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

Planning Process. Appendix 1 of the Guide sets down guidance on what should be included in 

Officer Reports to Committee on planning applications. This Report is written in accordance with 
that guidance. Copies of the Guide to Good Practice are available at www.bolton.gov.uk 

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

neighbour notification letters will have been sent to all owners and occupiers whose premises 

adjoin the site of these applications.  In residential areas, or in areas where there are dwellings in 
the vicinity of these sites, letters will also have been sent to all owners and occupiers of residential 

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

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

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

 
The following abbreviations are used within this report: - 

 
  

CS 

AP 
NPPF 

NPPG 

The adopted Core Strategy 2011 

The adopted Allocations Plan 2014 
National Planning Policy Framework 

National Planning Policy Guidance 
PCPN A Bolton Council Planning Control Policy Note 

PPG Department of Communities and Local Government Planning Policy Guidance 
Note 

MPG 

 
SPG 

SPD 

Department of Communities and Local Government Minerals Planning Guidance 

Note 
Bolton Council Supplementary Planning Guidance 

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

TPO Tree Preservation Order 

EA Environment Agency  
SBI 

SSSI 

Site of Biological Importance 

Site of Special Scientific Interest 
GMEU The Greater Manchester Ecology Unit 

  

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

which can be found at:- 
 

www.bolton.gov.uk/planapps 
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Date of Meeting: 21 July 2022 
 
Application Reference: 13209/22 
 

Type Of Application Full Planning Permission 
Registration Date 27 January 2022 
Decision Due Date 21 July 2022 
Responsible Officer 
Authorising Officer 

Helen Williams 
 

  
Location LAND AT GRIZEDALE CLOSE BOLTON     
  
Proposal DEMOLITION OF BUNGALOWS AND ERECTION OF 43NO 

DWELLINGS COMPRISING FOUR STOREY BLOCK OF 
35NO FLATS AND 8NO HOUSES TOGETHER WITH 
ASSOCIATED ACCESS, PARKING, LANDSCAPING AND 
RETAINING WALL TO SOUTH WEST BOUNDARY 

  
Ward Smithills 

 
Applicant: Mr I Watson 
 
Agent:  Mr W Davidson 
 
OFFICERS REPORT 
 
Recommendation: Approve subject to conditions 
 
Executive Summary 

 This application is a resubmission of application 10044/20, which was refused at Committee in 
November 2021 for four reasons. 

 Following the refusal of application 10044/20 and after taking Counsel advice, the Council has 
agreed not to defend reasons for refusal 3 (internal space standards for the proposed 
apartments) and 4 (substandard access and highway safety) at the upcoming appeal. In 
addition, the Council has also agreed that part of reason for refusal 2 (impact on biodiversity and 
Core Strategy Policy CG1.2) will not be defended. 

 The Council will continue to defend reason for refusal 1 (harm to the character and appearance 
of the area owing to the siting, height, scale and appearance of the four storey apartment 
building), and 2 (harm to the character and appearance of the area owing to the loss of trees and 
hedgerows). 

 The proposed minor amendments to the resubmitted development are described in the 
Proposal section of this report. All apartments now meet the nationally described space 
standards and the eight houses are now proposed to be market houses rather than affordable 
units. 

 In line with the advice previously given to Members, officers still consider that whilst the 
proposed four storey apartment building will be larger in height and scale than neighbouring 
residential properties, its presence would not be to the detriment of the character and 
appearance of the area, given neighbouring ground level differences, the building’s proposed 
siting and orientation within the development, the distances away from neighbouring properties 
and tree screening/softening. 

 Whilst there will still be considerable trees loss, these will be mainly lost from the centre of the 
site, with all but three peripheral trees within the protected woodland being retained along with 
the majority of ‘boundary’ trees. The majority of trees within the site are to be retained and 
mitigation tree planting is proposed. Officers therefore still consider that there will not be an 
unacceptable loss of trees from the site. 

 The proposed development would achieve a biodiversity net gain. 
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 The Council’s Highways Engineers again raise no objection to the proposed development. 

 Officers consider that the proposed development fully complies with the Council's development 
plan policies and therefore Members are recommended to approve this application subject to 
the suggested conditions. 

 
Background 
1. This application was deferred at the last Committee meeting to allow for greater clarity to be 

given over the Council’s approach to the forthcoming appeal against refusal 10044/20. 
 

2. This application is a resubmission of planning application 10044/20, which was refused at 
Bolton’s Planning Committee in November 2021, against Officer recommendation, for the 
following four reasons: 

 
1) The proposed four storey apartment building, by reason of its siting, height, scale and 

appearance, would not be in keeping with the character and appearance of the area, and 
would appear incongruous from surrounding viewpoints and the public rights of way that 
adjoin the site, contrary to Policies CG3 and OA5 of Bolton's Core Strategy. 

 
2) The proposed development would result in the unacceptable loss of trees and hedgerows 

from the site and fails to sufficiently safeguard and enhance biodiversity, contrary to Policy 
CG1.2 of Bolton's Core Strategy. 

 
3) The proposed apartments would not provide adequate internal living space for future 

residents, with all the apartments failing to meet the minimum space standards set out within 
the DCLG Technical House Standards - Nationally Described Space Standards (March 
2015), therefore unduly harming the amenity of future residents of the apartments, contrary 
to Policy CG4 of Bolton's Core Strategy. 

 
4) The proposed access into the development via residential streets of limited width is 

substandard and the limited on-site parking proposed within the development would lead to 
further on-street parking pressures on these streets, to the detriment of highway and 
pedestrian safety and contrary to Policies P5 and S1.2 of Bolton's Core Strategy. 

 
3. As well as submitting this new planning application, the applicant has also appealed against the 

refusal of application 10044/20. At the time of writing this report the Planning Inspectorate has 
accepted the appeal but has not formally started it (no “start date” has yet been received).  

 
4. Following notification of the appeal, Council Officers sought advice from Counsel regarding the 

prospect of success in defending the four reasons for refusing application 10044/20, and 
whether the Council would be vulnerable to appeal costs. The advice received was that reasons 
for refusal 3 (internal space standards) and 4 (highways reasons) do not have a realistic 
prospect of being successfully defended at appeal and the Council would be vulnerable to costs 
should they seek to defend these reasons. For reason for refusal 3, Counsel advised that the 
space standards do not form part of local planning policy, the proposal would only be a minor 
deviation from the standards in any event, and the Council would not be able to produce 
evidence to substantiate the refusal. For reason for refusal 4, Counsel advised that there is no 
objective evidence to support the reason for refusal and this is highly unlikely to be forthcoming. 
Also, with regards to reason for refusal 2 (loss of trees and hedgerow), Counsel advised that it 
would be unlikely that evidence could be produced to substantiate that biodiversity would not be 
safeguarded or enhanced by the development and therefore this part of the reason for refusal 
had no realistic prospect of being successfully defended at appeal. 

 
5. Following this Counsel advice, Officers have received authorisation from the Director of Place 

and the Borough Solicitor to not defend reasons for refusal 3 (internal space standards) and 4 
(highways) at appeal and to not defend the biodiversity and Policy CG1.2 part of refusal 2 (loss 
of trees and hedgerow). The reasons the Council will be/are able to defend at appeal are 
therefore now as follows: 
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1) The proposed four storey apartment building, by reason of its siting, height, scale and 
appearance, would not be in keeping with the character and appearance of the area, and 
would appear incongruous from surrounding viewpoints and the public rights of way that 
adjoin the site, contrary to Policies CG3 and OA5 of Bolton's Core Strategy. 

 
2) The proposed development would result in the unacceptable loss of trees and hedgerows 

from the site to the detriment of the character and appearance of the area, contrary to 
Policies CG3 and OA5 of Bolton's Core Strategy. 

 
6. Planning Committee Members have been informed of this. 
 
Proposal 
7. Permission is again sought for the erection of a total of 43 dwellings (35 apartments within a four 

storey apartment block and eight houses comprising four semi-detached, three mews/terraces 
and one detached) following the demolition of Somerville Bungalow and the bungalow at 11 
Grizedale Close. 

 
8. The applicant has however made the following, main, amendments to the proposal following the 

refusal of application 10044/20: 
 

 Three of the previously proposed 2 bed apartments are now proposed as 1 bed (flats 3, 12 
and 21). 

 The walk-on balconies for the apartments have been replaced with Juliet balconies, and the 
bi-folding doors to these are now replaced with a single opening door with adjacent window. 

 The primary/main windows to flats 3, 12 and 21 (the south western corner of the apartment 
building) have been relocated from the southern elevation to the western elevation, to 
reduce any potential overlooking to Marld Crescent. 

 The design of the central element of front elevation of the apartment building has been 
amended so that it slightly projects from the front elevation (rather than being slightly 
recessed) and the previously proposed cladding has been replaced with brick with stone 
cills and more simplified fenestration. 

 The 35 apartments are still all proposed to be affordable (delivered by a Registered 
Provider/Housing Association), but the 8 houses will now be open market housing. 

 
Site Characteristics 
9. The application site measures 0.8 hectares and is unallocated within the Council's development 

plan. The site mainly comprises the residential, 1915 built, Somerville Bungalow and its 
extensive landscaped garden curtilage. The site also includes a triangular shaped parcel of land 
to the south (believed to have been bought by the owner of Somerville Bungalow) and the 
residential bungalow of 11 Grizedale Close and its curtilage. 

 
10. The application site is roughly triangular in shape and constitutes a 'backland' site in that it is 

located behind and between existing development (dwellings) rather than being adjacent a road. 
 
11. The western portion of the site (which will remain undeveloped) contains protected woodland, 

protected under Tree Preservation Order Bolton (New Church Road) 1994 (mainly sycamore, 
beech, horse chestnut, ash, Scot pine and poplar). The protected woodland also neighbours the 
application site to the north (within the curtilage of 13 Grizedale Close). 

 
12. There are numerous other trees within the site (not afforded statutory protection), mainly along 

the eastern and northern boundaries of the site and along the southern boundary of Somerville 
Bungalow's curtilage. The trees that were formerly on the southern triangular portion of the site 
were felled a couple of years ago/prior to the submission of the application. 

 
13. The application site contains public right of way BOL168, which runs along the eastern boundary 

of the site, and public right of way BOL165, which runs along the northern boundary, to the north 
of 11 Grizedale Close. BOL165 becomes BOL167 to the north of 13 Grizedale Close. A further 
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public footpath (BOL166) adjoins the application site to the north, which runs between 15 and 17 
Grizedale Close. 

 
14. Along the northern boundary of the application site (within the site) runs a brook. This is 

culverted under the public right of way BOL165/167. 
 
15. Site levels generally rise in a north to south direction and the garden area to Somerville 

Bungalow is at a lower ground level than the house and its patio area. The application site is at a 
lower ground level than the neighbouring houses to the south and west. 

 
16. To the north of the application site is 13 Grizedale Close, a two storey detached dwelling, which 

is accessed off Grizedale Close via public right of way BOL165/167. The property has a lengthy 
single storey rear/western element and a single storey garage to its east. Beyond this property is 
the rears of the two storey detached dwellings at 17 and 19 Grizedale Close (views from these 
properties to the application site are screened by planting along their rear boundaries). 

 
17. To the east of the application site are the rears of the detached bungalows at 5 to 9 Grizedale 

Close, the side/rear of the detached bungalow at 3 Grizedale Close and the rears of the two 
storey detached dwellings at 7 and 9 Great Marld Close. 

 
18. To the south of the application site are the rears of the two storey, red brick and render, terraced 

houses at 30 to 56 Marld Crescent. These dwellings are elevated from the application site. 
 
19. To the west and north west of the application site are bungalows at 787 to 799b Moss Bank 

Way, which are sited on higher ground than the application site. Nos. 789 to 799 have lengthy 
rear gardens.  

 
Policy 
20. The Development Plan 

Core Strategy Policies: H1.2 Health contributions; A1.4 Education contributions; P5 
Accessibility and Transport; S1 Safe Bolton; CG1 Cleaner and Greener; CG2 Sustainable 
Design and Construction; CG3 The Built Environment; CG4 Compatible Uses; SC1 Housing; 
OA5 North Bolton; IPC1 Infrastructure and Planning Contributions. 
 
Allocations Plan Policies: P8AP Public Rights of Way. 

 
21. Other material considerations 

National Planning Policy Framework (NPPF). 

 

Supplementary Planning Documents (SPDs): General Design Principles; Accessibility, 
Transport and Road Safety; Affordable Housing; Infrastructure and Planning Contributions. 
 
Bolton's Authority Monitoring Report (AMR) (February 2020) 
Housing Delivery Test Action Plan (July 2021) 
Housing Delivery Test: 2021 measurement 
 
Draft Places for Everyone 
 
DCLG Technical House Standards – Nationally Described Space Standard – March 2015 

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

 
23. The main impacts of the proposal are:- 
 

 principle of residential development on the application site 

 impact on the character and appearance of the area 

 impact on trees and biodiversity 

 impact on the amenity of neighbouring and future residents 

 impact on the highway 

 impact on public rights of way 

 impact on drainage and flood risk 

 impact on local infrastructure 
 
Principal of Residential Development on the Application Site 
24. Policy OA5 of the Core Strategy specifically relates to developments in North Bolton, where the 

application site is located. Policy OA5.1 states that the Council will concentrate sites for new 
housing within the existing urban area. The application site is located within an urban area, and 
within an established residential area. 

 
25. Core Strategy Policy SC1 concerns new housing development and seeks to direct at least 80% 

of housing development on previously developed land, however this policy has been deemed to 
be out-of-date by the Planning Inspectorate as it is inconsistent with the NPPF (the Council is 
unable to demonstrate a 5 year housing land supply). 

 
26. Paragraph 60 of the National Planning Policy Framework (NPPF) states, 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. 

 
27. The majority of the application site is considered to be greenfield/not previously developed, 

being the large residential garden to Somerville Bungalow (including the woodland) and the 
triangular undeveloped portion of the site to the south. The areas where Somerville Bungalow 
(and its immediate curtilage) and 11 Grizedale Close are located are considered to be 
brownfield/previously developed. 

 
28. The Council has not set out any policies to restrict the development of greenfield 

sites/residential gardens (para. 71 of the NPPF) and a presumption must be taken in favour of 
sustainable development (para. 11 of the NPPF). 

 
29. It is considered that the proposed residential development of the application site, a site within 

the existing urban area surrounding by compatible neighbouring residential uses and in an 
accessible location close to local schools and amenities, would constitute sustainable 
development. 

 
30. The application site comprises of private property, therefore there is no loss of public 

open/green space. 
 
31. It is therefore considered that the principle of residential development on the application site 

would comply with Policy OA5.1 of the Core Strategy and the guidance contained within the 
NPPF. 

 
Impact on the Character and Appearance of the Area 
32. Policy CG3 of the Core Strategy states that the Council will [amongst other things] 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 
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surrounding area, in terms of scale, massing, grain, form, architecture, street enclosure, local 
materials and landscape treatment. Policy OA5 relates specifically to developments in North 
Bolton and states [amongst other things] that the Council will conserve and enhance the 
character of the existing physical environment and require special attention to be given to the 
massing and materials used in new development. 

 
33. Section 12 of the NPPF seeks to achieve well-designed places. It states that the creation of high 

quality, beautiful and sustainable 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 makes development acceptable to 
communities. 

 
34. Paragraph 131 of the NPPF states that trees make an important contribution to the character 

and quality of urban environments. Planning decisions should ensure that new streets are 
tree-lined, that opportunities are taken to incorporate trees elsewhere in developments, that 
appropriate measures are in place to secure the long-term maintenance of newly planted trees, 
and that existing trees are retained wherever possible. 

 
35. The proposed development would constitute 'backland' development in that the application site 

does not adjoin and is not visible from a road. The proposed development will instead be visible 
from the public rights of way that run through the site to the north and east and from the rear of 
neighbouring houses and their rear gardens. 

 
36. The previous planning application for the development, ref. 10044/20, was refused for the 

following two reason: 
 

1. The proposed four storey apartment building, by reason of its siting, height, scale and 
appearance, would not be in keeping with the character and appearance of the area, and 
would appear incongruous from surrounding viewpoints and the public rights of way that 
adjoin the site, contrary to Policies CG3 and OA5 of Bolton's Core Strategy. 

 
2. The proposed development would result in the unacceptable loss of trees and hedgerows 

from the site to the detriment of the character and appearance of the area, contrary to 
Policies CG3 and OA5 of Bolton's Core Strategy. 

 
Apartment building 
37. The siting, height and scale of the proposed four storey apartment building has not been 

amended within this resubmitted application, apart from minor alterations to the footprint which 
has resulted to a reduction of 0.74 sq. metres.  

 
38. Officers previously reported to Members that, whilst it is noted that there are no other examples 

of buildings constructed of more than two storeys within the neighbouring area, that in itself does 
not render the proposal unacceptable. Officers maintain this view.  

 
39. With regards to the proposed apartment building's relationship with the bungalows to the east on 

Grizedale Close, the proposed building will be approximately 52 metres away from the rear of 
no.7, approximately 47 metres away from the rear of no. 5, and approximately 59.5 metres away 
from the side/rear of no. 3, with the line of proposed two storey houses in between the 
bungalows and the apartment building, meaning there would not be a harsh contrast between 
the differing heights of the buildings. With regards to the bungalows to the west along Moss 
Bank Way, these are sited at a higher ground level than the proposed apartment building 
(approximately 3.5 metres higher) and are between 47 and 71 metres away. The apartment 
building will also be partially screened from view by the retained woodland area (the apartment 
building would be viewed through the trunks of the trees). 

 
40. The neighbouring two storey houses to the south on Marld Crescent are elevated above the 

finished floor level of the proposed apartment building by approximately 5 metres. Only the top 
part of the fourth storey of the apartment building would therefore exceed the eaves of these 
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neighbouring houses. This relationship and contrast in height and massing (with the building 
being sited side onto Marld Crescent) is therefore still considered by officers to be acceptable. 

 
41. There will be a contrast in height between the apartment building and 13 Grizedale Close to the 

north, which is augmented by no. 13 being at a lower ground level that the proposed apartment 
building, however there will be a distance of 32.2 metres between the two buildings and the 
apartment building will only be sited side on to no. 13. 

 
42. With regards to the appearance of the proposed apartment building, the applicant has made a 

number of design amendments, including replacing the previously proposed walk-on balconies 
with Juliet balconies and simplifying the design of the central element/entrance feature on the 
front elevation. Officers would continue to advise Members that, owing to the scale of the 
building, the apartment block would inevitably have a bulky appearance, but that the proposed 
central element, balconies and contrasting brickwork at third floor level would help to break up 
the overall massing of the building (albeit the proposed amendments are considered to make 
the building more simplistic in design than previously proposed). 

 
43. In line with the previous advice given to Members within the Officer’s Report for application 

10044/20, officers do not consider that the siting, height, scale and appearance of the proposed 
apartment building would be detrimental to the character and appearance of the area. 

 
Tree and hedgerow loss 
44. The applicant’s proposed amendments to the development (which are mainly to the apartment 

building) do not result in any reduction to the number of trees or length of hedgerow that would 
be lost as a result of the development. As reported to Members during the determination of 
application 10044/20, of the 57 trees and six groups of trees recorded on the application site, 20 
trees, a group of 8 Leyland Cypress (hedgerow), and part of two groups of mixed trees are 
proposed to be felled to accommodate the proposed development. Three of the trees to be lost 
are within the protected woodland to the west of the site (on the periphery of this woodland). An 
additional three trees on site are proposed to be felled owing to their poor condition. The majority 
of the trees to be lost are within the centre of the application, where the apartment building, 
internal road and southern portion of houses are proposed.  

 
45. The Council’s Tree Officers have not raised an objection to the proposed development, but 

previously commented that they considered that the loss of the three category B Sycamore trees 
at the north of the site, to accommodate the access road and repair work to the culvert (brook), 
would be to the detriment of the amenity of the area. The applicant again seeks to mitigate for 
this loss by proposing the planting of three Silver Birch trees along the access road along with a 
line of native hedge planting and wildflower areas. 

 
46. As previously reported to Members, officers do not consider that the proposed development 

would result in an unacceptable loss of trees from the site given that the majority of trees are to 
be retained, including the four trees that have been categorised as category A/B and the 
majority of trees along the northern and eastern boundaries (which would help screen/soften the 
development from neighbouring views). Furthermore, the applicant is proposing considerable 
new planting within the proposed development as mitigation for the loss. The submitted 
landscaping scheme has also been amended within this latest application to incorporate the 
further suggestions made by the Council’s Landscape Officers. A Landscape Management Plan 
would also be secured via a condition, should the application be approved. 

 
47. The Council’s Tree Officers advised during the determination of application 10044/20 that the 

trees proposed to be retained within the development should be protected by virtue of a new 
Tree Preservation Order (TPO) if the development is approved. It is therefore again 
recommended that a new TPO be made should Members approved this resubmitted 
application. 

 
48. For these reasons, it is not considered that the proposed development would unduly harm the 

character and appearance of the area, and therefore it is considered that the development 
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would be compliant with Policies CG3 and OA5 of Bolton’s Core Strategy. 
 
Impact on Trees and Biodiversity 
49. Policy CG1.2 of the Core Strategy states that the Council will safeguard and enhance 

biodiversity in the borough by protecting sites of urban biodiversity including trees, woodland 
and hedgerows from adverse development, and improving the quality and interconnectivity of 
wildlife corridors and habitats. 

 
50. Paragraph 174d) of the NPPF states that planning decisions should contribute to and enhance 

the natural and local environment by minimising impacts on and providing net gains for 
biodiversity, including by establishing coherent ecological networks that are more resilient to 
current and future pressures. 

 
Trees 
51. As reported above, there is a requirement still for considerable tree felling within the site to 

accommodate the proposed development, however the majority of the trees on the site will be 
retained, including all but three of the trees already protected by the woodland TPO, and the four 
unprotected trees on site that have been categorised within the submitted Arboricultural Report 
as category A/B trees (the four best quality trees).  

 
52. During the determination of application 10044/20 the applicant confirmed that Group G1 (the 

group of trees along the eastern boundary, behind 5 to 9 Grizedale Close, and which the Tree 
Officers consider provides an important screen to those neighbours) would only be cut back, 
with shrubs removed, and the eight Cypress trees along the boundary will be retained. The Tree 
Officer considered this to be acceptable. 

 
53. The car parking area to the north of the proposed apartment building is proposed to be 

constructed using a geosystem, where the bays and access are within the root protection areas 
of the neighbouring trees that are to be retained to the north. During the determination of the 
previous application, the Tree Officers considered that this would be acceptable within the car 
park area, however they advised that the main road and pavement would still have some impact 
on the root protection zones of two of the trees (T14 and T15). The proposed geosystem 
construction for the car park, along with the proposed geosystem for one of the parking spaces 
to plot 1 (adjacent T9) would be secured via a condition should the development be approved. 

 
54. A Woodland Management Plan has again been submitted with this latest application. This plan 

relates to the protected (TPO) woodland within the western section of the application site and 
sets out the management requirements for this area, as well as outlining future management 
steps required. The woodland management will, along with the other open space within the 
development, be funded and managed via a management company. Planting aftercare and site 
management are to be undertaken by this company for a period of at least 10 years. This 
management of the protected woodland is to be secured via a condition. 

 
55. Conditions are also again suggested to ensure that the development is constructed in 

accordance with the measures detailed within the Arboricultural Report and that protective 
fencing (in the approved locations) is erected prior to commencement of any development. 

 
56. As reported above, the Council's Tree Officers have previously advised, should the application 

be approved, that the trees to be retained within the development are protected by virtue of a 
new Tree Preservation Order (TPO). 

 
Bats 
57. The same surveys as those accompanying planning application 10044/20 have been submitted 

for this application. These found two bat roosts to be present on the site, which were classified 
as being day roosts of a common species. Greater Manchester Ecology Unit (GMEU) 
commented that the proposed indicative mitigation provided for the loss of these roosts (four bat 
boxes) would be acceptable. A condition ensuring the provision of the bat boxes is therefore 
again suggested. 
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58. GMEU had also advised that the demolition of the buildings would require a license from Natural 

England (pursuant to Regulation 55 of the Conservation of Habitats and Species Regulations 
2018), which would need to be an informative note on any planning consent. They also 
recommended a planning condition for a lighting design strategy for biodiversity (to not affect 
any new roost sites or the foraging and commuting habitat of the bats).  

 
Water vole 
59. During the determination of application 10044/20 the applicant’s ecology consultant confirmed 

that the application site is not suited to the requirements and preference of water vole, with the 
brook within the application site being fast-flowing and the site being highly isolated from any 
suitable water vole habitat. 

 
Protection of biodiversity during the construction phase 
60. The submitted ecology report again suggests a number of measures to protect biodiversity on 

the application site during the construction period, such as avoidance of the bird breeding 
season for tree felling and protection measures for hedgehogs. GMEU previously 
recommended that these measures are secured through the use of a construction 
environmental management plan for biodiversity (CEMP) condition should the development be 
approved. 

 
Invasive species 
61. A number of invasive species (Montbrecia, Rhododendron, Japanese Rose, Wall Cotoneaster, 

Variegated Yellow Archangel and Three-cornered Leek) have been found on the site, therefore 
a pre-commencement condition for their removal is suggested should the application be 
approved. 

 
Biodiversity net gain 
62. Both local and national planning policy concerning biodiversity requires there to be enhancement 

and net gains for biodiversity. The Environment Act and Places for Everyone will eventually 
require (some time in 2023) a minimum biodiversity net gain of 10% for proposed development, 
but until that time there is no set percentage requirement, only a requirement for enhancement. 

 
63. The applicant's submitted biodiversity metric indicates that there will be a net gain of 10.82% in 

habitat units, a net gain of 38.68% of hedgerow units and no change in river habitat units. 
 
64. The original planning application for this development (10044/20) was refused by Committee 

Members on biodiversity grounds, with reason for refusal 2 referring to the development failing 
to “conserve and enhance biodiversity”, contrary to Core Strategy Policy CG1.2. Counsel 
opinion received following that decision however advised that Policy CG1.2 does not require any 
set percentage gain but only that there be an enhancement (or, in other words, some element of 
net gain). This has been demonstrated by the applicant by the submission of the biodiversity 
metric. Counsel did not think it would be possible to produce evidence to substantiate that the 
proposed development fails to safeguard and enhance biodiversity. The Council will therefore 
not be defending the part of reason for refusal 2 of application 10044/20 that makes reference to 
biodiversity and Core Strategy Policy CG1.2. 

 
65. Lancashire Woodland Trust acknowledge that there is net gain in habitat units, but object to the 

proposal as a net loss in hedgerow units was shown in the original submitted biodiversity metric. 
A revised metric has however been submitted by the applicant, following the applicant’s 
proposal to increase new hedgerow planting, which now shows that there would be a 38.68% 
increase in hedgerow units. 

 
66. As the biodiversity net gain for habitat units within the development is reliant on the 

enhancement measures proposed within the woodland, it is recommended by officers that the 
woodland management plan is secured by a planning condition, and that monitoring reports, to 
prove that the woodland is being managed in accordance with the approved plan, are required 
on an annual basis.  
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67. For the reasons discussed above, it is considered, subject to the suggested conditions, that the 

proposed development would safeguard and enhance biodiversity, and there will be a 
biodiversity net gain, compliant with Policy CG1.2 of Bolton’s Core Strategy. 

 
Impact on the Amenity of Neighbouring and Future Residents 
68. Policy CG4 of the Core Strategy states that the Council will ensure that new development is 

compatible with surrounding land uses and occupiers, protecting amenity, privacy, safety and 
security, and does not generate unacceptable nuisance, odours, fumes, noise of light pollution. 
SPD General Design Principles sets out the Council's recommended interface distances 
between dwellings. This states that the recommended interface distance between single or two 
storey dwellings is 21 metres (where elevations contain main room windows) and 3 metres 
should be added for each additional floor or equivalent level difference. Where a single or two 
storey dwelling with an elevation containing a main room window faces a two storey blank 
elevation (no main windows) the recommended interface distance is 13.5 metres, and again 3 
metres should be added for each additional floor or equivalent level difference. 

 
Neighbouring residents 
69. Bungalows on Grizedale Close neighbour the application site to the east. The side of the two 

storey dwelling proposed at plot 1 would be 16.7 metres away from the rear of 7 Grizedale 
Close. The two houses are on a similar ground level (as shown in proposed site section E-E) 
and therefore this interface distance comfortably exceeds the recommended interface distance 
contained within the SPD. 5 Grizedale Close would not directly overlook the rear elevation of the 
dwelling at plot 3 and would be approximately 19.5 metres away (rear elevation to rear 
elevation). This exceeds the recommended interface distance in the SPD of 17 metres, where 
there is an oblique view. The rear of 3 Grizedale Close would be 26.3 metres away from the rear 
of the dwellings proposed at plots 3 to 7, which far exceeds the recommended interface distance 
within the SPD. 

 
70. As reported previously, the proposed apartment building will be approximately 52 metres away 

from the rear of 7 Grizedale Close, approximately 47 metres away from the rear of no. 5, and 
approximately 59.5 metres away from the side/rear of no. 3. 

 
71. The two storey dwelling at 9 Great Marld Close, also to the east, would be approximately 20 

metres away from the proposed dwelling at plot 8, and at an oblique angle. This distance 
therefore exceeds the recommended 17 metres within the SPD. 

 
72. The neighbouring two storey houses to the south on Marld Crescent are elevated above the FFL 

of the proposed apartment building by approximately 5 metres. Only the top part of the fourth 
storey of the apartment building would therefore exceed the eaves of these neighbouring 
houses. The nearest houses to the southern side of the apartment building are 36 (22.4 metres 
away) and 38 Marld Crescent (22.9 metres away). Owing to the substantial difference in ground 
levels (the FFL for the apartment building being almost two storeys lower) there is only about 
half a storey in difference in overall 'height' between the apartment building and the houses on 
Marld Crescent. The proposed interface distances are therefore considered to be acceptable, 
especially as there will be no living room windows facing Marld Crescent. In addition, no 
balconies are proposed on the southern elevation of the apartment building. 

 
73. The bungalows to the west of the application on Moss Bank Way are sited at a higher ground 

level than the proposed apartment building (approximately 3.5 metres higher) and are between 
47 and 71 metres away. The apartment building would also be partially screened from view by 
the retained woodland area (the apartment building would be viewed through the trunks of the 
trees). These interface distances far exceed what is expected by the General Design SPD. 

 
74. There would be a distance of 32.2 metres between the northern side of the apartment building 

and 13 Grizedale Close. No main room windows or balconies are proposed on the side elevation 
of the apartment building and therefore there would be no undue overlooking. The distance also 
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exceeds the 26 metre recommended interface distance (17 plus 6 metres for two additional 
storeys and an additional 3 metres for the level difference). 

 
75. By the nature of the proposal, there will inevitably be some disturbance to neighbouring 

residents during the construction period. The Council's Pollution Control Officers are therefore 
recommending that the applicant submits a construction management plan, detailing how 
construction disturbance is to be kept at a minimum, for the LPA's approval prior to 
commencement of development. 

 
76. For these reasons, it is not considered that the proposed development would unduly harm the 

living conditions and privacy of neighbouring residents, compliant with Policy CG4 of the Core 
Strategy. 

 
Future residents 
77. Planning application 10044/20 was partly refused by Members (reason for refusal 3) as the 

apartments proposed failed to meet the minimum spaces standards set out within the DCLG 
Technical House Standards – Nationally Described Space Standards (March 2015). The 
proposed 1 bed apartments measured 45 sq. metres (a 5 sq. metre shortfall) and the proposed 
2 bed apartments measured 57.5 sq. metres (a 3.5 sq. metre shortfall). Officers advised 
Members during the assessment of application 10044/20 that, whilst the nationally described 
standards are a material planning consideration, only some planning weight can be afforded to 
these as they do not form part of the Council’s development plan policies. 

 
78. As reported above, the Council will not be defending reason for refusal 3 at the forthcoming 

planning appeal, following Counsel advice. 
 
79. The applicant has amended the layout of the proposed apartment building so that three of the 

previously proposed 2 bed apartments are now proposed as 1 bed. The proposed amendments 
to the internal layout have increased the size of eight of the 1 bedroom apartments, but these 
still fall slightly below the national standards. The apartments would nevertheless have a 
sizeable communal, lawned amenity area.  

 
80. The sizes of the two storey houses (2 bed 73 sq. metres and 3 bed 85 sq. metres) continue to 

exceed the nationally described space standards. Each house would also have its own rear 
garden. 

 
81. Notwithstanding this slight shortfall in internal space standards for the proposed apartment, as 

reported above the space standards do not form part of local planning policy and therefore only 
limited planning weight can be afforded to this. 

 
82. The Council's Pollution Control Officers have recommended sound insulation and noise 

reduction measures for the apartments, but this is considered to be a Building Regulations 
matter rather than Planning. 

 
83. For the reasons discussed above, it is not considered that the proposed development would 

unduly harm the amenity of either neighbouring or future residents, compliant with Policy CG4 of 
Bolton's Core Strategy. 

 
Impact on the Highway 
84. Policy P5 of the Core Strategy states that the Council will ensure that developments take into 

account [amongst other things] accessibility by different types of transport, servicing 
arrangements and parking, in accordance with the parking standards sets out in appendix 3 of 
the Core Strategy. Policy S1.2 states that the Council will promote road safety in the design of 
new development. 

 
85. Paragraph 111 of the NPPF states that development should only be prevented or refused on 

highways grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe. 



Template: DC/OfficerRpt  Page 12 of 26 
  

 
86. The existing bungalow at 11 Grizedale Close is proposed to be demolished as part of the 

development, to accommodate the proposed vehicular access into the residential development. 
The proposed access would continue to provide an access to the neighbouring 13 Grizedale 
Close. To access the development, vehicles would need to travel via New Church Road, then 
Bleasdale Road, then Grizedale Close. 

 
87. Planning application 10044/20 was partly refused (reason for refusal 4) as Members considered 

that the proposed access into the development via residential streets of limited width would be 
substandard and the limited on-site parking proposed within the development would lead to 
further on-street parking pressures on these streets, to the detriment of highway and pedestrian 
safety. This reason for refusal will however not be defended at appeal (as reported in the 
Background section to this report) following Counsel advice. 

 
88. The applicant has submitted the same Transport Statement as was previously submitted and 

reviewed by the Council’s Highways Engineers for application 10044/20. Highways Engineers 
have not altered their consultation comments from those given for application 10044/20. 

 
89. The Council's Highways Engineers state that, although the development site would be served 

from existing residential roads, based on the submitted transport information, the level of traffic 
impact on those roads should be accommodated with little additional detriment to road safety or 
the operational capacity of the surrounding highway network. The Engineers therefore conclude 
that the residual traffic impact associated with the proposed development could not be 
considered “severe”, as is the test of paragraph 111 of the NPPF. 

 
90. Engineers advise that the proposed access would be compliant with the Council's adoptable 

standards and that the visibility requirements are in line with national guidance and sufficient to 
support the level of development proposed. It has also been confirmed that the internal road 
layout appears to be to adoptable standards. 

 
91. Engineers comment that it appears that the proposed access would have minimal impact on the 

adjacent property's (9 Grizedale Close's) driveway. 
 
92. Car parking for 35 vehicles (one space per unit) is proposed for the apartments. Two in-curtilage 

parking spaces are proposed for the 6 three-bedroom houses and one in-curtilage space is 
proposed for the 2 two-bedroom houses. These meet the maximum parking standards set out in 
Appendix 3 of the Core Strategy (the standards are maximum not minimum standards). 
Engineers have recognised that the development site is in an accessible location and have 
raised no objection to the level of parking proposed. Engineers recommend that the applicant 
fund the promotion of a traffic regulation order for the promotion of additional waiting restrictions 
at the access junctions from Grizedale Close and around the turning provision in the site: this is 
suggested by condition. 

 
93. Highways Engineers comment that the conditioning of a Construction Management Plan (as 

discussed previously within this report) would help to manage construction traffic, as this would 
include a traffic management plan. 

 
94. It is therefore considered, subject to the conditions recommended by the Council's Highways 

Engineers, that the proposed development would not jeopardise highway safety or have a 
harmful impact on the capacity of the local highway network, compliant with Policies P5 and 
S1.2 of Bolton's Core Strategy. 

 
Impact on Public Rights of Way 
95. Policy P8AP of the Allocations Plan states that the Council will permit development proposals 

affecting public rights of way provided that the integrity of the right of way is retained. 
 
96. The application site contains public right of way BOL168, which runs along the eastern boundary 

of the site, and public right of way BOL165, which runs along the northern boundary, to the north 
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of 11 Grizedale Close. BOL165 becomes BOL167 to the north of 13 Grizedale Close. A further 
public footpath (BOL166) adjoins the application site to the north, which runs between 15 and 17 
Grizedale Close. 

 
97. A bollard is proposed where BOL168 meets to the proposed access road, to prevent vehicular 

access. Tactile paving will be fitted at the northern entrance of the footpath, but the remaining of 
the path will be untouched. The Council’s Public Rights of Way Officer has raised no objection to 
the proposed development but asks whether the applicant would reconsider resurfacing the 
grass strip that runs down the centre of the footpath should permission be granted. 

 
98. The route of BOL165, along the northern boundary of the development, is retained.  
 
99. It is therefore considered that the proposed development, as amended, retains the integrity of 

the public rights of way through the application site, compliant with Policy P8AP of the 
Allocations Plan. 

 
Impact on Drainage and Flood Risk 
100. 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, concentration new development in areas of lowest 
flood risk. Policy CG2.2 states that the Council will ensure that all proposals for 5 or more 
residential units demonstrate the sustainable management of surface water run-off from 
developments. On brownfield sites the rate of run-off should be 50% less than conditions before 
the development. On greenfield sites the rate of run-off should be no worse than the original 
conditions before development. 

 
101. The application site is located within Flood Zone 1. Flood Zone 1 is an area of low risk flooding, 

with a risk of flooding lower than a 1 in 1000 year event. 
 
102. A Flood Risk Assessment and a proposed drainage strategy has again been submitted with 

the application. The applicant is still proposing that the main drainage, which will comprise a 
pipe down the internal road connecting to an existing pipe to the north, will be adopted by United 
Utilities. United Utilities raise no objection to the proposal. A private cellular storage tank within 
the car park to the north of the apartment building would contain any flooding event. 

 
103. The Council's Drainage Officers continue to raise no objection to the proposed surface water 

drainage scheme but, as previously recommended, a standard surface water drainage condition 
would need to be imposed on any approval, to allow for further details to be submitted and 
agreed, as well as the proposed management and maintenance plan for the proposed private 
cellular storage tank. 

 
104. It is therefore considered, subject to the suggested condition, that the proposed development 

would comply with Policies CG1.5 and CG2.2 of the Core Strategy.  
 
Impact on Local Infrastructure 
105. 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. In determining planning 
applications the Council will apply a threshold of 15 dwellings in assessing whether planning 
contributions will be required from proposed housing developments.  

 
106. The applicant had proposed within application 10044/20 that all the dwellings within the 

development would be affordable and delivered through a Registered Social Landlord (RSL). 
The plans have now been amended so that whilst the 35 apartments would still all be affordable 
units, the eight dwellings would be market houses. As fewer than fifteen market houses are 
proposed, the applicant would still not be required contribute to any other infrastructure 
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obligations. 
 
107. As with the development proposed within application 10044/20, officers suggest that a 

condition be attached to ensure that a scheme for the provision of affordable housing is 
approved prior to any commencement of development.  

 
Other Matters 
 
Land contamination 
108. The submitted Preliminary Risk Assessment, Geo-Environmental Investigation, Risk 

Assessment and Remediation Strategy have been approved by the Council's Pollution Control 
Officers. 

 
Coal mining legacy 
109. A coal mining report was submitted with the application. The Coal Authority have raised no 

objection to the proposal but recommend the imposition of a standards intrusive site survey 
condition, which would need to be discharged prior to commencement of development. 

 
Sustainability 
110. A sustainability statement has been submitted with the application. It is stated that the 

development will be built to at least the minimum Part L Building Regulations 2014, which will be 
equivalent to Level 4 of the Code for Sustainable Homes. It is anticipated that over 10% of 
materials used will be recycled and the development will have an air source heat pump cylinder 
and mechanical ventilation with heat recovery (MVHR) provided to each apartment. 

  
111. A condition requiring details of electronic vehicle charging points within the development is 

suggested. 
 
Tilted balance 
112. It is acknowledged that the Council is not able to demonstrate a 5-year supply of deliverable 

housing sites. This represents a housing shortfall. In this circumstance paragraph 11 of the 
NPPF indicates that the policies that are most important for determining the application should 
be regarded as out-of-date and that there is a 'tilted balance' in favour of granting permission. It 
is found in this case that there is no harm that would significantly and demonstrably outweigh the 
tilted balance in favour of granting permission. 

 
Conclusion 
113. For the reasons discussed above, it is still considered by officers that the proposed 

development of this unallocated site within an urban area of the borough would not be 
detrimental to the character and appearance of the area, would safeguard and enhance the 
biodiversity of the site, would not unduly harm the amenity of neighbouring and future residents, 
and would not jeopardise highway safety or harm the capacity of the local highway network. It is 
therefore considered that the proposed development is compliant with the Council's 
development plan policies and that there are no other material considerations that would 
indicate the application should be refused. 

 
114. Members are therefore recommended to approve this application, subject to the suggested 

conditions. 
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Representation and Consultation Annex 
 
Representations 
Letters:- 94 letters of objection have been received, which raise the following concerns: 
 

 There is very little change between this application and refused application 10044/20. This is 
basically the same application again; 

 The previous reasons for refusal have not been addressed; 

 The apartment building is still 4 storeys and too large/tall; 

 The development is out of character with the area. Effect on the character and appearance of 
the area;  

 The proposed apartment building is incompatible with the neighbouring bungalows; 

 The apartment building will look completely out of place. It will be overbearing; It will be an 
eyesore; 

 The proposed density of the development is unsuitable; 

 Neighbouring houses and gardens will be overlooked. Loss of trees from the site will further 
reduce privacy; 

 Loss of privacy to neighbouring residents, especially from the proposed apartment building; 

 Loss of trees and the impact of this on the amenity of the area; 

 The landowner has already felled a number of trees before submitting the planning application 
(Officer comment: This is noted. The trees were not protected); 

 Impact on/loss of wildlife and habitats; 

 Loss of green space. The site is a valued space; 

 Increase in traffic on Bleasdale Road and Grizedale Close; 

 Substandard access. The surrounding roads and junctions are not wide enough to take 
additional traffic, emergency vehicles and refuse vehicles; 

 Highway and pedestrian safety concern from the increase in traffic and parked cars; 

 Insufficient parking proposed on-site, which will lead to an increase in on-street parking on the 
surrounding roads; 

 Increase in damage to local roads. Local roads are already damaged/pot-holed (Officer 
comment: The roads leading to the application site are adopted and therefore the responsibility 
of the Local Highway Authority); 

 Concern the access track onto Moss Bank Way will be used. Public right of way Bol167 leading 
to Bol165 will become a rat run; 

 The apartments are still too small; 

 Disruption and potential damage during the construction phase; 

 Noise and disturbance from the proposed residential development (Officer comment: the use of 
the site for residential purposes is considered to be compatible with the surrounding residential 
uses); 

 Increase in noise from additional traffic. The surrounding roads are currently quiet; 

 Concerns about flooding of neighbouring properties; 

 The site could be better used/used by the community (Officer comment: The Council cannot 
consider alternative uses for the site, only the application/s submitted to them);  

 There is no need to demolish two existing bungalows (Officer comment: The proposed 
development would result in the net gain of 41 dwellings); 

 Monetary gain for the landowner. Concern that the Council sold some of the site to the 
landowner for a small amount of money (Officer comment: This is not a material planning 
consideration); 

 There are other sites in the borough more suitable for this development (Officer comment: Each 
application must be considered on its own merits, therefore the suitability of this application site 
has to be considered on its own merits); 

 The application implies the development is Johnson Fold, this is incorrect; 

 The 1 bedroom flats could be used by refugees, area safety will be effected. Concerns about 
potential future residents (Officer comment: This is only a perceived harm and therefore this 
concern can only be given limited planning weight in the determination of this application); 
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 Increase in crime (Officer comment: Greater Manchester Police have raised no objection to the 
proposal); 

 The Council are aware from local residents do not support the proposal. 
 
2 letters of support have been received (as well as 4 further anonymous letters of support), which 
raise the following: 
 

 The development would contribute towards the Government's aim to build over 300,000 homes 
annually; 

 Will help meet the housing need for those who cannot afford to own or rent their own 
home/There is a need for more affordable houses in the area; 

 There is a housing shortage and an increasing number of young people have to live with their 
parents; 

 The application site only currently accommodates one house but it is large enough to 
accommodate many more; 

 The development is in keeping with the area/will improve the environment of the surrounding 
area. 

 
Petition:- An online petition objecting to the proposals and containing 954 signatures has been 
submitted. 
 
Chris Green MP:- has written in objection to the proposal for the following reasons: 
 

 The apartment building will create a loss of privacy to neighbouring residents; 

 Loss of local green space; 

 Felling of trees; 

 Increase in traffic on Grizedale Close; 

 The site has not be allocated for development in the proposed Places for Everyone development 
plan. 

 
It is considered that concerns raised, without a specific officer comment in response, have been 
addressed within the analysis of this report. 
 
Consultations 
Advice was sought from the following consultees: Highways Engineers, Drainage Officers, Public 
Rights of Way Officer, Pollution Control Officers, Tree Officers, Landscape Officers, Greenspace 
Officers, Housing Strategy Officers, Asset Management and Pupil Place and Planning Officers, 
Planning Strategy Officers, Greater Manchester Ecology Unit, Lancashire Wildlife Trust, Bolton 
Ramblers, Peak and Northern Footpaths Society, Open Spaces Society, Greater Manchester Police, 
Primary Care NHS Bolton, Coal Authority, United Utilities. 
 
Planning History 
10044/20 – Demolition of bungalows and erection of 43no. dwellings comprising four storey block of 
35no. flats and 8no. houses together with associated access, parking, landscaping and retaining wall 
along south western boundary – refused at Planning Committee in November 2021 for the following 
four reasons: 
 
1. The proposed four storey apartment building, by reason of its siting, height, scale and 

appearance, would not be in keeping with the character and appearance of the area, and would 
appear incongruous from surrounding viewpoints and the public rights of way that adjoin the 
site, contrary to Policies CG3 and OA5 of Bolton's Core Strategy. 
 

2. The proposed development would result in the unacceptable loss of trees and hedgerows from 
the site and fails to sufficiently safeguard and enhance biodiversity, contrary to Policy CG1.2 of 
Bolton's Core Strategy. 
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3. The proposed apartments would not provide adequate internal living space for future residents, 
with all the apartments failing to meet the minimum space standards set out within the DCLG 
Technical House Standards - Nationally Described Space Standards (March 2015), therefore 
unduly harming the amenity of future residents of the apartments, contrary to Policy CG4 of 
Bolton's Core Strategy. 

 
4. The proposed access into the development via residential streets of limited width is substandard 

and the limited on-site parking proposed within the development would lead to further on-street 
parking pressures on these streets, to the detriment of highway and pedestrian safety and 
contrary to Policies P5 and S1.2 of Bolton's Core Strategy. 

 
As reported within the Background section to this Officer’s Report, following authorisation from the 
Director of Place and the Borough Solicitor reasons for refusal 3 and 4 have been withdrawn and the 
wording to reason for refusal 2 has been amended. The amended reasons for refusing application 
10044/20 are therefore as follows: 
 
1. The proposed four storey apartment building, by reason of its siting, height, scale and 

appearance, would not be in keeping with the character and appearance of the area, and would 
appear incongruous from surrounding viewpoints and the public rights of way that adjoin the 
site, contrary to Policies CG3 and OA5 of Bolton's Core Strategy. 
 

2. The proposed development would result in the unacceptable loss of trees and hedgerows from 
the site to the detriment of the character and appearance of the area, contrary to Policies CG3 
and OA5 of Bolton's Core Strategy. 

 
The applicant has appealed the Council’s refusal of application 10044/20. At the time of writing this 
Officer’s Report the appeal had not been formally started by the Planning Inspectorate. 
 
11 Grizedale Close – 14426/80 – Erection of a 7ft 6 high boundary fence at rear – approved June 
1980. 
 
 
 
 
Recommendation: Approve subject to conditions 
 
Recommended Conditions and/or Reasons 
 
Subject to the following conditions, which have been imposed for the reasons stated:- 
 
 1 Commencement  
 The development hereby permitted shall be begun before the expiration of three years from 

the date of this permission. 
  
 Reason 
  
 Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 

as amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 2 Provision of affordable housing  
 No development shall commence unless and until a scheme for the provision of the 

affordable housing within the development shall be submitted to and approved in writing by 
the Local Planning Authority. The affordable housing shall be provided in accordance with 
the approved scheme and shall meet the definition of affordable housing in Annex 2 of the 
National Planning Policy Framework or any future guidance that replaces it. The scheme 
shall include: 

  
 i. the number, type, and tenure of the affordable housing to be provided which shall consist of 
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not less than 25 units; 
 ii. the arrangements for the management of the affordable housing by an affordable housing 

provider; 
 iii. the arrangements to ensure that such provision is affordable for both first and subsequent 

occupiers of the affordable housing; and 
 iv. the occupancy criteria to be used for determining the identity of occupiers of the affordable 

housing and the means by which such occupancy criteria shall be enforced. 
  
 This condition shall not be binding upon a mortgagee, chargee or any receiver (including an 

administrative receiver) appointed by such mortgagee or chargee or any other person 
appointed under any security documentation to enable such mortgagee or chargee to realise 
its security or any administrator (however appointed) including a housing administrator (each 
a Receiver) of the whole or any part of the affordable housing or any persons or bodies 
deriving title through such mortgagee or chargee or Receiver. This condition shall cease to 
apply (and shall be of no further effect) to any dwelling in respect of which the full equity has 
been acquired by the individual owner/purchaser and/or their mortgagee OR any dwelling in 
respect of which a statutory or voluntary right to buy or acquire has been exercised. 

  
 Reason 
  
 For the avoidance of doubt as to what is approved and in accordance with Policies IPC1 and 

SC1.3 of Bolton's Core Strategy. 
  
 Reason for Pre-Commencement Condition: It needs to be confirmed prior to commencement 

that the development will be delivered as a 100% affordable housing scheme, as it is 
currently not subject to any planning obligations on the understanding that it will be delivered 
by affordable housing provider. 

 
 3 Surface water drainage  
 No development (excluding any demolition or site clearance) shall commence unless and 

until full details of the proposed surface water drainage works have been submitted to and 
approved in writing by the local planning authority. Before these details are submitted an 
assessment shall be carried out to investigate the potential for disposing of surface water by 
means of a sustainable drainage system in accordance with the principles set out in the 
National Planning Policy Framework, and the results of the assessment provided to the Local 
Planning Authority. Where a sustainable drainage system is to be provided, the submitted 
details shall: 

  
 1) Provide information about the design storm period and intensity, the method employed to 

delay and control the surface water discharged from the site and the measures taken to 
prevent pollution 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. 
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 4 Intrusive site investigations (coal mining legacy)  
 No development (excluding any demolition or site clearance) shall commence unless and 

until: 
  
 a) a scheme of intrusive site investigations has been carried out on site to establish the risks 

posed to the development by past coal mining activity, and; 
 b) any remedial works and/or mitigation measures to address land instability arising from coal 

mining legacy, as may be necessary, have been implemented on site in full in order to ensure 
that the site is made safe and stable for the development proposed. 

  
 The intrusive investigations and remedial works shall be carried out in accordance with 

authoritative UK guidance. 
  
 Prior to first occupation of the development a signed statement or declaration prepared by a 

suitably competent person confirming that the site is, or has been made, safe and stable for 
the approved development shall be submitted to the Local Planning Authority for approval in 
writing. This document shall confirm the methods and findings of the intrusive site 
investigations and the completion of any remedial works and/or mitigation necessary to 
address the risks posed by past coal mining activity. 

  
 Reason 
  
 To ensure the safety and stability of the development, and to comply with Policy CG4.3 of 

Bolton's Core Strategy. 
  
 Reason for pre-commencement condition: Adequate information pertaining to ground 

conditions and coal mining legacy is required prior to the commencement of any 
development to enable appropriate remedial and mitigatory measures to be identified and 
carried out before any building works commence on site. 

 
 5 Construction management plan  
 Prior to the commencement of development, including demolition, ground works or 

vegetation clearance a Construction Management Plan (CMP) shall be submitted to and 
approved in writing by the local planning authority. The CMP shall include the following 
details: 

  
 a) Hours of construction and deliveries; 
 b) 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 effectively cleaned and washed free of mud and similar substances prior to 
entering the highway; 

 c) Dust suppression measures; 
 d) Noise emission suppression measures; 
 e) Construction routes in and around the site; 
 f) 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; 

 g) Parking of vehicles associated with construction, deliveries, site personnel, operatives and 
visitors; 

 h) Sheeting over of construction vehicles. 
  
 Development of each phase or plot shall be carried out in accordance with the approved 

CMP. 
  
 Reason 
  
 To ensure that adequate consideration is given to the need to minimise the impact on the 
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road network and reduce pollution, in accordance with Policies P5 and CG4 of Bolton's Core 
Strategy. 

  
 Reason for Pre-Commencement Condition: The site is close to residential properties and 

therefore considered to be sensitive to potential disturbances during the construction process 
and these need to be kept to a minimum to minimise any impact on the sensitive 
neighbouring uses. 

 
 6 Tree protection fencing  
 No demolition, development or stripping of soil shall be started until: 
  
 1. The trees and shrubs within or overhanging the site which are to be retained and/or are 

subject of a Tree Preservation Order (TPO) have been surrounded by fences of a type and in 
the locations shown on approved plan MY788/GCB/03 Rev G; "Tree Protection Plan"; dated 
July 2021 (within the approved Arboricultural Report) prior to such works commencing.  

 2. The approved fencing shall remain in the agreed location (in accordance with BS 
5837:2012) until the development is completed or unless otherwise agreed in writing with the 
Local Planning Authority and there shall be no work, including the storage of materials, or 
placing of site cabins, within the fenced area(s).  

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

Strategy policies CG1 and CG3. 
  
 Reason for Pre-Commencement Condition: Tree protection measures must be implemented 

prior to the commencement of works to protect the health and appearance of the tree(s) 
during the construction phase. 

 
 7 CEMP: Biodiversity  
 Prior to the commencement of development, including demolition, ground works or 

vegetation clearance a Construction Environmental Management Plan for Biodiversity 
(CEMP: biodiversity) shall be submitted to and approved in writing by the local planning 
authority. The CEMP: biodiversity shall include the following details: 

  
 a) Risk assessment of potentially damaging construction activities. 
 b) Identification of "biodiversity protection zones". 
 c) Practical measures (both physical measures and sensitive working practices) to avoid or 

reduce impacts during construction (may be provided as a set of method statements). 
 d) The location and timing of sensitive works to avoid harm to biodiversity features. 
 e) The times during construction when specialist ecologists need to be present on site to 

oversee works. 
 f) Responsible persons and lines of communication. 
 g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 

competent person. 
 h) Use of protective fences, exclusion barriers and warning signs. 
  
 Development of each phase or plot shall be carried out in accordance with the approved 

CEMP: biodiversity 
  
 Reason 
  
 To ensure that biodiversity is safeguarded during the construction phase and to comply with 

policy CG1.2 of Bolton's Core Strategy. 
  
 Reason for Pre-Commencement Condition: The site contains biodiversity interest and 

therefore considered to be sensitive to potential disturbances during the construction 
process. 
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 8 Invasive species  
 Development shall not commence until a scheme for the eradication of the invasive species 

on the application site (Montbrecia, Rhododendron, Japanese Rose, Wall Cotoneaster, 
Variegated Yellow Archangel and Three-cornered Leek) has been submitted to and 
approved in writing by the Local Planning Authority.  This shall include a timetable for 
implementation.  Should there be a delay of more than one year between the approval of the 
scheme and its implementation or the commencement of development then a new site 
survey and, if necessary, further remedial measures shall be submitted for the further 
approval of the Local Planning Authority. The scheme shall be carried out as approved and 
retained thereafter.  

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

comply with policy CG1 of Bolton's Core Strategy. 
  
 Reason for pre-commencement condition: The scheme for the eradication of invasive 

species must be understood prior to works commencing on site as it could affect how works 
are planned and carried out. 

 
 9 External materials  
 Notwithstanding any description of materials in the application no above ground construction 

works shall take place until samples or full details of materials to be used externally on the 
buildings 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 Doors and Windows  
 Prior to any doors or windows being installed, a detailed specification for all doors and 

windows shall be submitted to and approved in writing by the Local Planning Authority. The 
approved scheme shall be implemented in full before the development is first occupied and 
retained thereafter.  

  
 Reason 
  
 To ensure the development reflects local distinctiveness in order to comply with policy CG3 

of Bolton's Core Strategy. 
 
11 Roads and footways  
 No dwelling shall be occupied until the access roads, footways and footpaths leading thereto 

have been constructed and completed in accordance with drawing ref. 04 P20; "Proposed 
Site Plan"; revision dated 15.03.22. 

  
 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'. 
 
12 Visibility splay at access  
 Prior to the development hereby approved/permitted being first brought into use a visibility 

splay measuring 2.4 metres by 25.0 metres shall be provided at the junction of the access 
with Grizedale Close, and subsequently remain free of all obstructions between the height of 
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1.05 metres and 2 metres (as measured above carriageway level). 
  
 Reason 
  
 To ensure traffic leaving the site has adequate visibility onto the highway and in order to 

comply with Bolton's Core Strategy policy S1, P5 and Supplementary Planning Document 
'Accessibility, Transport and Road Safety'. 

 
13 Highways works  
 Prior to first occupation of development hereby approved full details of all works within the 

highway limit and on the proposed roads shall be submitted to and approved in writing by the 
Local Planning Authority. The approved scheme shall be implemented in full prior to the 
development being first brought into use and retained thereafter. 

  
 Reason 
  
 In the interests of highway safety and in order to comply with Bolton's Core Strategy policies 

S1, P5 and Supplementary Planning Document "Accessibility, Transport and Road Safety". 
 
14 Vehicle areas  
 Prior to the development hereby approved being first occupied or brought into use, a scheme 

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

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

order to comply with Core Strategy policies S1 and P5 and Supplementary Planning 
Document 'Accessibility, Transport and Road Safety'. 

 
15 Parking  
 Before the approved/permitted development is first brought into use the parking as shown in 

the approved plan drawing ref. 04 P20; "Proposed Site Plan"; revision dated 15.03.22 shall 
be provided and shall be made available for the parking of cars at all times. 

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

order to comply with Bolton's Core Strategy policies S1, P5 and Appendix 3. 
 
16 Traffic Regulation Orders  
 Prior to first occupation of development hereby approved/permitted, all developer obligations 

shall be fulfilled to enable the Local Highway Authority to carry out a review of Traffic 
Regulation Orders in the locality where necessary and to enable the Local Highway Authority 
to consult, advertise, promote and implement Traffic Regulation Orders to mitigate the likely 
impact of the development by way of waiting restrictions at the site access points from 
Grizedale Close and turning head provision within the site, and to implement a 20 mph speed 
limit within the site. 

  
 Reason 
  
 In the interests of highway safety and in order to comply with Bolton's Core Strategy policies 

S1, P5 and Supplementary Planning Document "Accessibility, Transport and Road Safety". 
 
17 Electronic vehicle charging points  
 Details of the electric vehicle charging points to be provided within the development shall be 
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submitted and approved in writing by the Local Planning Authority prior to first occupation. 
The electric vehicle charging points shall be provided in accordance with the approved 
scheme prior to occupation and shall be maintained for the life of the approved development. 

  
 Reason 
  
 To safeguard the amenity of the occupiers of the proposed development in respect of 

atmospheric pollution, and to incorporate high standards of sustainable design within the 
development, in compliance with policies CG2 and CG4 of Bolton's Core Strategy. 

 
18 Cycle parking  
 Prior to first occupation of the apartments hereby approved, details of on-site cycle parking to 

be provided within the site shall be submitted to and approved in writing by the Local 
Planning Authority. The approved cycle parking shall be implemented in full before the 
development hereby approved is first occupied or brought into use and retained thereafter. 

  
 Reason 
  
 To encourage cycle use and provide adequate facilities for cyclists and in order to comply 

with Bolton's Core Strategy policies S1, P5 and Supplementary Planning Document 
"Accessibility, Transport and Road Safety". 

 
19 Arboricultural method statement for gas and electricity services  
 Prior to the installation of any gas and electricity services, an arboricultural method statement 

detailing how these elements of the development will be constructed without causing harm or 
damage to the trees to be retained on the site shall be submitted to and approved in writing 
by the Local Planning Authority. The approved measures shall then be implemented fully in 
accordance with the approved details. 

  
 Reason 
  
 To ensure the safe development of the site and favourable retention of trees and in order to 

comply with Bolton's Core Strategy policies CG1 and CG3. 
 
20 Bat and bird boxes  
 The 4no. bat boxes and 1 no. bird box, as shown within approved drawing 6490.01 Rev F; 

"Landscape Proposal"; revision dated 16.06.22, shall be erected/installed in full accordance 
with the drawing prior to first occupation of the apartment building and the dwelling approved 
at plot 3. The boxes shall be retained in their approved locations thereafter.  

  
 Reason 
  
 To safeguard and enhance biodiversity, and to comply with policy CG1.2 of Bolton's Core 

Strategy. 
 
21 External lighting scheme  
 Before the development hereby approved is first occupied a scheme shall be submitted to 

and approved in writing with the Local Planning Authority for all external lighting. The lighting 
shall be designed to an illumination value of 5 lux at the nearest residential property. The 
beam angle of any lights directed towards any potential observer should be kept below 70 
degrees. Spill shields should also be fitted. The scheme shall also include a "lighting design 
strategy for biodiversity" which shall: 

  
 i) identify those areas/features on site that are particularly sensitive for bats and that are likely 

to cause disturbance in or around their breeding sites and resting places or along important 
routes used to access key areas of their territory, for example, for foraging; and 

 ii) show how and where external lighting will be installed (through the provision of appropriate 
lighting contour plan and technical specifications) so that it can be clearly demonstrated that 
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areas to be lit will not disturb or prevent the bats using their territory or having access to their 
breeding sites and resting places. 

  
 The approved scheme shall be implemented in full before the development is first brought 

into use and retained thereafter. 
  
 Reason 
  
 To safeguard the character and appearance of the locality, to prevent light pollution, and to 

safeguard bats, and in order to comply with Bolton's Core Strategy policies CG1.2, CG3 and 
CG4. 

 
22 Landscaping scheme  
 Trees, shrubs and hedgerows shall be planted on the site in accordance with the approved 

landscape scheme [drawing reference: 6490.01 Rev F; "Landscape Proposal"; revision 
dated 16.06.22] prior to the development being first brought into use. The approved scheme 
shall be implemented in full and carried out within 6 months of the occupation of any of the 
buildings or the completion of the development, whichever is the sooner, or in accordance 
with phasing details included as part of the scheme and subsequently approved by the Local 
Planning Authority. Any trees and shrubs that die or are removed within five years of planting 
shall be replaced in the next available planting season with others of similar size and species. 

  
 Reason 
  
 To reflect and soften the setting of the development within the landscape and in order to 

comply with Core Strategy policies CG1 and CG3. 
 
23 Landscape management plan  
 Following the planting of the new trees and hedgerows, the trees and hedgerows shall be 

monitored, protected and cared for, for a 5 year aftercare period, in accordance with details 
that shall be submitted to and approved in writing by the Local Planning Authority. 

  
 Reason 
  
 To safeguard the health of the new trees and hedgerows and to comply with policy CG1.1 

and CG3 of Bolton's Core Strategy. 
 
24 Boundary treatment  
 Prior to the development being first occupied the approved boundary treatments, as shown 

on drawings 04 P20; "Proposed Site Plan"; revision dated 15.03.22 and 14 P2; "Boundary 
Treatment Details"; revision dated 04.06.22, shall be implemented in full, unless otherwise 
agreed in writing with the Local Planning Authority, and retained thereafter.  

  
 Reason 
  
 To ensure adequate standards of privacy and amenity are obtained and the development 

reflects the landscape and townscape character of the area and in order to comply with 
policies CG3 and CG4 of Bolton's Core Strategy. 

 
25 Contaminated land  
 The development hereby approved shall be carried out in full accordance with the approved 

Combined Preliminary Risk Assessment; Geo-Environmental Investigation; Risk 
Assessment and Remediation Strategy- ref. CL-602-LKC 20 1186-01; dated 21 September 
2020; by LK Consult, subject to the following: 

  
 The remediation strategy for this proposed development is carried out in its entirety, in 

accordance with the recommendations of this document and to the satisfaction of the Local 
Planning Authority. 
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 The watching brief for specified aspects of this development is carried out in its entirety, in 

accordance with the recommendations of this document and to the satisfaction of the Local 
Planning Authority. 

  
 Any additional or unforeseen contamination encountered during development shall be 

notified to the Local Planning Authority as soon as practicably possible and a remedial 
scheme to deal with this approved by the Local Planning Authority. 

  
 Upon completion of any approved remediation schemes, and prior to first occupation, a 

completion report demonstrating that the scheme is suitable for its intended end use shall be 
submitted to and approved in writing by the local planning authority. 

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

Core Strategy policy CG4. 
 
26 Arboricultural method statement  
 The development hereby approved shall be carried out in full accordance with the method 

statement contained within "Arboricultural Report (BS 5837:2012)"; ref. 
PM/FULL/23/09/2021l by Murray Tree Consultancy; dated September 2021. An 
Arboricultural Supervisor shall be employed to supervise the works. 

  
 Reason 
  
 To ensure the safe development of the site and favourable retention of trees and in order to 

comply with Bolton's Core Strategy policies CG1 and CG3. 
 
27 Geosystem/Geotextile construction  
 The car parking area to the north of the apartment building and the eastern car parking space 

for the dwelling at Plot 1 shall be constructed in accordance with the details as shown in 
drawing ELL/20078/WH/L/172; "Proposed Geotextile Area"; dated 04/10/2021, to avoid 
causing harm or damage to the trees proposed to be retained within the site. 

  
 Reason 
  
 To ensure the favourable retention of trees and in order to comply with Bolton's Core Strategy 

policies CG1 and CG3. 
 
28 Woodland management  
 The area of protected woodland to the west of the site (protected under Tree Preservation 

Order Bolton (New Church Road) 1994 and as identified within the approved Management 
Plan) shall be managed for at least 10 years following competition of the development, in 
accordance with the approved woodland management plan: "Management Plan 
(Woodland)"; ref. MG/6490/WMP/AUG21; by TBA Landscape Architects; dated August 
2021. 

  
 Monitoring reports, as to how the management of the woodland has been carried out in 

accordance with the approved management plan, shall be submitted to the Local Planning 
Authority on an annual basis for the 10 years following completition of the development. 

  
 Reason 
  
 To safeguard and enhance biodiversity within the development site and to comply with policy 

CG1.2 of Bolton's Core Strategy. 
 
29 Approved plans  
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 The development hereby permitted shall be carried out in complete accordance with the 
following approved plans: 

  
 01 P1; "Site Location Plan"; dated 08.12.19 
 04 P20; "Proposed Site Plan"; revision dated 15.03.22 
 06 P5; "Proposed Ground, First and Second Floor Plan - Apartments"; revision dated 

07.01.22 
 07 P5; "Proposed Third Floor and Roof Plan - Apartments"; revision dated 07.01.22 
 08 P6; "Proposed Elevations - Apartments Option B"; revision dated 07.01.22 
 10 P7; "Proposed Plans and Elevations - Plots 1 and 2"; revision dated 01.11.21 
 11 P4; "Proposed Plans and Elevations - Plots 3-5"; revision dated 01.11.21 
 12 P8; "Proposed Plans and Elevations - Plots 6-8"; revision dated 01.11.21 
 13 P1; "Proposed Roof Plans - Houses"; dated 08.07.21 
 14 P2; "Boundary Treatment Details"; revision dated 04.06.22 
 17 P1; "Bin Store Details"; dated 08.07.21 
 6490.01 Rev F; "Landscape Proposal"; revision dated 16.06.22 
 ELL/20078/WH/L/140 Rev E; "External Works Layout"; revision dated 07.10.21 
 ELL/20078/WH/L/172; "Proposed Geotextile Area"; dated 04/10/21 
 Secura Retaining Wall System Specification Sheet; Verdant Solutions; received 01 Apr 2022 
  
 Reason 
  
 For the avoidance of doubt and in the interests of proper planning. 
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