking place for the last 11
months), but further assessment work and, if necessary, mitigation proposals will be necessary
before the phases or plots adjacent to Victoria Hall are developed. Pollution Control Officers
accept this approach in full.
124. Planning Officers note that the Applicant intends to commence the construction of the
Deansgate fronting block first and work backwards through the site. This means that it is
reasonable to expect that further survey work can be undertaken in relation to Victoria Hall at a
more appropriate time, as required by a condition. Pollution Control Officers have contributed to
the wording of this condition and therefore accept that there is no reason to suspect that any
noise from the Victoria Hall could not reasonably be mitigated by appropriate acoustic measures
such as window specifications.
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125. For the reasons given above, it is considered that the noise sensitive uses proposed (residential)
can be accommodated at this location without harm to the living conditions of occupants and
without placing unreasonable burdens or restrictions on the ability of existing evening economy
uses to operate.

Air Quality

126. The National Planning Practice Guidance contains a section on Air Quality and provides
considerations to be addressed during the planning process, detailing the target emission
reductions that the UK have committed to and the implications air quality can have on public
health, habitats and biodiversity. Planning applications should have regard to the current and
future air quality and assess any changes that might significantly change the air quality during
the construction or operational phases. It states that air quality assessments should be
proportionate to the nature and scale of the development proposed and the potential impacts,
taking into account existing air quality conditions, ideally with the scope agreed with the Local
Authority. The assessment should provide details of any proposed mitigation if required in order
to make the development acceptable in air quality terms.
127. An Air Quality Assessment has been carried out to ascertain the existing air quality situation and
the potential demolition, construction and operational impacts.
128. Pollution Control Officers accept the findings of the air quality assessment. Part of the site (the
Deansgate frontage) is in the air quality management area (AQMA), however monitoring nearby
indicates that pollution levels are below the air quality objectives at the site. The proposal will
reduce the number of parking spaces at the site and it is accepted that this will reduce transport
emissions. Conditions to require a construction management plan to ensure that dust is
controlled during the construction phase and limits on emissions from any gas boilers associated
with the development will mitigate the impact of the development on air quality. Suitable worded
conditions are recommended.
129. In summary, Planning Officers and Pollution Control colleagues accept the findings of the
submitted Air Quality Assessment and its recommendations will be carried through into
conditions. The development is therefore considered to be acceptable in terms of air quality.

Nearby Uses

130. The surrounding uses are primarily commercial though small elements of residential use do exist
above existing commercial uses fronting Deansgate The Construction Environmental
Management Plan condition required by Pollution Control colleagues and the Traffic Management
Plan required by Highway Engineers are considered to be sufficient to ensure that, during the
demolition and construction phase, the living conditions of nearby residential uses are not
unacceptably affected and existing business do not have unreasonable restrictions placed on
their ability to operate. During the operational phase, it is not considered that, subject to
conditions relating to the control of plant noise, any of the proposed uses are capable of having
any significant negative impact on existing nearby uses. The uses proposed – primarily
residential, with limited commercial space – are all entirely typical town centre uses and already
exist comfortably elsewhere within Bolton town centre.

Living Conditions of Future Occupiers

131. Mindful of the comments of elected members in the regard, all the previously proposed
“substandard” units (when assessed against the Nationally Described Space Standards) have
been removed from the proposal. The Design and Access Statement assesses the proposals
against the NDSS in great detail. All units would comply with the NDSS at the lower end of the
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occupancy range, save for one which it is intended to be occupied by a caretaker. Not all the
units would be fully compliant if they were to be occupied at the higher end of the occupancy
range, but given that no method exists for imposing occupancy numbers on an individual
dwelling and that it would be unreasonable and an inefficient use of space to require internal
layouts to comply with the maximum end of the range in case they were occupied in this
manner, Officers are satisfied that the internal layouts are acceptable and that an appropriate
range and mix of dwelling types would be provided. It is also noted that the NDSS have not
been formally adopted by the Council (it is likely that they will form part of the GMSF) and
therefore there is currently no policy basis for requiring full compliance on a mathematical basis.
Officers also note that the majority of units would have access to their own private amenity
space, whether this is a rear garden, a balcony or a recessed terraced with all units having
access to shared amenity space. As Officers have had significant involvement in the design
process from the outset, they are satisfied that great care and attention has been given to the
efficiency of the internal space, avoiding “wasted” and unused living space such as halls or
internal circulation space. All units are considered to be provided with good outlook with all units
either being truly dual aspect or having windows looking out into an internal courtyard for
improved access to daylight.
132. In summary, the proposal complies with the requirements of both the development plan and
NPPF in terms of being compatible with surrounding land uses and occupiers and protecting
amenity.
Impact on Infrastructure, Affordable Housing and Planning Contributions
133. Core Strategy policy H1 seeks to ensure that new development proposals contribute
appropriately through planning contributions to meet the health needs that they generate.
134. Core Strategy policy IPC1 states that the Council will seek to ensure that developers make
reasonable provision or contribute towards the cost of appropriate physical, social and green
infrastructure which are required by the proposed development and/or to mitigate the impact of
the development to ensure the development is made acceptable in planning terms and achieves
the objective of sustainable development. For new residential development specific contributions
are generally sought for affordable housing, open space provision and maintenance, health and
well-being, education and community facilities. For major development within Bolton town centre
with a non-residential element, the policy requires contributions for public realm improvements.
Contributions will apply unless it can be demonstrated by the applicant that the scheme would
not be viable if contributions were sought or offered. However, Policy IPC1 also states that
"within Bolton town centre it is anticipated that the Council will primarily seek contributions to
secure high-quality improvements to the public realm".
135. The application contains details of transformative improvements to the public realm within and
adjacent to the application together enhancements to the southern embankment of the River
Croal.
136. As these transformational improvements to the public realm will be required by conditions, the
proposed development is considered to be fully compliant with the Council's approach to public
realm improvements as set out within Policy IPC1 of the Core Strategy and accordingly no
further developer contributions are sought.
Impact on Surface Water Drainage and Flood Risk
137. Strategic Objective 13 aims to reduce the likelihood and manage the impacts of flooding in
Bolton, and to minimise potential flooding to areas downstream.
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138. Core Strategy policy CG1.5 seeks to ensure that the Council and its partners will seek to 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.
139. Paragraph 163 of the NPPF states that when determining any planning applications, local
planning authorities should ensure that flood risk is not increased elsewhere and that where
appropriate, applications should be supported by a site-specific flood-risk assessment. Paragraph
165 states that major developments should incorporate sustainable drainage systems unless
there is clear evidence that this would be inappropriate. The systems used should take account
of advice from the lead local flood authority, have appropriate proposed minimum operational
standards, have maintenance arrangements in place to ensure an acceptable standard of
operation for the lifetime of the development and where possible, provide multifunctional
benefits.
140. Officers consider that both Core Strategy policy SO1 and CG1 are consistent with the NPPF and
can be given substantial weight.
141. The applicant has submitted a Flood Risk Assessment and Drainage Strategy which aim to
ensure compliance with the requirements of the NPPF, Core Strategy policy CG1 and the
Sustainable Design and Construction SPD.

Flood Risk

142. The majority of the site is located in flood zone 1, with therefore lowest risk of flooding from
fluvial sources. A small proportion of the site surrounding the River Croal in the extreme northern
part of the site is located in flood zone 2. However, buildings are not proposed to be constructed
within the flood zone 2 area – this would instead accommodate the parking area and public
realm improvements to the River Croal. This means that it is not necessary to apply the
sequential or exception tests.
143. Given the proximity to the River Croal, the Environment Agency are a statutory consultee. They
raise no objection to the proposal in principle, recommending a condition to protect the River
Croal during construction and pointing out that the work to the river embankment will require a
permit from themselves.
144. The development is therefore considered to be acceptable in principle from a flood risk
perspective, provided that the development takes reasonable measures to reduce flood risk
elsewhere via the adoption of sustainable urban drainage measures.

Surface Water Runoff

145. The Council’s policies seek to ensure a minimum 50% betterment in flow rates from a newly
developed brownfield site – in other words, that the rate of water leaving the site should be at
least 50% less than the previous situation. The policy is also to seek discharge as high up the
drainage hierarchy as is reasonably possible:·
·
·
·

discharge into the ground via infiltration
to a nearby surface water body such as a river, culverted river or other watercourse
to a dedicated surface water sewer, highway drain, or another drainage system that takes only
surface water
to a combined sewer that takes both surface water and foul flows

146. It is envisaged that the proposed surface water drainage will collect the runoff from the
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proposed buildings and hardstanding areas and convey the flow, to the north of the proposed
site. Here it will be restricted to the required runoff rate prior to discharging north into the River
Croal. As a result of the lack of available space, the use of ponds and/or detention basins to
store the surcharged runoff is unlikely to be practicable. As such, it is anticipated that the
surcharged runoff is likely to be stored using both oversized pipes and a cellular attenuation
tank.
147. The approach has been considered by the Council’s Flood Risk team as Lead Local Flood
Authority and found to be acceptable, subject to a detailed design condition. Evidence submitted
by the Applicant demonstrates that the site is not suitable for infiltration, therefore the second
most sustainable option, discharge into a nearby watercourse, has been adopted.
148. The proposed development is considered to fully comply with national and local flood risk
policies.
Impact on Sustainable Construction and Energy Management
149. Strategic Objective 10 seeks to minimise Bolton's contribution to climate change and mitigate
and adapt to its adverse effects.
150. Core Strategy policy CG2 seeks to ensure that new development proposals contribute to
sustainable development, being located and designed to mitigate any adverse effects of the
development and adapt to climate change by incorporating high standards of sustainable design
and construction principles. There is a requirement on developments of 5 residential units or
more or where proposals result in the creation of 500 sq. m of non-residential floorspace to
achieve:
(i) a Level 3 of the Code for Sustainable Homes or the "very good" BREEAM standard;
(ii) Incorporate decentralised, renewable or low carbon energy sources to reduce CO2 emissions of
predicted regulated and unregulated energy use by at least 10%;
(iii) Demonstrate the sustainable management of surface water run-off from developments.
151. Further guidance is contained within the Sustainable Design and Construction SPD. This
document has been through the relevant public consultation process and is now a fully adopted
SPD.
152. The NPPF states that the purpose of the planning system is to contribute to the achievement of
sustainable development which can be summarised as meeting the needs of the present without
compromising the ability of future generations to meet their own needs.
153. Officers consider that Core Strategy policy CG2 carries substantial weight in the assessment of
the environmental sustainability of the proposed development. Guidance contained both within
the NPPF and also the Council's Sustainability SPD also carry significant weight as they provide
additional detail to guide the assessment of planning applications.
154. The site is directly adjacent to the Civic & Retail Core of Bolton town centre and provides all
residents and users of the site with easy access to a wide variety of amenities, leisure facilities
and employment opportunities. It is approximately 10 minutes’ walk to and from Bolton's
transport interchange and accessibility will be improved via the proposed transformative public
realm works.
155. The application is supported by an Energy Statement and a Sustainability Statement carried out
by Complete Sustainability Solutions which indicates that a wide range of passive and energy
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efficient methods will be incorporated into the design, in order to reduce the overall CO2
emissions of the scheme. The measures proposed include:·
·
·
·
·
·
·
·
·

high specification building fabric
U values that improve on Part L1 standard values
low air leakage rates
a mix of gas and electricity will be used as the schemes fuel source
the development will incorporate highly efficient ventilation with heat recovery (MVHR)
dedicated LED low energy efficient light fittings within all areas
a high level of user control
hot water provided via high efficiency systems
extensive provision of rooftop solar PV

156. On this last point, the roof masterplan documents submitted indicate extensive photovoltaic
coverage for available roof planes within the development.
157. The report concludes by demonstrating, via SAP & SBEM calculations, the scheme would be on
track to secure a 10% reduction in carbon emissions, utilising Approved Document Part L1/2A
2013/2016 as a baseline.
158. It is noted that Policy CG2 requires that developments of over 500 square metres of commercial
floor space should be subject to BREEAM assessment. The application proposes approximately
790 square metres of floor space. However, it is not considered to be reasonable to insist on
BREEAM assessment for this relatively small amount of floor space, for the following reasons:· this is a primarily residential proposal, with the commercial element representing only around
6% of the floorspace proposed
· the amount of commercial floorspace proposed exceeds the threshold for BREEAM assessment
by a relatively small amount
· the commercial floorspace is unlikely to be an essential part of the proposed development from
the developers’ viability perspective. It has instead been proposed as a way of making the
development better respond to its context and therefore more acceptable in planning terms
· making this a requirement could have the unintended consequence of reducing the amount of
commercial floorspace proposed, rather than maximising activity levels on Deansgate
159. Officers are satisfied that Placefirst are committed towards the incorporation of sustainable
design and construction methods to achieving wherever feasible an exceedance of national and
local policy requirements in respect of energy efficiency and carbon emission reduction targets.
Further details are proposed to be conditioned to ensure these measures are duly considered
and as the design evolves. It is therefore considered that the proposal would comply with the
relevant development plan policy, guidance in NPPF and the Sustainable Design and Construction
SPD.
Impact on Crime Reduction
160. Section 17 of the Crime and Disorder Act 1998 requires all local authorities to exercise their
functions with due regard to their likely effect on crime and disorder, and to do all they
reasonably can to prevent crime and disorder. The prevention of crime and the enhancement of
community safety are therefore material considerations that a local authority should take into
account when exercising its planning functions under Town and Country Planning legislation.
161. Bolton's Core Strategy notes that the town's recorded crime levels are reducing but perception
of crime remains high. The Core Strategy's most important direct contribution to reducing crime
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and the fear of crime is through the design of new development. A contributory factor to
improving safety is to create and sustain a sense of place that enables people to identify with
their surroundings or locality. This can be achieved through appropriate layout, high quality
architecture, good lighting and landscape design. In considering design, the Council takes into
account national advice as currently set out in the Government publication “Safer Places – the
Planning System and Crime Prevention.” Ensuring that the whole of the civic and retail core is
safe and attractive for pedestrians will be a priority.
162. Policy SO9 of Bolton's Core Strategy is a strategic objective and seeks to, amongst other things,
reduce crime and the fear of crime, by ensuring that neighbourhoods are attractive and well
designed. Policy S1 is part of the "Safe Bolton" Sustainable Community Strategy theme and
states that the Council and its partners will ensure that the design of new development takes
into account the need to reduce crime and the fear of crime. Policy CG4 of Bolton's Core
Strategy seeks to ensure that new development protects, amongst other things, safety and
security.
163. The National Planning Policy Framework states that planning decisions should aim to achieve
places which are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion – for example through the use of clear and
legible pedestrian routes, and high-quality public space, which encourage the active and
continual use of public areas.
164. The application is supported by a Crime Impact Statement, carried out by Greater Manchester
Police's Design For Security team and issued in November 2020.
165. Greater Manchester Police Design For Security welcome the redevelopment of the site in
principle and point to a number of positive aspects of the scheme. The redevelopment of the site
will regenerate an area which has historically been a generator of criminal activities. The
proposed buildings form the opportunity to create public links between Deansgate and areas to
the north and west with the redevelopment of the site providing an interesting and diverse use,
offering employment opportunities, pedestrian activities and interesting pieces of architecture
and urban design within the town centre. The buildings propose a number of ground floor
activities which increases the levels of pedestrian and public uses. These offer the advantage of
good levels of activity and natural surveillance of the communal spaces and surrounding public
realm. The proposed buildings clearly define the different uses of each of the buildings and all
entrances can be easily located and navigated. The entrances to the apartments on the typical
upper floors appear to be flush with the corridor walls, so an intruder could not be hidden from
view.
166. Design For Security do however raise two concerns – the height of the boundary treatments to
private amenity areas will need to be carefully considered and they also express a strong
preference for the parking area to be securely enclosed and gated. Officers have considered
these issues against other planning considerations in terms of whether there is merit in requiring
these matters to be addressed in full and have concluded that excessively high boundary
treatments could have the potential to significantly affect the design quality of the scheme. For
example, Placefirst consider that a good degree of commonality within their developments is
essential to their future success and forms a part of their brand offer. Residents are encouraged
to engage with neighbours and excessively high boundary treatments to external areas have the
potential to affect the potential for this to take place. Secondly, Officers consider that an
excessively enclosed parking court would affect the character and appearance of the new area
formed by the improvements to the River Croal embankment. It is considered that rather than
physically preventing access via, for example, 2 metre high boundary treatments, clear
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demarcations of public and private space in the form of a lower boundary treatment will provide
sufficient discouragement. Officers note the excellent intervisibility of amenity space within the
development and the high degree of natural surveillance which will occur as a result, though this
is less true of the parking area. Officers also note Placefirst’s track record as not only a
developer, but as a manager of housing development and of their intention to be landlord in
perpetuity. It is therefore considered that these issues can reasonably be resolved via a further
details condition and should the security of the parking area create problems in future, it would
be in Placefirst’s interests to address this.
167. Planning Officers welcome the advice and recommendations provided by GMP Design for
Security and further details of security measures will be required by a condition in order for the
development to comply with Policies SO9 and S1 of Bolton's Core Strategy.
Impact on Land Stability, Ground Conditions and Coal Mining
168. Core Strategy policy CG4 seeks to ensure that new development proposals on land affected by
contamination or ground instability must include an assessment of the extent of these issues and
any possible risks. Development will only be permitted where the land is or is made suitable for
the proposed use.
169. Paragraph 170 of the NPPF states that planning decisions should contribute to and enhance the
natural and local environment by 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. They should also contribute by remediating and
mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.
Decisions should ensure that a site is suitable for its proposed use taking account of ground
conditions and any risks arising from land instability and contamination. It also advises that
where a site is affected by contamination or land stability issues, responsibility for securing a
safe development rests with the developer and / or landowner.
170. Officers consider that Core Strategy policy CG4 is consistent with the NPPF and carries
substantial weight.

Land Contamination

171. A phase 1 (PRA) site assessment and ground gas reports have been provided. The conclusions
of the reports are accepted by the Council’s Pollution Control Officers. Elevated levels of arsenic,
lead, PAH and long change aromatic compounds have been identified, which will require
remediation. A vapour resistant membrane may be required for building 03A due to elevated
levels of TCE (trichloroethene). Gas protection measures will be required as the site falls into
Characteristic Situation 2 (CS2) as defined by BS8485:2015. Further site assessment will be
required at the southern part of the site, where it was not possible to assess the ground
conditions due to the presence of buildings, which are to be demolished. The proposed wording
of the recommended condition takes account of this situation and requires further assessment
work following the demolition of the buildings fronting Deansgate, the submission of a revised
remediation strategy for the site, for the approved work to be carried out in full and for evidence
of the completion of this work (a Verification Report) to be approved and submitted prior to first
occupancy.

Coal Mining Legacy Issues

172. In respect of coal mining and land stability issues the Coal Authority notes that part of the
application site falls within the defined Development High Risk Area; therefore within the
application site and surrounding area there are coal mining features and hazards which need to
be considered in relation to the determination of this planning application. However, the Coal
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Authority records indicate that it is only the north eastern corner of site lies within an area of
probable shallow coal mining. The planning application is accompanied by two reports relating to
ground conditions. These conclude that it is likely that there are some shallower, unmapped coal
seams beneath the site. Due to the limited number of rotary boreholes drilled, the risk to the
development from unrecorded shallow mine workings cannot be entirely discounted.
Recommendations have therefore been made that further rotary drilling is undertaken,
particularly in the northern part of the site to more accurately determine with a greater degree
of confidence the presence / absence of workable coal within influencing depth of the ground
surface / base of piled foundations.
173. The Coal Authority concurs with the conclusion and recommendations of the submitted reports
that in order to discount the presence of unrecorded workings (within the north eastern part of
the site) further intrusive site investigations should be undertaken prior to commencement of
development at that location. The findings of the additional investigations will provide the
applicant’s technical consultants with greater certainty on the level of risk associated with this
site from former coal mining activity and inform the extent of any remedial / mitigation measures
that may be required to ensure that the development is safe and stable as required by national
and local planning policy. The Coal Authority has provided the wording of a condition to this
effect.
174. To conclude, the Coal Authority does not object to the proposal subject to an appropriately
worded planning condition which requires the submission and approval of further site
investigations at the appropriate stage.
175. Officers consider that the proposed land use and development of the site are appropriate and
whilst further site investigation work and a detailed remediation strategy are required to secure
the safe development of the site in order to comply with Core Strategy CG4, this can be
conditional upon the approval.
Conclusion
176. The development proposal under consideration is a significant regeneration scheme that has the
potential to make a positive and lasting contribution to the vitality and viability of Bolton town
centre in terms of increasing the town centre residential population. The social benefits of a
significant increase in housing numbers in this location need to be taken into account,
contributing to delivering a significant part of the shortfall in housing delivery in terms of
demonstrating a five-year supply. Other social benefits will flow from the design quality of the
scheme and the confidence that this demonstrates in the housing marking within Bolton town
centre. The environmental impacts, in particular the impact on the Deansgate Conservation Area
has been minimised and will in fact lead to some enhancements in terms of a more cohesive
street scene. The demolition of the buildings fronting Deansgate will lead to less than substantial
harm to the significance of the Deansgate Conservation Area and this harm is considered to be
outweighed to the benefits of the scheme to regeneration, to housing supply, to an increased
town centre population and by the other benefits of the scheme described within this report. The
public realm improvements and the enhancement to the River Croal embankment will have a
transformative impact on the character and appearance of the application site, its immediate
surroundings and that the way that this part of Bolton town centre functions.
177. The application is supported by a comprehensive suite of technical documents covering issues
such as sustainability, the impact on biodiversity and the development's resilience to flood risk.
These have been assessed by the relevant technical consultees and their responses have been
analysed within the report.
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178. It is considered that the proposals before Members represent an opportunity to make
significantly better use of this inefficiently utilised part of the Bolton town centre, to increase the
residential population of Bolton town centre, contribute to the housing supply deficit and to
increase confidence in the ongoing regeneration of the heart of the Borough.
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Representation and Consultation Annex
Representations
Consultation letters were sent to 105 premises and properties in the immediate vicinity of the site.
Four site notices were displayed around the site, each prominently located on a road frontage or
within the existing surface level car park. Officers confirm that full consultation was carried out
on the revised plans with all neighbours and consultees given the full 21 days to respond.

Historic England

Whilst not formally objecting to the proposal, Historic England do raise concerns in two regards:·

express concerns in principle in relation to the proposed demolition of the buildings fronting on
Deansgate, and the direct detrimental impact that this will have on the character and
appearance of the conservation area. We would therefore suggest that the local authority should
clearly consider both what public benefits the scheme provides, and whether these benefits
require the demolition of these buildings in order to be secured.

(Officer's note: Officers are satisfied that the demolition of the buildings fronting Deansgate will lead
to less than substantial harm to the significance of the Deansgate Conservation Area and that
this harm is considered to be outweighed to the benefits of the scheme to regeneration, to
housing supply, to an increased town centre population and by the other benefits of the scheme
described within this report)
·

if the demolition is accepted to be necessary, we would also question the proposed design of the
new build element, as it is not considered to be of a scale, massing or detail that responds to its
immediate context. It is suggested that a considerable reduction in height, and a breaking up of
its currently monolithic nature, would be a profitable starting point.

(Officer's note: For the reasons set out within the "character and appearance" section of this report,
Officers consider that the scale of the Deansgate frontage element is acceptable, in particular as
it would not exceed the height of the tallest elements of the Beales building and would result in
a more balanced street scene and sense of enclosure. Officers also note that the Council's
Design and Conservation Officer considers that the development would result in a grander and
more coherent frontage to this part of the Conservation Area and and that the scale references
some similar scale buildings in the wider area, that the overall design is proportional and elegant
with a distinct pediment accommodating the commercial retail ground floor, and that a rhythm of
vertically proportioned openings above with a set back 6th floor is proposed which would be
comparable in height with the domed features of Whittakers opposite. They also consider that
the recessed contrasting element of part of Block A helps to break up the mass of the block and
gives visual interest along the frontage)

Bolton & District Civic Trust

An objection has been received from Bolton & District Civic Trust. The key issues raised are
addressed below; however, Officers intend to provide Members with a more detailed response at
the meeting.
·

The development proposed is of too high a density and would lead to poor living conditions

(Officer’s note: paragraph 123 of the NPPF states that “where there is an existing or anticipated
shortage of land for meeting identified housing needs, it is especially important that planning policies
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and decisions avoid homes being built at low densities, and ensure that developments make optimal
use of the potential of each site”. For the reasons given in the report above, the balance between
living conditions and the need to use sustainably located land in an efficient manner is considered to
be an appropriate one)
·

Insufficient planting is proposed and green walls should be a requirement

(Officer’s note: Policy TC11 does not contains any reference to new planting in Bolton town centre or
to a requirement for green walls, nor does the area specific policy, TC2. The relevant policy tests
are within Policy CG1 and CG3 and as the amount of existing landscaping at the site is negligible
and would be significantly enhanced by the proposal, including the improvements within the
vicinity of the River Croal, these policy tests are considered to be met in full)
·

The warehouse at the junction of Ridgeway Gates and Palatine Street should be retained and
incorporated within the development

(Officer’s note: it is not disputed that the warehouse is physically capable of being of incorporated
within the development. However, this is not the relevant test required by planning policy. The
tests are set out in the report above as being whether or not the demolition of the building
would lead to harm to the significance of the Deansgate Conservation Area, whether this harm
would be substantial or less than substantial and whether or not the benefits of the proposal
(including to housing supply and town centre regeneration) would outweigh this ham. For the
reasons given in the relevant section above, these tests are considered to have been met in full)
·

Due to the climate change emergency, the proposed 10% reduction in CO2 emissions below the
Part L baseline is insufficient

(Officer’s note: requiring a 10% reduction in CO2 emissions below the Part L baseline is the Council’s
policy. Whilst it is true that the Greater Manchester Spatial Framework will seek to increase this
and it is likely that Part L requirements may increase in future, the Council has a legal obligation
to determine applications in accordance with adopted policies at the point of decision making.
Officers are satisfied that, based on the analysis within the submitted Sustainability Statement
and bearing in mind the extensive provision of photovoltaic energy generation, the development
is on track to deliver the required 10% reduction and therefore the relevant test would be met in
full)
·

The 20 car parking spaces proposed are excessive. At the very least electric vehicles charging
points should be provided for each space

(Officer’s note: the 20 car parking spaces proposed are considered to represent an acceptable
balance between the need to encourage a modal shift towards sustainable transport and the
Applicant's need to market the site to new occupants. EV charging points will be addressed via a
condition)

RSPB Northern England, Lancaster
·

A resident of Bolton has responded on behalf of the RSPB, stating that the buildings would be
ideal to support internal bird bricks to allow a safe sealed safe in unobtrusive areas on the build.
Swift bricks are a universal nest brick especially suited to small bird species and Swifts are the
ultimate urban bird. They are ideal for House Sparrows and small tit species. They urge the
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Planning Department to be ambitious and condition the inclusion of 20-30 bird bricks on a
development of this size, alongside provision for bats.
(Officer’s note: this is addressed in the “Impact on Ecology, Biodiversity and Trees” section above)

Other

A local business, whilst making it clear that they neither object to nor support the proposal, has
raised the following concerns:·

The business property currently benefits from good natural daylight and prominence due to the
general openness of the area immediately to its west. The existing property will be dwarfed by
the new development, lost from view and will be overshadowed.

(Officer's note: issues of scale are considered in the report above and have been found to be
compatible. The existing building does not front a major town highway and can already be
considered to be a backland site, though it is visible from Deansgate and this will not change. It
is not a residential property and the overshadowing of a business premises is not considered to
carry such weight as to either prevent or limit nearby development)
·

Loss of the adjacent large well known and busy car park will mean that the closest car park will
then be Topp Way Multi Storey, approximately seven minute walk away. The existing car park
provides close parking and easy access to our store for our loyal elderly & disabled clientele, for
whom we have a specialist mobility department. As the car park directly faces our building it
provides it with a prominent visual frontage

(Officer's note: the closest car park would actually be the other NCP car park immediately to the
north of the application site), not the Topp Way MSCP. In any case, surface level car parking is
an extremely inefficient use of a land within a town centre. That is not to say that it does not
deliver benefits for car borne customers and for nearby businesses, but it delivers no other
benefits in planning terms. As noted in the Impact on Highways section above, the removal of
surface level car parks and the relocation of existing parking into new and nearby multi-storey
car parks is a key part of the Town Centre Transport Strategy philosophy to free up underused
land for development)
·

Central Street, once developed must have a width to accommodate large delivery vehicles
(whilst using the loading bay) but allowing uninterrupted traffic flow up & down Central Street. A
further issue will be how do large delivery vehicles exit central street? Currently they utilise
Palatine street & then turn around in front of the old Whitakers Warehouse. How will they turn
around safely & exit?

(Officer's note: the proposal has been assessed by the Council's Highway Engineers who consider the
servicing arrangements to be acceptable for both new and existing properties. Central Street will
be widened as part of the development to allow for two way vehicle movement. This will provide
significant benefit over the existing situation as it will remove the narrow pinch point in the
vicinity of Kingsgate / Palatine Street and will allow loading and unloading to take place from the
existing loading bay without blocking through traffic, which currently occurs. The existing turning
head on Central Street (which is unadopted) will be removed and replaced with a larger adopted
turning area at the entrance to the proposed car park. This turning area has been designed to
accommodate the movements of large delivery and refuse vehicles, allowing these size vehicles
to safely enter, turn and leave Central Street in forward gear. Again, this provides a significant
betterment over the existing arrangement as the proposed turning head can accommodate
larger vehicles than the existing facility).
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·

Disruption to the general day to day activities to our business during the three year construction
process - loss of trade through footfall in the area. New temporary signage saying the business
is still open? Contamination to the area whilst construction under way for the three year period.
Reassurance Central Street will remain a working thoroughfare throughout the development
period, with easy access to our business by suppliers (deliveries) and customers.

(Officer's note: a certain amount of disruption is inevitable with all major development but is not
considered to carry sufficient weight as to prevent a development from being granted planning
permission. Instead, it is appropriate to ensure that this is kept to a minimum via a robust
construction plan, as required by a condition)
·

Consideration by way of an area for our customers to park in close proximity to our business.
Due to the loss of easy access car parking right outside our business premises - especially for
our elderly & disabled clientele with mobility issues.

(Officer's note: the issue of parking provision is considered above)
·

The application plans show site boundary lines right up to our building line. Where will the
hoardings actually be?

(Officer's note: the precise location of hoardings will be resolved via the Construction Environmental
Management Plan. The reason that the "red edge" of the application site includes Central Street
is that this highway, together with other highway, is proposed to be resurfaced as part of the
public realm improvements)
·

We are in favour of this development but feel the nearly 3 year build plan & loss of the car park
could decimate our business that has been trading from Central Street for 36 years.

(Officer's note: it is considered that this concluding remark is addressed in the points above)
A member of the public has responded to state that this is a good opportunity to support
wildlife, particularly smaller birds, which are a sign of a healthy environment as the river corridor
leading into the town brings a variety of species into the centre including House Martins and
Wagtails. Features such as boxes for Wagtails and Dipper along the riverside and internal bird
bricks for Swifts, Sparrows and Martins should be considered, with trees and green features
nearby providing cover and feeding areas. These features will enhance the feel of the area,
making the town centre an appealing place for all as there is currently a lack of greenery and
trees in the town centre to support birds as well as nest places.
(Officer’s note: It is considered that the extensive planting and the biodiversity improvements
required by conditions will sufficiently address this point)
Consultations
Advice was sought from the following consultees: Greater Manchester Ecology Unit, Environment
Agency, Drainage and Technical Support, Trees and Woodland Manager, Coal Authority,
Highways Engineers, Greenspace Management (Wildlife Liaison officer), Landscape Architects,
Environmental Health officers, Strategic Housing Service, Economic Strategy, Bolton District Civic
Trust, Primary Care NHS Bolton, Asset Management and Planning (Education), Strategic
Development Unit, Canal and Rivers Trust, Greater Manchester Police Design For Security.
Planning History
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Outline planning permission was granted in 2005 for a large scale retail development; however, this
consent expired unimplemented (71649/05)
Consent was granted for a surface level car park in 1988 (30684/88), however the use of the land for
parking, on perhaps a more informal basis, is considered to date from much earlier.
Other consents at the site relate to small scale alterations and advertisement consents for the
Deansgate frontage.
Recommendation:

Approve subject to conditions

Recommended Conditions and/or Reasons
1.

Commencement
The development hereby permitted shall be begun before the expiration of two 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. A shorter period than
the default three years is imposed, as permitted by paragraph 76 of the National Planning Policy
Framework and as required by Bolton's Housing Delivery Test Action Plan (August 2019).

2.

Phasing Plan - Prior To Commencement
No development shall commence until such time as a phasing plan for the proposed development of
the application site has been submitted to and approved in writing by the Local Planning Authority.
The development shall be carried out in accordance with the approved phasing contained within the
phasing plan unless otherwise agreed in writing by the Local Planning Authority
Reason
To clarify how the site is to be phased to assist with the determination of subsequent discharge of
conditions applications and in order to ensure that infrastructure provision and environmental
mitigation are provided in time to cater for the needs and impacts arising out of the development in
accordance with the relevant policies of the development plans
Reason for Pre-commencement Conditoon
It would not be possible to understanding the proposed phasing once the development had
commenced.

3.

Construction Environmental Management Plan - Pre-commencement (one for demolition
phase, one for construction phase)
Prior to the commencement of development, including demolition, ground works or vegetation
clearance a Construction Environmental Management Plan (CEMP) shall be submitted to and
approved in writing by the local planning authority. The CEMP shall include the following details:

Amenity & Pollution

a) an intrusive pre-demolition asbestos survey in accordance with HSG264 and a mitigation plan for
the demolition phase
b) Hours of work and of deliveries / removal of demolition waste
c) Measures for the suppression of noise and fugitive dust
d) Proposals to minimise the impact on the reasonable activities of surrounding commercial
properties and the Victoria Hall
e) A method statement to protect the River Croal from accidental spillages, dust and debris

Highways

f) Details of the precautions to guard against the deposit of mud and substances on the public
highway, to include washing facilities by which vehicles will have their wheels, chassis and bodywork
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effectively cleaned and washed free of mud and similar substances prior to entering the highway
g) Routes for vehicles / heavy machinery and around the site including swept path analysis
h) Compound locations together with details of the storage facilities for any plant and materials
including off-site consolidation if appropriate, the siting of any site huts and other temporary
structures, including site hoardings and details of the proposed security arrangements for the site
i) Parking of vehicles associated with demolition construction, deliveries, site personnel, operatives
and visitors,
j) Sheeting over of construction vehicles.
k) Proposals to minimise the impact on the free flow of pedestrian and vehicular traffic on Deansgate
and other nearby highways

Wildlife

l) Reasonable Avoidance Measures to prevent harm or disturbance to wildlife including bats and
otters

General

m) Display of an emergency contact number
n) Location, removal and recycling of waste
o) Evidence of the consideration of the adoption of an appropriate standard such as CLOCS or
Considerate Constructors
The demolition shall then be carried out in accordance with the approved CEMP.
Following the demolition phase, a revised CEMP that takes all the above matters into account for the
construction phase shall be submitted to and approved in writing by the local planning authority. The
development shall then be carried out in accordance with the approved CEMP.
Reason
To ensure that adequate consideration is given to the need to minimise the impact on the road
network and reduce pollution, in accordance with Policies P5 and CG4 of Bolton's Core Strategy.
Reason For Pre-commencement Condition
It would not be possible to properly mitigate the impacts of demolition or construction once it had
commenced.

4.

Nesting Birds - Prior To Demolition / Tree Removal
No works of demolition or tree removal shall be commenced between the months of March and
August unless a survey demonstrating that no nesting bird will be affected has been submitted to and
approved in writing by the Local Planning Authority.
Reason
To ensure that urban biodiversity is safeguarded in accordance with Policy CG1 of Bolton's Core
Strategy.

5.

Demolition / Clearance - Bats
No demolition or site clearance of any building or structure shall take commence after 30th April 2021
unless and until an updated bat emergence survey has been undertaken relevant to the building or
structure proposed for demolition / clearance, submitted to and approved in writing by the Local
Planning Authority. Demolition / clearance shall be carried out in accordance with the findings and
recommendations of the survey, including any mitigation or compensation measures, as set out
within the relevant approved bat emergence survey.
Reason
To identify any residual threat to the habitat of a protected species and to ensure that appropriate
mitigation measures are undertaken as part of a phased development in accordance with Policy
CG1.2 of Bolton's Core Strategy.

6.

Sustainability and Air Quality Measures - Prior To Construction Phase
Prior to the commencement of any above ground works (other than site hoarding, signboards,
compound, demolition, vegetation strip and stripping / crushing of tarmac), details of how the

66

development shall reduce CO2 emissions of predicted energy use of the development by at least 10%
below the baseline of Building Regulations Part L standards (taking into account the
recommendations of the submitted Energy Statement by Complete Sustainability (November 2020,
ref: CSS2265 )) shall be submitted to and approved in writing by the local planning. The details shall
also demonstrate that the releases associated with any gas-fired boilers shall not exceed

40mgNOx/kWh.
The development shall be completed in accordance with the approved details and all such measures
retained in full thereafter.
Reason
In the interests of tackling climate change and in order to comply with policy CG2.2 of Bolton's Core
Strategy and the Sustainable Design and Construction SPD.

7.

Biodiversity Net Gain - Post-demolition, Prior To Above Ground Works
No above ground works (other than site hoarding, signboards, compound, demolition, vegetation
strip and stripping / crushing of tarmac) shall commence until details of proposed improvements to
urban biodiversity at that site have been submitted to and approved by the Local Planning Authority,
including the consideration of bat or swift boxes incorporated within the external fabric of the
buildings, where appropriate. Such details as are agreed shall be implemented in full prior to the
development first being brought into use and retained in full thereafter.
Reason
In accordance with Policy CG1.2 of Bolton's Core Strategy and in order to implement the net gains for
biodiversity required by Policy 170 of the National Planning Policy Framework.

8.

Security Measures Recommended by the Crime Impact Statement - Details Prior To
Construction Phase
No above ground works (other than site hoarding, signboards, compound, demolition, vegetation
strip and stripping / crushing of tarmac) shall commence until details of measures to be implemented
to enhance security and reduce the risk of crime at the site in accordance with the recommendations
and physical security specifications set out in the submitted Crime Impact Statement (Greater
Manchester Police Design For Security Version D: 27/11/20 Ref: 2019/0486/CIS/02) have been
submitted to and approved in writing by the Local Planning Authority. Such measures as are
approved shall be implemented in full and retained in full thereafter.
Reason
In the interests of crime reduction and Policies CG3 and S1 of Bolton's Core Strategy.

9.

Materials - Prior To Construction Phase
Notwithstanding any description of materials in the application no above ground construction works
for each phase or plot shall take place until samples or full details of materials to be used externally
on all buildings within that phase or plot have been submitted to and approved in writing by the Local
Planning Authority,. Such details shall include the type, colour and texture of the materials. The
approved materials shall be implemented in full thereafter.
Reason
To ensure the development reflects local distinctiveness and to comply with policy CG3 of Bolton's
Core Strategy.

10.

Public Realm & Landscape - Detail Design and Management - Prior to Construction
Phase, Delivered Prior To First Occupation
Prior to the commencement of any above ground works (other than site hoarding, signboards,
compound, demolition, vegetation strip and stripping / crushing of tarmac) or in accordance with any
phasing plan agreed in writing by the Local Planning Authority, a detailed Landscape Delivery &
Management Scheme to cover all landscaped areas including associated public realm improvements
and works to the River Croal embankment has been submitted to and approved in writing by the
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Local Planning Authority. The Scheme shall include, but not be limited to, matters of:
·
·
·
·
·
·
·
·

Details of materials and finishes to hard surfaces in public and publicly accessible areas;
Detail of trees and shrubs to be planted / green infrastructure;
Details and materials of walls, fences, boundary treatments;
Details of proposed lighting structures;
Details of proposed seating, bollards, bins, cycle racks, grilles and other street furniture; and
Details of works to the River Croal embankment, including consideration of enhancements for
nesting birds, especially river species such as dipper, grey wagtail and kingfisher
Details of public realm improvements to internal and surrounding highways
Details of the applicant's proposals for the future maintenance of the landscape areas in the
form of a Delivery & Management Statement

The scheme shall be consistent with the documents listed below:Landscape Masterplan (ref: 911-CWS-XX-GF-DR-L-140 P01)
Tree Pits and Rain Gardens (ref: 1911-CWS-XX-01-DR-L-300 P01)
Building A - Courtyard (ref: 1911-CWS-XX-01-DR-L-200 P01)
Building A - Communal Garden (ref: 1911-CWS-XX-05-DR-L-201 P01)
Building A - Yoga Terrace (ref: 1911-CWS-XX-05-DR-L-202 P01)
Car Park Detail A (ref: 1911-CWS-XX-GF-DR-L-160 P01)
Crime Impact Statement (Greater Manchester Police Design For Security Version D: 27/11/20 Ref:
2019/0486/CIS/02)
Such details as are approved shall be implemented in full prior to any part of the development being
brought into use or in accordance with any phasing plan agreed in writing by the Local Planning
Authority and retained thereafter. All new planting shall be carried out during the planting season
October/March inclusive, in accordance with the appropriate British Standard BS4428:1989, (as
amended, revoked or re-enacted), immediately following start of works, unless otherwise agreed in
writing by the Local Planning Authority. Any plants or trees found damaged, dead or dying in the first
five years are to be duly replaced and the scheme thereafter retained.
Reason
To ensure the provision of an acceptable standard of public realm and landscaping in accordance
with Policies TC11, CG3 and IPC1 of Bolton's Core Strategy, together with the Public Realm
Implementation Framework and the Trinity Gateway SPD.

11.

Surface Water - Detailed Design - Prior To Any Groundworks
Prior to the commencement of any groundworks, full details of the proposed surface water drainage
works shall be submitted to and approved in writing by the local planning authority. The submitted
details shall:
1) Provide information about the design storm period and intensity, the method employed to delay
and control the surface water discharged from the site and the measures taken to prevent pollution
of the receiving groundwater and/or surface waters.
2) Include a timetable for its implementation, and
3) Provide a management and maintenance plan for the lifetime of the development which shall
include the arrangements for adoption by any public authority or statutory undertaker and any other
arrangements to secure the operation of the scheme throughout its lifetime
The approved works shall be implemented in full prior to the occupation of the buildings hereby
approved and those works as approved shall be retained thereafter.
Reason
To ensure the site provides satisfactory means of surface water drainage and to comply with policies
CG1.5 and CG2.2 of Bolton’s Core Strategy.
Reason for pre-commencement condition:
The solution for surface water disposal must be understood prior to works commencing on site as it
could affect how underground works are planned and carried out.

68

12.

Land Contamination - Following Demolition
Prior to the commencement of the development, other than demolition:·

A Site Investigation report shall be submitted to and approved in writing by the Local
Planning Authority relating to the land containing the buildings proposed to be demolished
in the southern portion of the site. 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 for the site as a whole 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.
Reason for Pre-Commencement Condition:
Any works on site could affect contamination which may be present and hinder the effective
remediation of any contamination causing a risk to the health of future occupiers and harm to the
environment, hence the initial investigation must be carried out prior to the commencement of any
works on site.

13.

Noise - Details Prior to Construction Phase
All residential units shall be constructed to achieve within the building envelope (windows, floor,
ceilings and walls) provision of sound attenuation against external noise that achieves the following
internal noise levels with windows shut and other means of ventilation provided if necessary:
a) Living room – daytime 07:00 to 23:00 hours 35 LAeq 16 hours
b) Dining room / Area – daytime 07:00 to 23:00 hours 40 LAeq 16 hours
c) Bedroom – daytime 07:00 to 23:00 hours 35 LAeq 16 hours and night time 23:00 to 07:00 hours
30 LAeq 8 hours and 45 LAmax (not to be exceeded more than 15 times per night). Details of the
acoustic insulation shall be submitted to and approved in writing by the Local Planning Authority prior
to the commencement of development (except for demolition) of each relevant phase or plot. The
acoustic attenuation measures shall be implemented in accordance with the approved details prior to
first use or occupation of the phase or plot and retained thereafter.’
Reason
To safeguard the living conditions of occupiers from noise pollution in accordance with Policy CG4 of
Bolton's Core Strategy

14.

Noise - Relationship between residential and non-residential - Prior To Construction
Phase
Prior to the development of any phase or plot that includes both a non-residential use / commercial
use and a residential use or would result in a relationship of close proximity a scheme specifying the
provision to be made to control noise transmission / break out from the non-residential / commercial
unit(s) that may affect any proposed residential units, 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 brought into first use or occupation and retained thereafter.
Reason
To safeguard the living conditions of occupiers from noise pollution in accordance with Policy CG4 of
Bolton's Core Strategy.
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15.

Invasive Species - No Work To Croal Bank
No work shall be carried to or at the southern bank of the River Croal unless and until a method
statement for the proposed eradication of Himalayan Balsam has been submitted to and approved in
writing by the Local Planning Authority and the invasive species completely removed in accordance
with the approved method statement.
Reason
To prevent the spread of invasive species. Without it, avoidable damage could be caused to the
nature conservation value of the site and the locality contrary to national planning policy as set out in
the National Planning Policy Framework paragraph 109, which requires the planning system to aim to
conserve and enhance the natural and local environment by minimising impacts on biodiversity and
providing net gains in biodiversity where possible and to comply with policy CG1 of Bolton’s Core
Strategy.

16.

Windows & Doors - Prior To Their Installation
Prior to any external doors or windows being installed at any phase or plot, a detailed specification of
their materials, appearance, colour, finish, texture, profile and depth of reveal together shall be
submitted to and approved in writing by the Local Planning Authority. The approved specification
shall be implemented in full before any of the residential units of that phase or plot are first occupied
and shall be retained thereafter.
Reason
To ensure the development reflects local distinctiveness in order to comply with Policies CG3 and RA1
of Bolton's Core Strategy.

17.

External Lighting - Prior To Its Installation
No external lighting equipment shall be installed unless and until details of such has been submitted
to and approved in writing by the Local Planning Authority. All external lighting shall be designed to
avoid giving rise to nuisance to residential accommodation in close proximity and designed to provide
a standard maintained illumination of no more than 5 LUX at the nearest residential property façade
(or proposed façade in a future phase or plot) and shall take into account the recommendations of
both the submitted Crime Impact Statement and the consultation response of Greater Manchester
Ecology Unit. The external lighting for the relevant phase or plot shall be installed in accordance with
the approved details and no other external lighting equipment may then be used within the relevant
phase or plot other than as approved by the Local planning Authority.
Reason
To minimise the impact of light on the residential amenity of the area in accordance with Policy CG4
of Bolton's Core Strategy.

18.

Essential Elements Of The Scheme - Provided Prior To First Occupation
Prior to the occupation of the building by any residents, the following elements of the scheme shall
be implemented in full in accordance with the approved plans listed in condition xx
·
·
·
·

no less than 20 car parking spaces marked out provided within the curtilage of the site Such
spaces shall be made available for the parking of cars at all times
all access roads, footways and footpaths
the turning areas indicated on the approved drawings which shall be not be used for any
purposes except the turning of vehicles
provision for the storage of cycles

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 the Car Parking Standards.

19.

Highway Works - Prior To First Occupation
No part of the development shall be occupied or otherwise brought into use unless and until details
of the following have been submitted to and approved in writing by the Local Planning Authority
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·
·
·
·
·
·

a scheme detailing how parts of the site to be used by vehicles are to be laid out, constructed,
surfaced, drained and lit
details of the repair/reinstatement of surrounding highway surfaces arising from the
demolition/construction phases of development
details of the areas to be stopped up under S247 of the Town and Country Planning Act as
indicated under Drg No SCP/190030/RC04
areas of highway improvements under S278 of the Highways Act as indicated under Drg No
SCP/190030/RC04. Level of work to be agreed by the Local Highway Authority as part of the
S278 process
amendments to existing Traffic Regulation Orders at that location (moving/static) to be agreed
with the Traffic Management Section of Bolton Council and funded by the applicant
a servicing and management strategy for the commercial / non-residential floorspace

Such details as are approved 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".

20.

Plant Noise - Compliance
The rating level, as defined in BS4142:2014, from fixed plant and equipment installed within any
phase or plot within the development shall not exceed the measured daytime and/or night time
background sound level at the closest sensitive premises at any time.
Reason
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.

21.

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

Site Plan - Proposed (ref: D-097-P7)
Masterplan - Level 00 (ref: D-100-P21)
Masterplan - Level 01 (ref: D-101-P16)
Masterplan - Level 02 (ref: D-102-P16)
Masterplan - Level 03 (ref: D-103-P16)
Masterplan - Level 04 (ref: D-104-P12)
Masterplan - Level 05 (ref: D-105-P12)
Masterplan - Roof Plan (ref: D-106-P6)
GA Plan (1 of 3) - Level 00 (ref: D-120-P10)
GA Plan (2 of 3) - Level 00 (ref: D-130-P5)
GA Plan (2 of 3) - Level 01 (ref: D-131-P5)
GA Plan (2 of 3) - Level 02 (ref: D-132-P5)
GA Plan (2 of 3) - Level 03 (ref: D-133-P5)
GA Plan (2 of 3) - Roof (ref: D-134-P3)
GA Plan (3 of 3) - Level 00 (ref: D-140-P5)
GA Plan (3 of 3) - Level 01 (ref: D-141-P5)
GA Plan (3 of 3) - Level 02 (ref: D-142-P5)
GA Plan (3 of 3) - Level 03 (ref D-143-P5)
GA Plan (3 of 3) - Roof (ref: D-144-P4)
Central St & Courtyard (ref: D-220-P4)
Brook St & Courtyard (ref: D-221-P4)
Croal & Centre (S) (ref: D-222-P4)
Centre (N) & Palatine St. (ref: D-223-P4)
Block A (ref: D-224-P3)
Block B - Elevations (ref: D-240-P7)
Block B - Elevations (ref: D-241-P6)
Block C - Elevations (ref: D-250-P7)
Block D - Elevations (ref: D-260-P4)
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-

Block E - Elevations (ref: D-270-P4)
Block F - Elevations (ref: D-280-P4)
Block G - Elevations (ref: D-290-P4)
Landscape Masterplan (ref: 911-CWS-XX-GF-DR-L-140 P02)
Car Park Detail (ref: 1911-CWS-XX-01-DR-L-130 P02)
Building A - Courtyard (ref: 1911-CWS-XX-01-DR-L-200 P02)
Building A - Communal Garden (ref: 1911-CWS-XX-05-DR-L-201 P02)
Building A - Yoga Terrace (ref: 1911-CWS-XX-05-DR-L-202 P02

Reason
For the avoidance of doubt and in the interests of proper planning.
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Application number
10231/21

Town Hall, Bolton, Lancashire, BL1 1RU

Directorate of Place
Development Management Section

Telephone (01204) 333 333

Reproduction from the Ordnance Survey Map with the
permission of the Controller of H.M. Stationery Office. Crown
Copyright and may lead to prosecution or civil proceedings.
Crown Copyright and database rights 2018. 0100019389
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Date of Meeting: 04/03/2021
Application Reference:

10231/21

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

Prior Notification - Telecom 56 days
14/01/2021
10/03/2021
Kara Hamer

Location:

MANSELL WAY, MIDDLEBROOK, HORWICH, BOLTON, BL6 6RN

Proposal:

PRIOR APPROVAL APPLICATION FOR A 15M PHASE 8
MONOPOLE C/W WRAPROUND CABINET AT BASE AND
ASSOCIATED ANCILLARY WORKS.

Ward:

Horwich and Blackrod

Applicant: Hutchison UK Ltd
Agent :
WHP Telecoms Limited

Officers Report
Recommendation:

Prior Approval Granted with Conditions

Executive Summary
·

This is an application for a determination as to whether the prior approval of the Authority will

be required to the siting and appearance of the proposed telecommunications pole and ancillary
equipment
·

The applicant has served Notice on the land owner - Bolton Council Highways Department -

Highways Engineers raise no objections
·

The applicant has reduced the height of the proposed mast from 20m to 15m during the

consultation process
·

Councillors Wright, Cunliffe, Baines, Silvester request that the Prior Notification be heard at

Planning Committee, all raise concerns about the impact of the pole on the character and
appearance of the surrounding area
Proposal
1.
This is an application for Prior Approval for installation of 1no. 15m phase 8 monopole c/w
wraparound cabinet at base and associated ancillary works including an engineered ground works
2.
The site is required to provide new 5G coverage for H3G LTE in order to improve coverage in
the Middlebrook area.
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3.
The applicant states that the cell search areas for 5G are extremely constrained with a
typical cell radius of approximately 50m meaning that it would not be feasible to site the column
outside of this identified locale.
4.
The erection of mobile phone masts up to 25 metres in height (and associated equipment) is
‘permitted development’, under Part 16 of Schedule 2 to the Town and Country Planning (General
Permitted Development)(England) Order 2016, for which the Government has given blanket
planning permission if various conditions are met and unless the relevant Council decides to require
prior approval of their siting and appearance.
5.
Applications for prior approval are not planning applications and are not covered by the usual
Regulations which allow Councils to require further information to enable them to be determined.
6.
Councils only have 56 days in which to make their decision whether or not to require prior
approval and, if they do require approval, to determine the application. The permission granted
under the GPDO is equal to an outline planning permission and the consideration of the proposed
development is limited to its siting and appearance, not the principle of the development.
Site Characteristics
7.
This is a proposed new telecommunications site. The site is a grassed area adjacent the
highway. Mansell Way is a main road accessing Middlebrook Retail Park, the 'Meadows' housing
estate and the industrial/commercial area beyond and links to Aspinall Way. Houses lie to the north
of the application site (the 'Meadows'), Middlebrook Retail Park faces the site and lies to the south,
Mansell Way lies to the east and west of the site.
Policy
8.
Development plan policies
CG3 The Built Environment; CG4 Compatible Uses; S1 Safe Bolton and OA1 Horwich and Blackrod
9.
Other material considerations
National Planning Policy Framework (NPPF) - Section 10: Supporting high quality communications
Schedule 2, Part 16 of the Town and Country Planning (General Permitted Development) (England)
(Amendment) (No.2) Order 2016
Analysis
10.
Schedule 2, Part 16 of the Town and Country Planning (General Permitted Development)
(England) (Amendment) (No.2) Order 2016 relates to permitted development rights for
communications development.
11.
Class A (A (a)) states that development by or on behalf of an electronic communications
code operator for the purpose of the operator's electronic communications network in, on or under
land controlled by that operator or in accordance with the electronic communications code
consisting of the installation, alteration or replacement of any electronic communications apparatus
is permitted development. The proposal is for the installation of communications apparatus.
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12.
The proposal is ground-based apparatus, therefore paragraph A.1 of Part 16 applies. The
proposed mast would not exceed 25 metres (not on a highway). The cumulative volume of the
ancillary radio equipment housing would not exceed 90 cubic metres.
13.
The installation is therefore subject to prior approval from the local planning authority under
paragraph A.3. The prior approval procedure means that the principle of development is not an
issue (it is permitted development). The local planning authority can only consider the siting and
appearance of the proposal (A.3 (4)).
14.
The main impact of the proposal is therefore:
·
The impact of the siting and appearance of the development on the character and
appearance of the area
·
Share sites/alternative sites
15.
·

However, other issues raised by objections submitted are also discussed below, this includes:
impact on residential amenity/health

The impact of the siting and appearance of the development on the character and
appearance of the area
16.
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.
17.
Policy OA1 refers specifically to developments in Horwich and Blackrod and states that the
Council will conserve and enhance the character of the existing landscape and physical environment
and ensure that development respects street patterns, the grain and the form of predominant
architectural styles and where possible makes sympathetic use of locally distinctive materials such as
stone.
18.
Paragraph 112 of the NPPF sets out that the expansion of electronic communications
networks will be supported, including next generation mobile technology (such as 5G) and full fibre
broadband connections. The anticipated improvements in coverage associated with this proposal
accord with the thrust of national policy, and weigh in favour of the proposal.
19.
Paragraph 113 of the NPPF
that where new sites are required (such as for new 5G
networks, or for connected transport and smart city applications), equipment should be
sympathetically designed and camouflaged where appropriate.
20.
The proposed installation is an H3G LTE (Three) Phase 8 Monopole which will house H3G
LTE (Three). The applicant states that 'the proposal is required due to acute capacity issues and will
facilitate significantly improved 5G in areas that have started to gain this service and newly
introduce it to the areas that have not gained this level of connectivity yet'.
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21.
In keeping with the National Planning Policy Framework guidelines of using high quality
communications infrastructure the proposed design has been selected to minimise visual impact
upon the street scene by integrating with the existing street furniture, having similar vertical lines
and overall appearance to the numerous street lighting columns in this area.
22.
The applicant has also been reduced the height of the proposed mast from 20m to 15m
during the consultation process.
23.
The applicant states that 'the 5G antennas are some 3 times as heavy as previous antennas,
while the associated Remote Radio Units also now need to be placed at the top of the pole, thus
many street works designs are no longer structurally capable of hosting all the equipment of 2
operators. It should be noted that the alternative option that could accommodate both operators
(EE and H3G LTE who have a site sharing agreement) would be a more traditional ‘greenfield’ mast,
with an open headframe and more bulky design, which would be inappropriate in a street scene
location. There is no such location in this cell search area where a greenfield mast could be housed
and thus site sharing is not a viable proposition'.
24.
The applicant states that 'the proposed equipment has been strategically sited on Mansell
Way, adjacent to Middlebrook Retail & Leisure Park and as far away from the residential properties
as possible whilst maintaining the equipment's ability to provide connectivity to the area. The
backdrop consists of a row of trees and shrubs that will help the equipment blend into the
surrounding area'.
25.
Houses lie to the north of the application site (the 'Meadows'), Middlebrook Retail Park faces
the site and lies to the south, Mansell Way lies to the east and west of the site. This is a mixed use
area. The houses closest to the application site are positioned sideways onto the site and onto
Mansell Way. The mast would be viewed from Mansell Way against the backdrop of trees and
shrubs, the trees and shrubs would provide some screening of the telecomms site from the
'Meadows'.
26.
The proposed installation is an H3G LTE (Three) Phase 8 Monopole which will house H3G
LTE (Three). The applicant states that 'the proposal is required due to acute capacity issues and will
facilitate significantly improved 5G in areas that have started to gain this service and newly
introduce it to the areas that have not gained this level of connectivity yet'.
27.
In keeping with the National Planning Policy Framework (NPPF July 2018) guidelines of using
high quality communications infrastructure the proposed design has been selected to minimise
visual impact upon the street scene by integrating with the existing street furniture, having similar
vertical lines and overall appearance to the numerous street lighting columns in this area.
28.
Houses lie to the north of the application site (the 'Meadows'), Middlebrook Retail Park faces
the site and lies to the south, Mansell Way lies to the east and west of the site.
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29.
This is a mixed-use urban area. The houses closest to the application site are positioned
sideways onto the site and onto Mansell Way. The mast would be viewed from Mansell Way against
the backdrop of trees and shrubs, the trees and shrubs would provide some screening of the
telecoms site from the 'Meadows'.
30.
The application site is within an urban area and it is noted that the height of the structure
would be below the maximum that can be permitted through the prior approval process. In addition,
it is considered that due to its slim design the view of the structure would be limited within the
surrounding area.
31.
Having regard to the background of trees and hedgerows, it is considered that the proposed
mast would not significantly harm visual amenity. It is also not considered that the proposed
equipment cabinets would be visually intrusive and on balance, the proposal would integrate into
the surrounding area as far as a tall structure can in this location.
32.
In addition, the associated equipment cabinets would be all colour treated in green which
would help the proposal to better blend in within its setting and should the application be approved
a condition would be attached to secure the proposed colour treatment.
33.
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 Bolton's Core Strategy.
Consideration of Alternative Sites and Mast Sharing
34.
Para 113 of the NPPF advises that the number of radio and electronic communications
masts, and the sites for such installations, should be kept to a minimum consistent with the needs
of consumers, the efficient operation of the network and providing reasonable capacity for future
expansion. Use of existing masts, buildings and other structures for new electronic communications
capability (including wireless) should be encouraged.
35.
The lack of consideration of alternative sites can be a reason to refuse applications, but the
Local Planning Authority must give clear and specific reasoning, having borne in mind the technical
constraints of the Operators.
36.
The submitted Discounted Options Map (Figure 5) shows that other sites have been taken
into consideration. However, non of alternative sites were considered as suitable.
37.
The applicant states that ‘the cell search area is illustrated and is extremely constrained and
that 'the only viable option has been put forward. As with all 5G cells this is an extremely
constrained cell search area. Options are extremely limited and the only viable solution that
minimises amenity issues has been put forward. The proposed site is located in a densely packed
residential area. The DSA (Designated Search Area) covers this densely packed residential area.
There is no scope to pull the mast outside of this area and give the cell 5G coverage'.
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38.
The applicant further explained that the cell search areas for 5G are extremely constrained
with a typical cell radius of approximately 50m meaning that it would not be feasible to site the
column outside of this locale and that options are extremely limited and the only viable solution that
minimises amenity issues has been put forward.
39.
The applicant states 'the site selection process has also been influenced by the numerous
vertical elements of street furniture distributed around the vicinity of the site including street lighting
columns. The height of the pole has been kept down to the absolute minimum capable of providing
the required essential new 5G coverage. The site has been selected on a wide adopted area of the
highway in a position that will not impede pedestrian flow or the safety of passing motorists. The
cabinets are located at the base of the new pole and unless the site is located in Article 2 (3) land
these are Permitted Development without Prior Approval and do not form part of the proposal from
a planning consideration perspective'.
Technical Justification
40.
The National Planning Policy Framework (para 116) clearly states that authorities should not
question the need for the service, nor seek to prevent competition between operators.
Notwithstanding this fact, the Applicant considers it to be important to explain the technical
justification for the site and how the facility fits into the overall network; ‘Local planning authorities
must determine applications on planning grounds only. They should not seek to prevent competition
between different operators, question the need for an electronic communications system, or set
health safeguards different from the International Commission guidelines for public exposure’.
41.
The proposed installation is an H3G LTE (Three) Phase 8 Monopole which will house H3G
LTE (Three). The applicant states that 'the proposal is required due to acute capacity issues and will
facilitate significantly improved 5G in areas that have started to gain this service and newly
introduce it to the areas that have not gained this level of connectivity yet' and that 'the cell search
areas for 5G are extremely constrained with a typical cell radius of approximately 50m meaning that
it would not be feasible to site the column outside of this identified locale'.
Impact on the residential Amenity
42.
The 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.
43.
Given the location of the proposed mast and its distance to the nearest residential dwelling
houses it is not considered it would result in overshadowing or overbearing impacts to the
surrounding residential properties. Additionally, some screening would be provided by the trees
situated to rear of the site along with the proposed cabinets equipment being colour treated in grey.
However, a condition has been attached to ensure that cabinets are colour treated in green which
would help it to blend in better than proposed grey or standard galvanised steel finish.
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44.
With this type of application usually many of the public’s concerns relate to health
considerations and, specifically, concerns about electromagnetic emissions. These are material
considerations to be taken into account in decision making, but the Government’s advice is clear: if
the base station meets ICNIRP guidelines for public exposure, it should not be necessary for
Councils to consider further health aspects and concerns about them. Operators must also comply
with health and safety legislation, the practical effect of which should be “to ensure protection of the
public in respect of the established health effects of telecommunications apparatus”.
45.
The Central Government view is that if the output levels of the proposed equipment are
below the guidelines recommended by the International Commission on Non-Ionizing Radiation
Protection, there should be no need for further consideration on health grounds.
46.
In this instance, the applicant has submitted a declaration of ICNIRP compliance in support
of the application. This certifies that the site is designed to be in full compliance with the
requirements of the radio frequency guidelines of the International Commission on Non-Ionizing
Radiation for public exposure. It is therefore considered that there are no issues regarding health on
which to refuse this application.
47.
In view of the above it is considered that the proposal is in accordance with the Core
Strategy Policy CG4 and the NPPF.
Conclusion
48.
In view of the above it is considered that prior notification should be granted subject to
conditions as the proposed telecommunications development would comply with policies CG3, CG4
and OA1 of Bolton's Core Strategy and the NPPF.
49.
Members are therefore recommended to approve this application, subject to the suggested
conditions.
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Representation and Consultation Annex
Representations
Letters:- 14 separate addresses have written to the LPA to object to the application on the
following grounds;
Health, safety, noise, emissions, radio waves - Officer comment - addressed in the main report
Character and appearance - not in-keeping with the neighbouring 'Meadows' housing estate - Officer

comment - addressed in the main report

Not the latest technology being proposed - Officer comment - not a material planning consideration
Consultation was limited to those neighbouring uses adjoining or overlooking the site - Officer

comment - the scope of neighbours consulted is standard for an application of this type

Impact on nearby house prices - Officer comment - not a material planning consideration
Petitions:- None
Horwich Town Council:Elected Members:- Councillors Wright, Cunliffe, Baines, Silvester requested that the Prior
Notification submission be heard at Planning Committee
Consultations
A site notice was posted on site on 03/02/2001
The following schools/colleges were consulted:- St Josephs RC High School & Sports College were
consulted by the applicant - raised no objections
The following local residents were consulted:- Refer to neighbour consultation
Advice was sought from the following consultees: Council Highways Engineers - raised no objections
Planning History
None
Recommendation:

Prior Approval Granted with Conditions

Recommended Conditions and/or Reasons
1.

Upon the first installation the cabinets, hereby approved, they shall be colour treated in dark green
and retained thereafter.
Reason
To ensure the development safeguards the character and visual appearance of the locality and in
order to comply with Core Strategy policy CG3.

2.

The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
002 Site location plan drawing number BLN14981_M002 rev. B dated 07.02.2021
210 Proposed H3G Site Plan drawing number BLN14981_M002 rev. B dated 07.02.2021
260 Proposed H3G Elevation drawing number BLN14981_M002 rev. B dated 07.02.2021
303 Proposed H3G Antenna Schedule & Line Configuration drawing number
BLN14981_M002 rev. B dated 07.02.2021
305 Equipment Schedule & Support Structure Details drawing number BLN14981_M002
rev. B dated 07.02.2021
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Reason
For the avoidance of doubt and in the interests of proper planning.
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Date of Meeting: 04/03/2021
Application Reference:

05250/19

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

County Matters
16/01/2019
16/04/2019
Helen Williams

Location:

MONTCLIFFE QUARRY, GEORGES LANE, HORWICH, BOLTON,
BL6 6RT

Proposal:

APPLICATION FOR A LATERAL NORTHERLY EXTENSION TO
THE EXISTING QUARRY IN ORDER TO FACILITATE THE
EXTRACTION OF GRITSTONE FOR THE PURPOSE OF
PRODUCING HIGH GRADE STONE AND AGGREGATES

Ward:

Horwich North East

Applicant: Armstrongs Aggregates Ltd
Agent :
The Mineral Planning Group Ltd.

Officers Report
Recommendation:

Approve subject to conditions

Executive Summary
* Permission is for an extension of approximately 3.2 hectares to the north west of Montcliffe
Quarry. The development would release a further 2.75 Mt of gritstone, for the purposes of
producing high-quality dimension stone, with ancillary aggregates.
* A series of benches would be created and a 3 metre high landscaped screening bund would be
constructed along the northern and north western boundaries.
* The proposed hours of working are 07:30 to 18:00 Mondays to Fridays and 08:00 to 13:00
Saturdays, which would be within the currently permitted hours of working at Montcliffe Quarry.
* The proposed (average) 25 HGV movements per day in association with the extended area would
be part of the existing permitted movements for Montcliffe Quarry (maximum of 100 in and 100
out per weekday, and 50 in and 50 out on Saturdays) and therefore no additional HGV
movements in and out of the quarry are proposed in addition to those already approved.
* The proposed end-date for mineral extraction within the proposed extension area is 31 December
2039. Upon cessation of the material extraction, restoration would commence. The remnant
benches would be regenerated with grass/heath and scrub and lower area of the quarry
extension would be infilled with inert and quarry waste to create a low lying, semi-aquatic
habitat.
* The application site is located within an Area of Search for Sandstone within the Greater
Manchester Joint Minerals Plans and within the Council's Allocations Plan (Policy P4). The Greater
Manchester Joint Minerals Plan, which forms part of Bolton's development plan, makes a
presumption in favour of sustainable minerals development. Officers consider that "great weight"
should be attached in the planning balance to the proposed extraction of mineral.
* Officers consider that the proposed development would not constitute inappropriate development
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*

*
*
*
*
*
*

in the Green Belt as it is considered, for the reasons discussed in the analysis below, that
openness would be preserved and there would be no conflict with the purposes of including land
within the Green Belt.
There will be harm to the landscape of the area during the mineral extraction phase of the
development. This visual impact is identified within the analysis as being most significant from
the public rights of ways on the surrounding moorland and on higher ground towards Rivington
Pike. However, following the proposed restoration of the quarry extension the development
would better assimilate with the neighbouring landscape, and therefore given the temporary
nature of the harm identified, Officers consider that only moderate harm should be given to this
impact on the planning balance.
Highways Engineers have raised no objection to the proposal. It is considered that highway
safety would not be jeopardised or that the proposed development would not have a harmful
impact on the capacity of the surrounding road network.
For the reasons discussed within the analysis and subject to the suggested conditions, it is
considered that the proposed quarry extension would not have any more of an undue harm on
the amenity of neighbouring residents than the existing quarrying operations.
The proposed development would not have an adverse effect on the neighbouring SSSI. Whilst
the operational/extraction phase of the development would temporarily displace habitats, there
would be a biodiversity gain following the restoration of the site.
It is considered that the proposed quarry extension would not have an adverse impact on
hydrology, hydrogeology, flood risk or land stability.
Officers consider, in the planning balance, that the great weight to be attached to the proposed
mineral extraction outweighs the moderate harm to the landscape and the minor harm to
biodiversity during the operational/extraction phase of the development.
Members are therefore recommended to approve this application, subject to the suggested
conditions.

Proposal
1. Permission is sought for an extension of approximately 3.2 hectares to Montcliffe Quarry, to the
north west of the existing quarry.
2. The applicant has stated that the principal aim of the proposed development is to release a
further 2.75 megatonnes (2.75Mt) of gritstone in order to, primarily, produce high-quality
dimension stone, with ancillary aggregates, which are to be used for construction. The extension
area would extract rock from the same geological horizons as currently worked at Montcliffe
Quarry.
3. The extraction operations would follow a phased scheme of working, working northwards from
the existing quarry face into the northernmost 'corner' of the extension area. A series of benches
would be created. No extraction would take place below an elevation of 264 metres AOD, which
is in accordance with the existing approval at Montcliffe Quarry (to substantially avoid the water
table). The material would be extracted through a mixture of stripping and blasting.
4. Soil stripping operations would be carried out in two phases; phase 1 being the southern half of
the site and phase 2 being the northern half. Some of the soils stripped from the working area
will be used to form temporary, grassed, screen bunds along the northern and north western site
boundaries, 3 metres in height (outer slope of 1:3 and inner slope of 1:2). Other soils and
overburden will be stripped and stored within the confines of the existing quarry for use in the
final restoration.
5. The applicant anticipates, based on current extraction rates, that materials would be extracted
from the proposed extension at a rate of approximately 500 tonnes per day, over a 5.5 day week,
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totalling approximately 137,500 tonnes per annum. This rate of working would be the same as
currently in operation at Montcliffe Quarry.
6. The proposed hours of working are 07:30 to 18:00 Mondays to Fridays and 08:00 to 13:00
Saturdays, which would be within the currently permitted hours of working at Montcliffe Quarry.
7. It is estimated that the proposed rate of working/extraction rates would require an average of 25
HGV movements in and out per day. The current permitted number of HGV movements for
Montcliffe Quarry is a maximum of 100 in and 100 out per day, Monday to Friday, and 50 in and
50 out per day on Saturdays. The proposed (average) 25 HGV movements per day in association
with the extended area would be part of these permitted movements and therefore no additional
HGV movements in and out of the quarry are proposed in addition to those already approved.
8. HGVs would utilise the existing haul/internal routes within the existing quarry.
9. Fencing is proposed to be erected around the periphery of the proposed extension area to
prevent trespassing.
10. The proposed end-date for this proposed extension area is 31 December 2039. The current
end-date for extraction at Montcliffe Quarry (the main quarry area) is 20 February 2033 (approval
97782/16) and the current end-date for the north eastern extension to the quarry (approval
93076/14) is 20 February 2021.
11. Upon cessation of the material extraction, restoration would commence, which would occur within
the entire extension area as a single, additional phase to the overall restoration of Montcliffe
Quarry. It is proposed that the application site would form phase 2B (out of 10 phases) of the
overall restoration of Montcliffe Quarry. Restoration would take place on the upper benches first,
with the temporary screen bund material being used to restore the remnant benches, which
would be regenerated with grass/heath and scrub. The lower area of the quarry extension
(southern central part) would be infilled with inert and quarry waste to create a low lying,
semi-aquatic habitat. Materials to be used for the restoration would be a combination of retained
mineral waste, overburden materials and imported inert waste.
12. The application has been submitted with an accompanying Environmental Impact Assessment
(EIA).
Site Characteristics
13. The application site measures approximately 3.2 hectares and comprises the north western face
of Montcliffe Quarry and land behind it, roughly triangular in shape. The site is rough grazing
land, which rises in a north eastern direction from 284m AOD along the southern boundary to
342m AOD in the north eastern corner.
14. The site is located within the Green Belt, Winter Hill and Smithills Moor Site of Biological
Importance (SBI) (1 hectare of the site is located within the SBI) and within the Mineral
Safeguarding Areas for Brick and Clay, Surface Coal and Sandstone. The application site is also
allocated as a Mineral Area of Search for Sandstone.
15. The application site is located in the south-western edge of the Southern Pennines National
Character Area and the Upland Moorlands Hill Landscape Character Area.
16. Montcliffe Quarry, which is to the south of the application site, occupies approximately 26
hectares and is currently (and has been historically) utilised for mineral extraction
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(sandstone/gritstone aggregate and blockstone). The site has planning permission for its reserves
to be fully worked until February 2033 and progressively restored until February 2035 (under
approval 97782/16).
17. Neighbouring the application site to the north and east is the West Pennine Moors Site of Special
Scientific Interest (SSSI): the application site is not located within the SSSI. To the east are the
lower slopes of 'Adam Hill' and to the north and west is 'Wilder's Moor'. These surrounding areas
have more of a visible moorland character than the application site, and feature blanket bog
(which the application site does not).
18. To the west and north west of the site (outside the application site) is the track/road that runs up
to the Winter Hill mast and carries public right of way HOR013. This public footpath joins public
right of way HOR014 to the north of the site, and HOR014 continues to the east of the
application site in a south easterly directly through Adam Hill, then linking to the wider footpath
network (HOR060 and HOR015) east of the site. The moorland area adjoining the application site
is Open Access Land.
19. The nearest residential properties to the application site are approximately 400 metres away to
the south west, on Georges Lane.
Policy
20. Development plan policies
Core Strategy Policies: P4 Minerals; P5 Accessibility and Transport; S1 Safe Bolton; CG1 Cleaner
and Greener Bolton; CG3 The Built Environment; CG4 Compatible Uses; OA1 Horwich and
Blackrod.
Allocations Plan Policies: P8AP Public Rights of Way; CG7AP Green Belt.
Greater Manchester Joint Minerals Plan April 2013
21. Other material considerations
National Planning Policy Framework (NPPF) – Sections 2. Achieving sustainable development; 6.
Building a strong, competitive economy, 9. Promoting sustainable transport, 13. Protecting Green
Belt land, 14. Meeting the challenge of climate change, flooding and coastal change, 15.
Conserving and enhancing the natural environment, 16. Conserving and enhancing the historic
environment, and 17. Facilitating the sustainable use of minerals.
National Planning Policy Guidance - Minerals
SPD Accessibility, Transport and Safety
A Landscape Character Appraisal of Bolton (October 2001)
Analysis
22. 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
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of other material considerations.
23. The main impacts of the proposal are:24. principle of the proposed development
* impact on the purposes and openness of the Green Belt
* impact on the landscape
* impact on traffic and the surrounding highways
* impact on residential amenity
* impact on biodiversity
* impact on hydrogeology
* impact on flood risk
* impact on land stability
* impact on archaeology
Principle of the Proposed Development
* Policy 1 of the Greater Manchester Joint Minerals Plan makes a presumption in favour of
sustainable minerals development. It states that positive consideration will be given to minerals
development which accords with the policies set out in the development plan and such
development will be considered to be sustainable and will be permitted unless other material
considerations indicate otherwise.
25. Policy 3 of the Plan states that applications for the extraction and/or processing of sand, gravel or
sandstone/gritstone within the Areas of Search will be permitted where the mineral is required to
meet the required landbank (at least 10 years for crushed rock), the site contains adequate
resources of the mineral in terms of quality and quantity for extraction to take place, and the
proposal is in accordance with the key planning and environmental criteria within the Plan.
26. Policy 4 of the Plan states that proposals for the working of natural building stone will be
supported provided that this would assist the conservation and repair of historic buildings or
structures built of the same or similar materials, or new construction where the use of building
stone is specified.
27. Policy P4 of the Core Strategy states that the Council will:
28. Maintain an adequate landbank of aggregates to make a contribution towards the
maintenance of Greater Manchester's share of the regional production of aggregates.
* Identify sites, preferred areas, or areas of search for gritstone mainly in the northern, upland
parts of the borough; for sand, gravel and coal they will be identified mainly in the southern
lowland parts of the borough.
* Safeguard known resources of minerals, and existing and planned infrastructure that supports
mineral exploitation including facilities for manufacturing and the handling, processing and
distribution of substitute recycled and secondary aggregate material.
*

Montcliffe Quarry is currently, and has historically been, utilised for mineral extraction (dimension
stone (sandstone) and ancillary aggregates). The main quarry has planning permission to work
until February 2033. Both the quarry and the application site are allocated as being within Areas
of Search for Sandstone within Map 2 of the Greater Manchester Joint Minerals Plan and within
the Council's Allocations Plan (Policy P4).

Need

29. Paragraph 203 of the National Planning Policy Framework (NPPF) states that it is essential that
there is a sufficient supply of minerals to provide the infrastructure, buildings, energy and goods
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that the country needs. Since materials are a finite natural resource, and can only be worked
where they are found, best use needs to be made of them to secure their long-term
conservation.
30. Paragraph 205 of the NPPF states that, when determining planning applications, great weight
should be given to the benefits of mineral extraction, including to the economy.
31. The proposed extension would enable the further provision of high-quality building stone. The
gritstone unit (the Ousel Nest Grit Unit) worked at Montcliffe Quarry, and underlying the
proposed extension area, produces very high quality dimension stone, stone which has previously
been extensively used for buildings in Bolton, Turton, Farnworth, Horwich and Blackrod. The
applicant considers the production of such dimension stone vital to maintain the continued supply
of material for repairs and restoration of local buildings, and to enable new builds to be in
keeping with their surroundings (policy 4 of the GM Minerals Plan, and a requirement of area
specific policies within the Core Strategy).
32. In addition to the need for a supply of building stones for conservation and new construction, it is
acknowledged in the Greater Manchester Joint Minerals Plan that, currently, the vast majority of
such material is via imports outside the region. The proposed local supply would improve the
sustainability of transporting materials from source to end user. The majority of the material to
be exported from the proposed extension area, as with those from Montcliffe Quarry, will be
distributed to the surrounding area, within an approximate 30 to 50km radius. The highest
demand is expected from Greater Manchester and Lancashire.
33. Greater Manchester Minerals and Waste Unit has been consulted on the proposed development
and have stated that whilst the sub-regional landbank currently exceeds the requirement for a
minimum of 10 years for crushed rock (Policy 3 of the GM Minerals Plan) - the crushed rock being
the ancillary aggregates in this case, not the dimension stone (gritsone/sandstone) - this is not a
reason for refusal (the landbank is a minimum requirement, not a maximum). There is no
landbank for dimension stone: the requirement for extracting dimension stone is instead based
on need.
34. The volume of aggregate ('crushed rock') and mineral waste by-product extracted from the
extension area will exceed that of the dimension stone, however the value of the dimension stone
far outweighs that of the aggregate and it is the case for all dimensional stone quarries that
building stone output will be less than volume of aggregate and mineral waste by-product.
35. In accordance with the second point of Policy 3 of the GM Minerals Plan, the application site is
considered to contain adequate resources of the mineral in terms of quality and quantity for
extraction to take place. Indeed it is identified as an Area of Search and a Mineral Safeguarding
Area, and the adjacent quarry face and nearby boreholes indicate that there is a large sandstone
deposit within the application site.

Alternatives

36. There are not considered to be any clear alternatives to the proposal. An equivalently viable
resource would have to be identified and proven, as part of the search for any new, alternative
site.
37. It is considered that the proposed development supports the objectives of the Greater
Manchester Joint Minerals Plan and is in accordance with Policy P4 of the Core Strategy. In line
with paragraph 205 of the NPPF, it is considered that the benefits of the proposed mineral
extraction should be given great weight in the determination of this application.
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Impact on the Purposes and Openness of the Green Belt
38. The Council's development plan policy concerning Green Belt is Policy CG7AP of the Allocations
Plan. This states that the Council will not permit inappropriate development in the Green Belt and
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 in a number of listed circumstances. Paragraph 5.15 of the
justification for Policy CG7AP states that, within the Green Belt, there is a presumption against
development except for a few limited forms including mineral extraction.
39. Section 13 of the NPPF concerns protecting Green Belt land. Allocations Plan Policy CG7AP
reflects the advice contained within this national guidance. Paragraph 146 of the NPPF states that
certain forms of development are not inappropriate in the Green Belt provided that they preserve
its openness and do not conflict with the purposes of including land within it. These forms of
development include "a) mineral extraction".
40. Paragraph 133 of the NPPF states that the Government attaches great importance to Green Belts
and that 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.
41. It is considered that the proposed development would not constitute urban sprawl within the
Green Belt and would not conflict with the purposes of including land within the Green Belt. In R
(Samuel Smith Old Brewery (Tadcaster) and others) v North Yorkshire County Council [2020]
Lord Carnwath found, "A large quarry may not be visually attractive while it lasts, but the

minerals can only be extracted where they are found, and the impact is temporary and subject to
restoration. Further, as a barrier to urban sprawl a quarry may be regarded in Green Belt policy
terms as no less effective than a stretch of agricultural land."

42. The final landscaped restoration of the quarry following the extraction works is also not
considered to be contrary to the purposes of Green Belt, as set out within paragraph 134 of the
NPPF.
43. "Openness" of the Green Belt is not defined within the NPPF, but it is recognised that Green Belt
designation is predominantly a spatial designation, though is has a visual element. Openness is a
planning judgement for the decision taker.
44. No buildings or structures are proposed as part of the development, therefore the openness of
the Green Belt would not be affected by the presence of any of these. The proposed extraction of
mineral would mainly consist of cutting into the hillside, which is not considered to harm
openness in spatial terms, as this part of the development would not project above ground level.
3 metre high screening bunds are however proposed along the northern and north western site
boundaries of the site. These bunds are, in part, intended to restrict public views into the quarry
extension from the north and west, but it is not considered that the perception of the area’s
openness (and views across the site, especially views looking southwards and downhill) would be
harmed by the presence of these bunds, and the bunds would eventually assimilate into the
landscape (become part of the landscape during the extraction period of the development). The
bunds are also temporary features, which would be removed (used as part of the restoration
scheme) once extraction had ceased.
45. Longer views of the quarry extraction, from the south, would be in conjunction with the existing
Montcliffe Quarry, Pilkington Quarry and the permitted north eastern extension to Montcliffe
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Quarry. Whilst there would be a visual change (which is discussed in more detail below), it is not
considered that this would be to such a degree that would harm the perceived openness of Green
Belt.
46. It is also considered that the openness of the Green Belt would be preserved following the
landscaped restoration of the site, with views across the site remaining open and with the land
being regenerated with grass, heath and scrub to help it assimilate with the surrounding
landscape.
47. For these reasons, it is considered that the proposed development would not constitute
inappropriate development in the Green Belt as openness would be preserved and there is no
conflict with the purposes of including land within the Green Belt.
Impact on the Landscape
48. Policy CG3 of the Core Strategy states [amongst other things] that the Council will conserve and
enhance local distinctiveness ensuring development has regard to the landscape quality of the
area, and will maintain and respect the landscape character of the surrounding countryside and
its distinctiveness. Any soft landscaping and landscape enhancement schemes should enhance
biodiversity and be compatible with the nearby landscape types identified by the Landscape
Character Assessment. Policy OA1.11 refers specifically to development in Horwich and Blackrod
and states that the Council will ensure that new development does not harm the landscape
setting and protects views from public areas to the surrounding landscape.
49. The application site and the wider area are located within the south western edge of the
Southern Pennines National Character Area and within the Upland Moorland Hills Landscape
Character Area. The application site covers an area of approximately 3.2 hectares and is rough
grazing land. The site rises in a north eastern direction from 284mAOD along the southern
boundary to 342mAOD in the north eastern corner.
50. The site is the existing hill above the existing north western face of Montcliffe Quarry. To the
south are the operational areas of Montcliffe Quarry and further to the east is Pilkington Quarry.
To the north and west is an expansive area of Open Access land which consists primarily of
moorland. This rounded moorland upland provides long and expansive views across the lowland
areas of the Middlebrook Valley to the south and south east. To the south east are gentler lower
slopes.
51. The immediate area is characterised in the main by farmsteads and residential properties in
"ribbon development". Approximately 1.4 kilometres to the south west is the more concentrated
development of Horwich and the outer areas of Bolton are approximately 2.3 kilometres to the
east. Further away are Blackrod and Adlington to the west. Wallsuches Conservation Area is
approximately 450 metres to the south west, Horwich Town Centre Conservation Area is
approximately 2 kilometres to the south west, Horwich Loco Works Conservation Area is
approximately 2.3 kilometres to the south west, and Chorley New Road Conservation Area is
approximately 3.2 kilometres to the south east. Smithills Country Park is approximately 80 metres
to the north, Lever Park (a registered park) is approximately 2.1 kilometres to the north west and
Rivington Terraced Gardens (another registered park) is approximately 2.4 kilometres to the
north west.
52. Montcliffe Quarry already influences the landscape of the area and is recognised as an intrusive
feature within the landscape character of the area. In addition another quarry, Pilkington Quarry
is in close proximity, though Quarry No.1 is currently being restored. Pilkington Quarry No. 2 has
an approval for phased extraction and a north eastern extension has been approved to the north
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eastern face of Montcliffe Quarry. Montcliffe Quarry will be restored in time in accordance with
planning permission 97782/16.
53. The proposed development will result in a further extension to the Montcliffe Quarry, with the
land being reprofiled into a series of benches. Once the extraction of mineral has been completed
the site is to be restored in accordance with the proposed restoration masterplan, to facilitate
natural regeneration of grass, heath and shrubs. The proposed restoration is intended to create a
final landform and topographic shape that will merge into the adjacent landscape and appear as
a natural feature, typical of the locality.
54. A Landscape and Visual Impact Assessment (LVIA) has been submitted with the application,
which considers nine different surrounding public viewpoints from which visual impacts have been
assessed. The cumulative visual effects of the other permitted quarrying works at Montcliffe and
Pilkington Quarries have also been considered within the LVIA.
55. The Council's Landscape Officers have confirmed that the most significant visual impact will be
from the public rights of ways on the surrounding moorland, which wrap around the top of the
application site, and on higher ground towards Rivington Pike, where the removal of a further
‘chunk’ out of the hillside will be more apparent.
56. More distant views, generally from the west, south west and south (for example, from Horwich,
Wingates and Hunger Hill) would also be impacted, but these would be cumulative to the existing
view of the quarry faces and Landscape Officers consider that they would have lower impacts.
57. The site is proposed to be restored so that it complements the approved restoration scheme for
Montcliffe Quarry. The nature of quarrying processes mean that the visual benefits from the
restoration will only be evident in the longer term (rather than in the shorter term), once the
extraction works have ceased. Once the final benches have been developed, the upper sections
of the site can be restored and then progressively from there on. This means that restoration can
take place before the final extraction stage.
58. The proposed north western extension to Montcliffe Quarry will result in the site and Montcliffe
Quarry being more visible from surrounding areas, which should be attached some planning harm
in the determination of this application. However, it is considered that the main harm caused to
the landscape will be temporary in nature and that over time the development will better blend
into the adjoining landscape following its restoration. It is therefore considered that the proposed
development has regard to the landscape character of the area and will not (over time) harm the
landscape setting of the area, compliant with Policies CG3 and OA1.11 of the Core Strategy.
59. Conditions are suggested to ensure the 3 metre high screening bunds are kept in situ during the
duration of the extraction operations and that the restoration scheme is carried out in accordance
with the submitted details.
Impact on Traffic and the Surrounding Highways
60. Policy P5 of the Core Strategy states that the Council will ensure that developments take into
account [amongst other things] freight movements and serving arrangements. Policy S1.2 states
that the Council will promote road safety in the design of new development.
61. Paragraph 109 of the NPPF states that development should only be prevented or refused on
highways grounds if there would be unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.
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62. Vehicle access to the proposed quarry extension would be via the existing entrance to Montcliffe
Quarry and via the existing internal routes within the quarry.
63. It is estimated that the proposed rate of working/extraction rates would require an average of 25
HGV movements in and out per day. The current permitted number of HGV movements for
Montcliffe Quarry is a maximum of 100 in and 100 out per day, Monday to Friday, and 50 in and
50 out per day on Saturdays. The proposed (average) 25 HGV movements per day in association
with the extended area would be part of these permitted movements and therefore no additional
HGV movements in and out of the quarry are proposed in addition to those already approved.
64. The applicant, Armstrongs, keep a record of all HGV movements in and out of the Montcliffe
Quarry, which are available for the Council to inspect. The latest records from July to October
2020 (inclusive) show that in July there were approximately an average of 54 vehicles in and 54
out per day, August approximately an average of 51 in and 51 out per day, September
approximately an average of 62 in and 62 out, and in October approximately an average of 57 in
and 57 out per day. This proves that during this period the HGV movements were well below the
movements permitted for the quarry and that any required additional movements on top of that
for the extension area would also fall below the permitted movements for Montcliffe Quarry.
65. A Unilateral Undertaking for the quarries (January 2012) restricts the combined number of HGV
movements for both Montcliffe and Pilkington Quarries to a maximum of 170 in and 170 out per
day, Monday to Friday, and 85 in and 85 out per day on Saturdays. Over the same period as
reported above, there were recorded in July approximately an average of 86 in and 86 out per
day, August approximately an average of 88 in and 88 out per day, September approximately an
average of 77 in and 77 out per day, and in October approximately 74 in and 74 out per day,
which again proves that HGV movements are currently a lot lower than permitted.
66. The proposed hours of working would be the same as currently permitted at Montcliffe Quarry,
which are 07:30 to 18:00 Mondays to Fridays and 08:00 to 13:00 Saturdays.
67. A routing agreement for all HGVs entering and exiting Montcliffe and Pilkington Quarries was
drawn up by the applicant as part of the requirements of their Unilateral Undertaking (January
2012), which states that "all reasonable endeavours" will be exercised to ensure drivers avoid
Horwich Town Centre via Church Street and Lee Lane in the period 30 minutes before and 10
minutes after normal opening time and 10 minutes before and 30 minutes after normal closing
time of Horwich C of E Primary School. It is believed that this is adhered to.
68. Vehicles leaving Montcliffe Quarry egress via the wheel wash and are sheeted on departure. In
addition to this, a road sweeper is employed to be continuously active along Georges Lane and
Makinson Lane. This reduces any mud or debris on the roads.
69. The Council's Highways Engineers have raised no objection to the proposed development. As part
of their review of the proposals they have also checked the analysis of the available injury
accident data for both Georges Lane and its junction with Chorley Old Road. This revealed no
injury accident record associated with the movements of the HGVs at the quarries over the last
five years.
70. Subject to conditions restricting the number of HGV movements in line with those approved
already for Montcliffe Quarry, restricting the hours of operation, ensuring vehicles leaving the
quarry are sheeting, and ensuring that the wheel wash at the entrance to Montcliffe Quarry
remains in use during the lifetime of the permission, it is considered that the proposed
development would not jeopardise highway safety or have a harmful impact on the capacity of
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the surrounding road network. It is therefore considered that the proposal complies with Policies
P5 and S1.1 of the Core Strategy.
Impact on Residential Amenity
71. 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.
72. Paragraph 144 of the NPPF states that when determining planning applications for mineral
extraction, local planning authorities should [amongst other things] ensure that any unavoidable
noise, dust and particle emissions and any blasting vibrations are controlled, mitigated or
removed at source, and establish appropriate noise limits for extraction in proximity to noise
sensitive properties.
73. The nearest residential properties to the application site are approximately 400 metres away to
the south west, on Georges Lane (Montcliffe Cottages, Montcliffe House and 12 to 30 Georges
Lane). Amongst other neighbouring properties in the area, the houses on Markland’s Road are
approximately 550 metres away, Rocky Mount and Hill Crest are approximately 560 metres away,
the houses on Makinson Lane are approximately 670 metres away and the houses at Heather
Hall, Heather Hall Cottages and Slack Hall are approximately 950 metres away.

Hours of operation

74. The hours of operation for the proposed extraction and restoration works are 07:30 to 18:00
Mondays to Fridays and 08:00 to 13:00 Saturdays, which are within the existing permitted hours
of working at Montcliffe Quarry. No extension of operating hours is therefore proposed. The
hours of operation would again be conditioned, should the application be approved.

Noise

75. Noise from all activity within Montcliffe Quarry (including operational noise, blast induced noise
and noise from traffic movements, but excluding operations relating to top soil and stripping) is
already limited by condition 10 of approval 97782/16, to 55dB as measured from the façade of
the nearest noise sensitive properties (over a one hour period). Noise from operations relating to
top soil and stripping and other works in connection with landscaping and restoration is restricted
to 70dB by condition 11 of approval 99782/16. Both of these noise limits are in accordance with
guidance contained within the NPPG. Condition 4 of the approval requires the applicant to submit
a quarterly noise monitoring report to demonstrate that these noise readings are being met.
76. The proposed operations within the quarry extension area would also need to adhere to these
noise restrictions, as a cumulative noise reading for the wider Montcliffe operations. Conditions
setting out the restrictions would be imposed again on any approval, as would a condition for a
quarterly noise monitoring report to be submitted.
77. Officers acknowledge that there had been a lengthy period when the applicant had not submitted
the required monitoring reports for Montcliffe Quarry, however these are now again being
submitted again (since last year) and they demonstrate that the noise restrictions are not being
breached in the areas where the monitoring has taken place.
78. It is again proposed that a condition is attached to any approval to ensure all plant, equipment
and other machinery used in connection with both the extraction operations and restoration of
the site are equipped with silencing equipment or sound proofing and that the hours of drilling
operations and blasting operations are restricted.
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Vibrations

79. The hours that blasting can occur and vibration limits to the blasting operations are again
proposed to be restricted by conditions, in line with the existing approval for Montcliffe Quarry.

Dust and air quality

80. Dust and air quality are currently already strictly controlled and monitored at Montcliffe Quarry.
This latest proposal does not seek to alter the current limits in place, or the previously agreed
techniques for controlling air quality. Existing working practices and hours of operations are not
proposed to be changed as a result of this proposed development. Quarterly dust monitoring is a
requirement of the existing Unilateral Undertaking for the quarries.
81. The Council's Pollution Control Officers have recommended a condition be attached to any
approval for a scheme to be submitted and agreed for details of the proposed dust and
windblown material suppression for the extended area.
82. It is considered, subject to the suggested conditions, that the proposed north western quarry
extension would not have any more of an undue harm on the amenity of neighbouring residents,
than the existing quarrying operations, and therefore it is considered that the proposal is
compliant with Policy CG4 of the Core Strategy.
Impact on Biodiversity
83. 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 including
trees, woodland and hedgerows, geodiversity, landscape character, recreational or agricultural
value. Policy 13(v) of the Greater Manchester Joint Minerals Plan states that in defining the future
use for the mineral site, restoration should be geared towards improvement of final landuse and
should provide for the enhancement of the quality of the landscape, biodiversity assets, local
environment, European sites, ecological value of the site of the setting of historic assets to the
benefit to the local or wider community.
84. Section 15 of the NPPF concerns protecting and enhancing the natural environment.
85. The applicant has submitted a Preliminary Ecological Appraisal, a bird survey and a soils appraisal
with their application.
86. 1 hectare of the application site is located within the large Winter Hill and Smithills Moor Site of
Biological Importance (SBI), which is listed for its dry modified bog and for the presence of a
range of nesting birds. The SBI is Grade A and therefore of county importance. Bridge Street
Local Nature Reserve is 1.3km away. Land to the north and east of the application site is within
the West Pennine Moors SSSI (the application site is adjacent a SSSI), which supports an
extensive mosaic of upland and upland-fringe habitats, including blanket bogs, wet and dry
heathland, acid and lime-rich flushes, rush pastures and mire grasslands, acid grasslands, and
wet and dry broadleaved woodlands and scrub.
87. The proposed quarry extension would break into previously unquarried ground, leading to the
loss of upland pasture/acid grassland and rock outcrops. The proposal will also lead to the loss of
the existing rock face at the north western corner of the existing Montcliffe Quarry.

Birds

88. The neighbouring SSSI contains diverse assemblages of upland moorland, in-bye and woodland
breeding birds. Natural England has reviewed the submitted bird survey and concurs that the
application site is likely to provide low quality breeding habitat for species listed within the SSSI
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assemblage.
89. The presence of a raven/peregrine nest on the quarry face has been reported, which would be
affected by the extension. Natural England raise no objection, but recommend that a condition be
attached to any approval for nest monitoring to be undertaken prior to the commencement of
any work to the quarry face or other rock faces that may be or may become suitable for nesting
raptors.
90. With regards to bird species on the surrounding moorland Natural England consider, given the
current quarrying operations and likely noise habituation of these smaller bird species, as well as
the noise insulation properties that the proposed benching design, dry stone wall restoration and
screen bunds are likely to provide, the proposed quarry extension would not have a significant
displacement effect.

Other fauna

91. No evidence of badgers has been found and the site is considered to be largely poor habitat for
reptiles.

Effects on the neighbouring SSSI

92. With regards to the potential for wind-blown (mineral) dust deposition upon the SSSI, the
applicant has confirmed that no mechanical or chemical mineral processing (crushing, screening,
washing) will take place within the proposed extension area. Mineral processing instead takes
place within the existing quarry. Two new dust monitoring ‘pads’ are proposed around the
proposed extension, which, along with existing monitoring pads, would monitor wind-blown
material outside the quarry boundary. Natural England have confirmed the acceptance of the
pads in the locations they are proposed.
93. Following Natural England's initial comments on the proposal the applicant is proposing to
physically remove any potential connectivity between the soil horizons of the site and the
neighbouring SSSI, to protect the hydrology of the neighbouring soils and peat. In order to
achieve this, a standoff zone (an impermeable trench) is proposed within the site. Natural
England has requested input into the design of this, therefore a condition requiring further details
of the trench is suggested.

Proposed restoration

94. It is recognised that there will be a temporary displacement of habitats during the life of the
proposed quarry operations, and owing to the nature of the proposal, it is unlikely that mitigation
can be provided on site. The proposed restoration of the site has been designed to maximise the
wildlife value of the completed landform, and this is to include regenerating the site with
grass/heath and scrub and creating a low lying, semi-aquatic habitat on the lower area of the
site.
95. Natural England has confirmed that they are in favour of the proposed heathland regeneration
and that the proposed wet woodland feature in the floor of the quarry extension would add to
biodiversity net gain. Greater Manchester Ecology Unit has also stated that the proposed final
restoration scheme would provide compensation for the loss of habitat within the SBI in the long
term.
96. As with previous approvals for Montcliffe Quarry, officers again suggest that a condition requiring
a five year aftercare scheme for the restored site be submitted to and approved by the Council.
97. It is considered that the proposed construction/operational phrase of the development will have a
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minor negative effect on biodiversity, but there will be a biodiversity gain following the
restoration of the site. It is therefore considered that the proposed development would comply
with Policy CG1.1 of the Core Strategy.
Impact on Hydrogeology
98. Policy CG4.2 of the Core Strategy states that the Council will [amongst other things] ensure that
development does not cause detrimental impacts upon water.
99. The application site is within a Secondary A Aquifer. The groundwater beneath the application
site is substantially below the proposed extraction depths. Following the Environment Agency’s
initial comments on the proposal, additional borehole data has been submitted by the applicant
(seven additional borehole logs have been released). This data demonstrates that the proposed
extraction operations would not encounter the Secondary A Aquifer, with the proposed maximum
extraction depth being over 33 metres above it.
100. Natural England are satisfied that the applicant's hydrology and hydrogeology assessment with
regards to boreholes, geological profiles and porosity demonstrates that the proposed
development would not lead to water being drawn away from the peatland habitats within the
neighbouring SSSI.
101. It is therefore considered that the proposed development would not have an adverse impact on
groundwater or the hydrology of the neighbouring SSSI, compliant with Policy CG4.2 of the Core
Strategy.
Impact on Flood Risk
102. 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.
103. A Flood Risk Assessment (FRA) has been submitted with the planning application as the
application site is greater than 1 hectare in size.
104. The site is located with Flood Zone 1, which is considered to be at low risk of fluvial and tidal
flooding. There are no existing natural surface watercourses within the application site.
105. It is not proposed to significantly alter the existing surface water drainage regime of Montcliffe
Quarry as a result of the proposed development. The only change that would be made involves a
minor redirection of the ephemeral drainage ditch that forms the southern boundary of the site.
Water within the ditch currently flows directly into the quarry to collect in an existing lagoon; the
proposed egress point would be simply located approximately 170 metres to the south east.
Surface water would then flow to a separate, existing lagoon in the quarry floor.
106. The Council’s Flood Risk/Drainage Officers have raised no objection to the proposal.
107. It is therefore considered that the proposed development complies with Policy CG1.5 of the
Core Strategy.
Impact on Land Stability
108. Policy CG4.3 of the Core Strategy states that development proposals on land that is (or is
suspected to be) affected by contamination or ground instability must include an assessment of
the extent of the issues and any possible risks. Development will only be permitted where the
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land is, or is made, suitable for the proposed use.
109. A Coal Mine Risk Assessment has been submitted with the application. The Coal Authority has
confirmed that the application site does not fall with the defined Development High Risk Area and
therefore they raise no concerns.
Impact on Archaeology
110. Policy CG3.4 of the Core Strategy states that the Council will conserve and enhance the
heritage significance of heritage assets and heritage areas, recognising the importance of sites,
areas and buildings of archaeological, historic, cultural and architectural interest and their
settings.
111. Prior to the submission of this planning application (as part of the EIA scoping consultation),
Greater Manchester Archaeological Advisory Service (GMAAS) had advised that a Written Scheme
of Investigation (WSI, an archaeological investigation) would need to be undertaken prior to
commencement of any development. A condition requiring this is therefore suggested. GMAAS
has raised no objection to the proposal.
Other Matters
112. No public rights of way enter the application site and therefore their integrity would not be
affected by the proposed development.
113. Aviation safety is not considered to be a consideration for this proposal.
114. Natural England has confirmed that the proposed development would not lead to the loss of
the "best and most versatile" agricultural land (paragraphs 170 and 171 of the NPPF).
115. The applicant would need to vary the relevant conditions within planning permission 97782/16
with regards to the restoration of the main quarry, so that the proposed restoration scheme for
the main quarry ties in with the proposed restoration for the proposed extension (as the scheme
for the main quarry currently retains the north western quarry face). It is expected that this
application would be submitted following an approval of this application.
Conclusion
116. The application site is located within an Area of Search for Sandstone within the Greater
Manchester Joint Minerals Plans and within the Council's Allocations Plan (Policy P4).
117. Policy 1 of the Greater Manchester Joint Minerals Plan (which forms part of Bolton's
development plan) makes a presumption in favour of sustainable minerals development. It states
that positive consideration will be given to minerals development which accords with the policies
set out in the development plan and such development will be considered to be sustainable and
will be permitted unless other material considerations indicate otherwise. Paragraph 205 of the
NPPF also advises, when determining planning application, great weight should be given to the
benefits of mineral extraction, including to the economy.
118. Officers therefore consider that "great weight" should be given in the planning balance to the
proposed additional mineral extraction from the application site.
119. Officers consider that the proposed development would not constitute inappropriate
development in the Green Belt as it is considered, for the reasons discussed above, that openness
would be preserved and there is no conflict with the purposes of including land within the Green
Belt.
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120. Officers have identified that there will be harm to the landscape during the mineral extraction
phase of the proposed development, however this harm will be in temporary in nature, as
following restoration the development would better assimilate with the adjoining landscape.
Officers therefore consider that moderate harm should be given to the proposal’s impact on the
landscape.
121. It is considered that the proposed quarry extension would not jeopardise highway safety or
have a harmful impact on the capacity of the surrounding road network. Officers also consider,
subject to the suggested conditions, that the proposed north western quarry extension would not
have any more of an undue harm on the amenity of neighbouring residents than the existing
quarrying operations.
122. Officers considered that the proposed construction/operational phrase of the development will
have a minor negative effect on biodiversity, but there will be a biodiversity gain following the
restoration of the site.
123. It is also considered that the proposed quarry extension would not have an adverse impact on
hydrology, hydrogeology, flood risk or land stability. A pre-commencement condition is suggested
to allow for an archaeological investigation of the site prior to any development.
124. With regards to the planning balance, Officers consider that the great weight to be attached to
the proposed mineral extraction outweighs the moderate harm to the landscape and the minor
harm to biodiversity during the operational/extraction phase of the development. Members are
therefore recommended to approve this application, subject to the suggested conditions.
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Representation and Consultation Annex
Representations
Letters:- 49 objections have been received, which raise the following concerns:
125.
Encroachment into the Green Belt;
126.
The development will not preserve the openness of the Green Belt;
* The proposed development will be highly visible from surrounding public areas. The hillside can
be seen from miles around. Winter Hill is a prominent landmark;
* The proposals will spoil the visual environment for many years to come;
* The quarry will become too big and out of proportion with the surrounding landscape;
* Impact on the landscape character of the area/West Pennine Moors;
* The countryside must be preserved. It will be a scar on the landscape;
* Impact on residential amenity. Existing problems local residents experience will increase;
* Vibrations: neighbouring houses shake when there are blasts at the quarry;
* Incident of a blast occurring without prior warning (Officer comment: it is for the applicant to
*
*
*
*
*
*
*
*
*
*
*
*
*

notify neighbouring properties before a blasting event occurs);

Dust in neighbouring gardens, on properties, on cars and on roads;
Impact on health from dust pollution;
Impact on health through traffic pollution (Officer comment: as reported above, the proposed

development would not result in an increase in HGV movements over that already permitted for
Montcliffe Quarry);

Noise from operations/hours of operation. Can be heard afar;
Noise detracts from the enjoyment of the surrounding countryside;
Armstrongs have little concern for their neighbours (Officer comment: this concern is noted. The

planning conditions attached to the existing permission and those suggested by officers should
this application be approved are intended to safeguard the amenity of neighbouring residents);

Increase in HGV movements on Georges Lane and surrounding road network;
How will the number of vehicle movements be monitored? (Officer comment: Armstrongs keep

records of daily movements in and out of the quarry, which are available for the Council to
review);
Damage to road surfaces through HGV movements (Officer comment: this would be a matter for
the Local Highways Authority);
Mud and debris on local roads;
Highway safety at the junction of Georges Lane with Chorley Old Road from HGVs;
Highway safety concerns for school children on Chorley Old Road;
Speed of HGV drivers and inconsiderate parking (Officer comment: these would be Police matters

and are therefore not a planning matter);

*

HGVs are using New Chapel Lane as a rat run when it is restricted to 7.5 tonnes (Officer

*
*

Conflict with other road users on Georges Lane;
Impact on Wallsuches Conservation Area from an increase in HGVs (Officer comment: traffic is

*
*
*
*

comment: this is covered under the Road Traffic Regulations Act 1984, and therefore is not a
planning matter);

not a material consideration when assessing the impact of proposals on conservation areas, as it
would not harm the built form of an area);

Affect on water table and groundwater. Potential contamination;
Impact on blanket bog (Officer comment: as reported in analysis, an impermeable trench is

proposed within the site to protect the hydrology of the SSSI);

Impact on Site of Biological Importance;
The proposal would conflict with the purposes of the West Pennine Moors Site of Special
Scientific Interest;
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*
*
*
*
*
*
*
*
*
*
*
*
*
*

*

*
*
*
*
*

Impact on wildlife from noise, dust and pollution;
Impact on habitats;
Increase in surface water flooding, to properties to the south;
Affect on the surrounding public rights of way;
Residents were told that there would be no further extensions to the quarries. They have already
extended the quarry (Officer comment: the applicant is entitled to apply for further planning
permissions);
Current activities in the quarries need better policing (Officer comment: the LPA employs Capita

to monitor the quarries on a regular basis, who report back to the LPA should any matters need
investigating by the LPA);
Concern additional excavation will be required to achieve the restored levels (Officer comment:
this is not required);
Impact on old mine shafts in the area;
How many of Armstrongs' staff are employed locally? Will it actually benefit the local economy?

(Officer comment: a rundown of where staff live has not been provided by the applicant and this
is not a requirement for the determination of this application);
Concern about structure of the road to the west following extraction works (Officer comment: this
road is not to be used as part of the development and there will be a stand-off of at least 25
metres between the road and the workable area);
Potential archaeological interest;
The aggregate bank for England is full which means there should only be aggregate from the
process of block stone extraction. The sub-regional landbank for crushed stone is already
exceeded;
Use of manege, outside of quarry, for storage in association with the quarry (Officer comment:

the use of the manege by the quarry has ceased and materials have been removed off the site,
following enforcement action by the LPA);

Discolouration of several local streams and the reservoirs at Arcon Village from the existing
operations (Officer comment: there is no evidence that the operations at the existing quarries has

caused this discolouration and the applicant believes that it may instead be caused by previous
mining activity in the area. The applicant has agreed to investigate this further, but is should be
noted that the Environment Agency and Natural England have raised no concerns in relation to
hydrological matters);

Armstrongs have been in breach of their planning conditions regarding monitoring of existing
operations (Officer comment: the applicant has, since last year and following action by the LPA,

been submitting their quarterly monitoring reports, in accordance with their existing planning
conditions);
A new access has been created into the quarry, in breach of their planning permissions (Officer
comment: planning application 09801/20 has now been submitted retrospectively to address
this);
Vehicles entering the quarry are commonly unsheeted (Officer comment: this concern is currently
being investigated by enforcement officers);
The conditioned working hours at the quarry are commonly not adhered to (Officer comment:
this is currently subject to an enforcement investigation);
Armstrongs' Chorley New Road site must close, to stop HGV traffic along that route (Officer
comment: Armstrongs have now vacated their Loco Works site and have moved their vehicle fleet
to land between the quarries, which is subject to retrospective application 08698/20);
Devaluation of neighbouring properties (Officer comment: this is not a material planning
consideration).

It is considered that the concerns without a specific officer comment are addressed within the
analysis of this report.
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Horwich Town Council:- raised an objection at their meeting of 18th February 2021 for the
following reasons:
*
*
*
*
*
*
*

*

Contrary to section 9 of the NPPF due to the negative impact on the Green Belt, West Pennine
Moors SSSI and surrounding areas which are sites of biological importance;
Negative impact on a site of archaeological importance;
A precedent for refusal has already been set in 1991 and 1993;
Negative impact on Wallsuches Conservation Area;
Continued lack of enforcement of existing planing conditions which has had a detrimental effect
on the amenity of local residents (noise and pollution);
The ten year supply of crushed rock is already in place;
Request full enforcement of existing planning conditions (Officer comment: there are no current

recognised breach of conditions at Montcliffe Quarry. Complaints about working hours are
currently being investigated and a retrospective application for the new access into the quarry
from Makinson Lane has been submitted);
A Traffic Regulation Order should be implemented to prevent site traffic entering Horwich town
centre (Officer comment: as mentioned above, there is an existing routing agreement within the

Unilateral Undertaking for the quarries).

Chorley Council:- were consulted as the neighbouring authority and raised no objection.
Elected Members:- Cllr. Silvester has objected and raised the following concerns:
*
*
*
*
*

The proposal will not preserve the openness of the Green, and is contrary to Green Belt policy;
It would conflict with the purposes of the West Pennine Moors Site of Special Scientific Interest,
to protect and enhance the wildlife importance of the area;
Detrimental to the objectives of protecting and enhancing wildlife importance;
Detrimental to supporting important populations of breeding birds and passage migrants in the
immediate area of the SSI and SBI and the Upland Moorland Hills Landscape Character Area;
Previous applications for extending the quarry have been refused.

Consultations
Advice was sought from the following consultees: Highways Engineers, Pollution Control Officers,
Landscape Officers, Greenspace Officers, Drainage Officers, Public Rights of Way Officer, Minerals
and Waste Unit, the Environment Agency, Greater Manchester Ecology Unit, Natural England,
Woodland Trust, Historic England, Greater Manchester Archaeological Advisory Service, Coal
Authority, Peak and Northern Footpaths Society, Ramblers Association, Open Space Society, United
Utilities and the National Planning Casework Unit.
Planning History

Application Site
None.

Montcliffe Quarry

97782/16 - Permission was granted at Committee in January 2017 for the variation of condition 2 on
planning approval 86368/11 to extend the deadline for commencement of restoration to allow the
remaining permitted reserves within Montcliffe Quarry to be fully worked and site progressively
restored. This gave a deadline for mineral extraction until 20/02/33 and quarry restoration until
20/02/35.
86368/11 - Permission was granted in February 2012 for the variation of condition 2 on approval
72520/05 to remove the deadline for the commencement of the restoration to allow the remaining
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permitted reserves within Montcliffe Quarry to be fully worked and the site progressively restored.
This gave a deadline for mineral extraction until 20/02/21 and quarry restoration until 20/02/23.
72520/05 - Permission was granted in July 2006 for the variation of condition 2 on approval
44430/93 to allow additional time to complete mineral extraction by 21/09/2011 and quarry
restoration by 21/09/2012.
An application to vary condition 6 on 44430/93, withdrawing permitted development rights for all
forms of ancillary development was approved in February 1998 (51995/97).
In May 1997 permission was granted for the erection of a workshop building and store (50494/97).
44430/93 - Permission was granted in September 1995 for the extension of quarrying operations
including landscaping and improved vehicular access. The deadline for mineral extraction on this
permission was 21/09/2005 and the quarry restoration 21/09/2007.
Application 41404/92 for the extension of quarrying operations including the relocation of
weighbridge, weighbridge office and sheeting bays, erection of WC with septic tank, alterations to
access and landscaping was refused in February 1992.
Application 39202/91 for the extension of the quarry and associated landscaping works was refused
in December 1991.

North eastern extension at Montcliffe Quarry

93076/14 - Permission was granted at Planning Committee in February 2015 for the re-profiling and
stabilisation works of the north eastern face of the quarry to alleviate health and safety concerns
identified through a quarry regulations appraisal. This extension to the quarry covered an area of 3.4
hectares. The end-date for mineral extraction was 20/02/21.

Applications relating to Montcliffe Quarry currently being considered

08698/20 - Retrospective permission for erection of offices and extension to maintenance sheds,
formation of hardstanding and HGV parking and wash areas together with gas/petrol pump and
stone retaining walls. This application will be heard before a future Planning Committee.
09801/20 - Variation of condition 14 on planning approval 97782/16 (introduction of an additional
access to/from the site). This application will be heard before a future Planning Committee.
09814/20 - Retention of concrete batching plant at Montcliffe Quarry. This application will be heard
before a future Planning Committee.
10395/21 - Variation of condition 2 of planning permission 93076/14 to increase the period of time
for re-profiling and stabilsation works of the north eastern face of the quarry by 10.5 years. This
application will be heard before a future Planning Committee.
Recommendation:
Approve subject to conditions
Recommended Conditions and/or Reasons
1.

The extraction of mineral from the north western face of Montcliffe Quarry, for which permission is
hereby granted, shall cease not later than 31st December 2039 and the site shall then be restored
in accordance with the conditions of this permission and in any event within a further period of two
years from the cessation of extractive operations, which is the earliest.
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Reason
To ensure a satisfactory form of development and control of life of the site.

2.

Written Scheme of Investigation (WSI)
No development groundworks shall take place until the applicant has secured the implementation of
a programme of archaeological works to be undertaken in accordance with a Written Scheme of
Investigation (WSI) which has been submitted to and approved in writing by the local planning
authority.
The WSI shall cover the following:
1. A phased programme and methodology of site investigation and recording to include:
- a detailed topographical survey to locate and record earthworks
- geophysical evaluation survey
- targeted evaluation trenching of earthworks and geophysical anomalies
- where merited by the evaluation trenching, open area excavation.
- archaeological watching brief of controlled top-soil strip.
- where merited by the watching brief, open area excavation.
2. A programme for post investigation assessment to include:
- analysis of the site investigation records and finds
- production of a final report on the significance of the archaeological, historical and architectural
interest represented.
3. Provision for publication and dissemination of the analysis and report on the site investigation.
4. Provision for archive deposition of the report, finds and records of the
site investigation.
5. Nomination of a competent person or persons/ organisation to undertake the works set out within
the approved WSI.
Reason
In the interests of archaeology and to comply with policy CG3.4 of Bolton's Core Stragy and in
accordance with paragraphs 197 and 199 of the NPPF.
Reason for pre-commencement condition: Site investigation works need to take place prior to the
start of any extraction work.

3.

Nest monitoring
Prior to the commencement of any work on the existing quarry face (the north western face of
Montcliffe Quarry) or any work on any other rock faces that may be or become suitable for nesting
raptors, a bird nest monitoring survey, to ensure that a nest site has not been established on the face
subject to the proposed work, shall be submitted to and approved in writing by the Mineral Planning
Authority. No works shall commence until it has been confirmed that no nest sites have been
established or that appropriate measures (to be approved in writing by the Minerals Planning
Authority) have been put in place to protect the nests/nesting birds.
Reason
To safeguard the habitats of protected species and to comply with policy CG1 of Bolton’s Core
Strategy.
Reason for pre-commencement condition: Any works on site could harm protected species if not
properly managed so details of the matters set out above must be submitted and agreed in advance
of works starting.

4.

Impermeable barrier along north eastern boundary
Prior to the commencement of development full details of the proposed impermeable barrier to be
created along the north eastern boundary of the site, to physically remove any potential connectivity
between the soil horizons of the site and the neighbouring SSSI, shall be submitted to and approved
in writing by the Minerals Planning Authority. The approved barrier (trench) shall be constructed in
accordance with the approved details, within a timeframe to be agreed with the Minerals Planning
Authority, and shall be retained thereafter, unless otherwise agreed in writing by the Minerals
Planning Authority.
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Reason
To protect the hydrology of the soils within the neighbouring West Pennine Moors SSSI and to
comply with policies CG1.1 and CG4.2 of Bolton's Core Strategy.
Reason for pre-commencement condition: The design of the barrier needs to be known prior to
commencement of works as this may impact on how the works are carried out.

5.

Noise assessment
Prior to the commencement of the development hereby approved, a site-specific noise assessment,
taking into account the potential worst case noise levels of the proposed operational noise (including
blast induced noise) and noise from traffic movements upon the closest sensitive receptors to the
application site, shall be submitted to and approved in writing by the Minerals Planning Authority.
Reason
To safeguard the amenity of neighbouring residents in regards to noise and to comply with policy
CG4 of Bolton's Core Strategy.
Reason for pre-commencement condition: To gain a better understanding of noise related issues
prior to commencement of operations.

6.

Dust monitoring pads
Prior to the commencement of development the two dust monitoring pads, as shown on drawing
200/20 Rev 1.1; "Map of Proposed Dust Monitoring Pads and Ephemeral Stream"; dated 21/03/2019,
shall be installed in the approved locations and shall remain until the development hereby approved
has been completed, unless otherwise agreed in writing by the Minerals Planning Authority.
Reason
To enable monitoring of the effects of wind-blown materials on the neighbouring SSSI through the
lifetime of the development and to comply with Policy CG1.1 of Bolton's Core Strategy.
Reason for pre-commencement condition: The pads should be installed prior to commencement of
development to ensure effective monitoring.

7.

Reasonable measures to control dust
Prior to the commencement of development, a scheme showing all reasonable measures to be taken
to ensure that the operations do not give rise to nuisance by virtue of dust or wind-blown material,
which shall include the use of water to suppress dust generated in all operational areas and the
collection of windblown materials as necessary and in any event at the end of each working day, shall
be submitted to and approved in writing by the Mineral Planning Authority and shall be implemented
in full on commencement of activities. This scheme must also include details of how dust from the
haul road and vehicles will be controlled.
Reason
To minimise the impact of wind-blown dust and materials on the general and residential amenity and
to comply with policy CG4 of Bolton's Core Strategy
Reason for pre-commencement condition: The control of dust and wind-blown material should be
understood prior to operations first beginning.

8.

Screen bund
The north-western screen bund shall be constructed and landscaped in full accordance with drawing
MC1138-D7 within a timeframe to be agreed by the Minerals Planning Authority prior to the
commencement of development. The screen bund has shall be retained as approved until mineral
extraction has ceased, unless otherwise agreed in writing by the Minerals Planning Authority.
Reason
To safeguard the character and appearace of the area by screening the development from public
views and to comply with Policies CG3 and OA1 of Bolton's Core Strategy.
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Reason for pre-commencement condition: The timeframe for constructing the bund is required prior
to commencement of development, to ensure that it is construction at the appropriate time and that
it will serve is purpose.

9.

Detailed landscape scheme
Within six months of the date of this decision a detailed landscape and restoration scheme to be
submitted to and approved in writing by the Mineral Planning Authority. The approved scheme shall
be implemented in full and carried out with any approved phasing details, which are to be included as
part of the scheme, and subsequently approved by the Local Planning Authority.
Reason
To ensure the satisfactory restoration of the application site and to comply with policies CG3 and OA1
of Bolton's Core Strategy.

10.

Five year aftercare scheme
A five year aftercare scheme shall be submitted for the approval of the Mineral Planning Authority not
later than one year after the date of this permission and shall specify the steps to be taken and the
periods during which they are to be taken. The aftercare plan shall provide for an annual review
between the mineral operator and the Mineral Planning Authority at which time such a scheme may
be varied as necessary and thereafter implemented in accordance with the agreed scheme.
Reason
To ensure the satisfactory restoration of the site and to comply with policies CG1.1, CG3 and OA1 of
Bolton's Core Strategy.

11.

Monitoring of blasting operations
In line with condition 3 of planning approval 97782/16, each blasting operation at the quarry
extension shall be monitored and the results recorded to assess vibration propagation. At 3 monthly
intervals the results and regression curves of peak particle velocity against scale distance shall be
supplied to the Mineral Planning Authority. The regression curves supplied shall be the mean curve
and the 95% percentile limit curve.
Reason
To ensure comprehensive monitoring of the blasting operations and to protect the amenities of
neighbouring properties, and to comply with policy CG4 of Bolton's Core Strategy.

12.

Noise monitoring - quarterly report
In line with condition 4 of planning approval 97782/16, and unless otherwise agreed in writing with
the Mineral Planning Authority, monitoring of noise from site operations shall be undertaken once a
quarter for a one hour period on any working day, or at a time interval to be agreed with the Mineral
Planning Authority at the noise control points at Hill Top, Hill Crest, Rocky Mount and Montcliffe
House, Georges Lane, 1 and 2 Grundy Cottages, Makinson Lane, and the properties at Montcliffe
Cottages, Georges Lane. The results of the monitoring shall be recorded and submitted to the Mineral
Planning Authority on the last working day of each calendar quarter for the duration of the
operations and shall include:a) The measured one hour LAeq in dB;
b) Date and time of measurement;
c) Description of site activities;
d) Details of measuring equipment; and
e) Weather conditions including wind speed and direction.
Reason
To protect neighbouring residential amenity and to comply with policy CG4 of Bolton's Core Strategy.

13.

Dust monitoring - quarterly report
The results from the dust monitoring pads as shown on approved drawing 200/20 Rev 1.1; "Map of
Proposed Dust Monitoring Pads & Ephemeral Stream"; dated 21/03/2019 shall be recorded and
submitted to the Mineral Planning Authority on the last working day of each calendar quarter for the
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duration of the approved site operations.
Reason
To protect the neighbouring SSSI from dust and wind-blown material from the quarry extension and
to safeguard the amenity of neighbouring residents, through the lifetime of the development, and to
comply with Policies CG1.1 and CG3 of Bolton's Core Strategy.

14.

Removal of plant, etc following cessation of operations
Within a period of 3 months from the cessation of extractive and restoration operations hereby
permitted, a scheme for the removal of all plant, machinery and hard surfaced service areas
associated with quarrying operations, and subsequent restoration of those areas, shall be submitted
to the Minerals Planning Authority for approval. The approved scheme shall be implemented within a
further period of 9 months from the date of its approval in accordance with the restoration and
aftercare requirements of this permission unless otherwise agreed in writing by the Minerals Planning
Authority.
Reason
To ensure the satisfactory restoration of the site and to comply with policies CG3 and OA1 of Bolton's
Core Strategy.

15.

Hours of working
No work on the site (including the repair of plant machinery and the movement of such machinery)
shall be carried out on the site outside the following hours:07:00 to 18:00 hours Mondays to Fridays
07:30 to 13:00 hours Saturdays
unless previously agreed in writing with the Mineral Planning Authority or specified elsewhere by this
permission.
Reason
To safeguard the living conditions of residents and the amenity and character of the area with regard
to noise and/or disturbance, and comply with policy CG4 of Bolton's Core Strategy.

16.

Hours for drilling operations
No drilling operations shall be carried out on the site outside the following hours:07:00 to 17:30 hours Mondays to Fridays
08:00 to 12:00 hours Saturdays
Reason
To safeguard the living conditions of residents and the amenity and character of the area with regard
to noise and/or disturbance, and to comply with policy CG4 of Bolton's Core Strategy.

17.

Hours for blasting operations
No blasting operations shall be carried out on the site outside the following hours:10:00 to 12:00 and 13:00 to 15:00 hours Mondays to Fridays
In the event of a blast being necessary outside those hours the Mineral Planning Authority shall be
notified immediately and in any event within 48 hours of the blast occurring.
Reason
To safeguard the living conditions of residents and the amenity and character of the area with regard
to noise and/or disturbance, and to comply with policy CG4 of Bolton's Core Strategy.

18.

Ground vibrations limit
Blasting operations shall not result in ground vibrations with a peak particle velocity greater than
10mm per second in any plane as measured at the nearest occupied building to such operations and
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95% of all blasts throughout the duration of operations shall not exceed a peak particle velocity of
6mm per second.
Reason
To safeguard the living conditions of residents and the amenity and character of the area with regard
to noise and/or disturbance, and to comply with policy CG4 of Bolton's Core Strategy.

19.

Noise limit
Noise from any activity (with the exception of those relating to top soil and stripping) shall not
exceed the equivalent continuous sound level (LAeq, 1 hour) measured over a one hour period of
55dB as measured 3 metres from the facade of those noise sensitive properties located at Hill Top,
Hill Crest, Rocky Mount and Montcliffe House, Georges Lane , 1 and 2 Grundy Cottages, Makinson
Lane, and the properties at Montcliffe Cottages, Georges Lane.
Reason
To minimise the impact of noise on residential amenity and to comply with policy CG4 of Bolton's
Core Strategy.

20.

Noise limit - top soil and stripping operations
Operations relating to top soil and stripping and other works in connection with landscaping and
restoration shall not exceed an equivalent continuous sound level (LAeq, 1 hour) measured over a
one hour period of 70dB as measured 3 metres from the facade of those noise sensitive properties
located at Hill Top, Hill Crest, Rocky Mount and Montcliffe House, Georges Lane, 1 and 2 Grundy
Cottages, Makinson Lane, and the properties at Montcliffe Cottages, Georges Lane.
Reason
To minimise the impact of noise on residential amenity and to comply with policy CG4 of Bolton's
Core Strategy.

21.

Silencing equipment/sound proofing
All plant, equipment and other machinery used in connection with the development, operation,
maintenance and restoration of the site shall be equipped with effective silencing equipment or sound
proofing equipment to the standard of design set out in the manufacturers original specification and
maintained in such conditions at all times.
Reason
To minimise the impact of noise on the general and residential amenity and to comply with policy
CG4 of Bolton's Core Strategy.

22.

HGV movements
In line with condition 15 of planning approval 97782/16, not more than 100 heavy goods vehicle
(HGV) movements to the site and 100 HGV movements from Montcliffe Quarry (including those to
enable the full restoration of the whole areas of the site subject to quarrying) shall
take place during any single day Monday to Friday and no more than 50 HGV movements to and 50
from Montcliffe Quarry on Saturdays. There shall be no HGV vehicle movements on Sundays and
Bank Holidays.
Reason
In the interests of the amenities of local residents, highway safety and the protection of the
surrounding highway infrastructure.

23.

Vehicle sheeting
All vehicles carrying waste or recycled materials leaving the site shall be suitably netted or sheeted to
ensure materials are secure and are not deposited on the highway.
Reason
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In the interests of the visual appearance of the locality and highway safety and to comply with
policies S1.2 and CG3 of Bolton's Core Strategy.

24.

Imported material
No material shall be imported onto the site other than to fulfill the final restoration contours.
Reason
For the avoidance of doubt.

25.

Cessation of mineral extraction prior to achievement of final levels
In the event of a cessation of mineral extraction prior to the achievement of the final levels under the
approved scheme, which in the opinion of the Minerals Planning Authority constitutes a permanent
cessation, a revised restoration scheme is to be submitted to and approved in writing by the Minerals
Planning Authority. The approved scheme shall be fully implemented within one year of the date of
which minerals extraction operations ceased unless otherwise agreed in writing by the Minerals
Planning Authority.
Reason
To ensure a satisfactory restoration scheme in the event that mineral extraction is ceased prior to the
approved final levels being achieved, and to safeguard and enhance the landscape character of the
area compliant with Policies CG3 and OA1 of Bolton's Core Strategy.

26.

Approved plans
The development hereby permitted shall be carried out in complete accordance with the following
approved plans:
200/20-1 Rev 2.2; "Location"; dated 17/12/2018
200/20-2 Rev 3.0; "Site Plan"; dated 03/01/2019
200/20-5 Rev 2.2; "Working Area"; dated 17/12/2018
200/20-6 Rev 2.2; "Phased Scheme of Soil Stripping"; dated 17/12/2018
200/20-7 Rev 2.2; "Phased Scheme of Restoration"; dated 18/12/2018
200/20-9 Rev 3.0; "Benching/Quarry Design"; dated 11/12/2018
200/20 Rev 1.1; "Map of Proposed Dust Monitoring Pads & Ephemeral Stream"; dated
21/03/2019
MC1138-D6v2; "Restoration Masterplan"; dated Oct 2018
MC1138-D7v2; "Details of North-western Screen Bund"; dated July 2019
Reason
For the avoidance of doubt and in the interests of proper planning.
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