BOLTON & DISTRICT CIVIC TRUST

Serving:

Bolton, Blackrod, Farnworth, Horwich, Kearsley, Little Lever, Turton and Westhoughton

Registered Charity No. 251429

Dear Mr McGlone,

PA 86142/11

PROPOSED DEMOLITION OF HOLLYWOOD LODGE AND
REPLACEMENT BY 3X4BED, 3 STOREY, LINKED TOWN HOUSES
Bolton and District Civic Trust writes to object to this planning application.

We object to

· The proposed demolition

· The proposed replacement

PLANNING HISTORY

In response to an earlier application on this site (PA 79611/08), the Lodge was described by Bolton Council’s former Conservation officers as ‘an attractive stone built lodge house set within a modest sized plot.’  They also stated that ‘as the area is characterised by properties set in substantial landscaped plots the infilling of this prominent plot with buildings and hardstanding would harm the leafy suburban characteristics of the area.’

That application was refused.  The decision notice stated, ‘The proposed extension would, by virtue of its design, height, size, massing, architectural style and siting be detrimental to the character and visual appearance of the surrounding area, street scene and the original building’.

The officers indicated that a more sympathetic extension might be acceptable.

HOLLYWOOD LODGE AND ITS PLACE IN THE HOLLYWOOD ESTATE
Hollywood Lodge was built in 1897 as a gate lodge for Hollywood, a grand Gothic house built in 1850 for the Higgin family, and now retained, happily conserving many internal features, as the main building of Beaumont Hospital.
Hollywood was owned by Helen Agnes Taylor (nee Higgin) and her husband Edgar Taylor, whose firm, Holdsworth Brothers, was eventually the last independent cotton spinners in Britain, closing only in 1990.  Edgar and Helen Taylor brought up 7 children at Hollywood, with the help of 9 staff – 2 gardeners, 1 coachman, a nanny and 5 more residential staff.

Mrs Taylor died aged 96 in 1978.  She bequeathed Hollywood Cottage to Tom and Betty Roberts, gardener and cook, and Hollywood Lodge to Fred and Ethel Roberts, gardener and housekeeper.  Fred lived on in the Lodge, lovingly tending his garden, until his death in 2007, aged 91.  Both Hollywood Lodge and Hollywood Cottage have now been sold.  Whereas the Cottage has been retained and sensitively extended, the Lodge has been left unoccupied since its acquisition four years ago.

The Hollywood Estate originally spanned 11 acres stretching between the top of Old Hall Clough and Chorley New Road.  Its size, and the quality of the buildings, is a reminder of the wealth generated by cotton industry in Bolton in Victorian times, when several such estates existed along Chorley New Road.

The principal Hollywood Estate buildings still exist, although the land between them has been infilled.  These buildings comprise Hollywood itself together with Hollywood Cottage, Hollywood Lodge, Hollywood Stables, Holly Hill and Culzean.  Apart from Culzean, the style and building materials form a coherent whole, being constructed from grey stone from a local quarry.  We append recent photographs of the Hollywood Estate buildings, provided by Mrs Elaine Taylor.  These show that the group value of these buildings is significant and should be a consideration when assessing this application, which aims to destroy one of them.
All but one of these significant buildings is occupied and lovingly maintained in good condition.  In contrast, the Lodge, which was in good condition in 2007 (when it was sold to the current owner), is now described by the Applicant as neglected and ‘close to dereliction’.  SAVE Britain’s Heritage has suggested that an independent condition survey and structural report should be undertaken.
The style of Hollywood Lodge is unusual and distinctive, with a squared bay window set across the corner; it is still complemented by the fine set of 4 gateposts and wing walls with chamfered coping stones, and by the boundary wall into which its name is carved.
In addition to its architectural merits, Hollywood Lodge, a prominent and much-loved landmark, clearly speaks of the area’s affluent past.  It has a special community value, as it is the ‘public face’ of the Hollywood Estate, being now the only property visible from the main road.  Its survival as one of only six gate lodges in the area makes its preservation all the more desirable.  We agree with SAVE that the loss of this building would have a negative impact on the street character of Chorley New Road. 

RANGE AND LEVEL OF OPPOSITION

Fifty letters of objection to this demolition proposal have so far been received by the Council.  They include letters from members of the Taylor family, including Lord Taylor, grandson of Edgar and Helen Taylor, and an expert on Housing, his mother Mrs Gillian Taylor, now living in Cornwall, and Mrs Elaine Taylor, MA, both of whom have provided invaluable historical and family information to support the retention of Hollywood Lodge.  Members of the Roberts family, former occupants of the Lodge, have also objected to the proposal, and expressed surprise, as they recalled reassurances from the Council that the building would be protected from demolition because of its heritage value.  The general public of Bolton, together with concerned neighbours, have also objected, as has Lostock Residents’ Group.  Professional input from the heritage community has been forthcoming in a robust letter from SAVE Britain’s Heritage, together with one from The Victorian Society.  SAVE is concerned that demolition would mean the loss of an important local heritage asset and can find no evidence in the application that would support the granting of consent to demolish the building.
NATIONAL POLICY

Although unlisted, this building is not without protection.  National planning policy guidance, set out in PPS5, gives undesignated heritage assets significant protection in the planning process, ‘The effect of an application on the significance of such a heritage asset or its setting is a material consideration in determining the application’ (HE8.1).

BOLTON’S PLANNING POLICIES
The main policies against which this development is to be assessed are those in the Core Strategy, adopted by the Council in March 2011.  The relevant policies here are CG3 (Cleaner and Greener Bolton) and OA4 (West Bolton).  The new definition of Previously Developed Land is also relevant.  It is incorrect to claim, as the applicant does (Design and Access Statement: 6.3.7), that the site is brownfield.

The proposed demolition fails to conform to the Council’s Policies.  In particular it fails on Policy CG3.4, which requires the Council to ‘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. ‘
COMMERCIAL VIABILITY OF THIS PROJECT

The Applicant has claimed that refurbishment of the existing building is ‘not commercially viable‘.  However, a full Economic Viability Report giving a breakdown of costs has not been submitted and is required. 

ENVIRONMENTAL IMPACT ASSESSMENT (EIA)
A full Environmental Impact Assessment (EIA) should be carried out to consider all the effects of the project and permission to demolish can be refused on grounds which include the loss of embodied energy, pollution and noise created by the demolition, loss of material assets and the loss of cultural heritage.

THE PROPOSED SCHEME

The Civic Trust asserts that the proposal submitted for this site, post demolition, also fails to comply with Bolton’s Policies.  These matters have been addressed in other submissions.  We include the factors below among the significant issues which should be considered in evaluating any post-demolition scheme.
· Density of development, in the Agent’s words, this is a ‘jigsaw-tight’ scheme
· Exceeds the level of development permitted in gardens

· Extent of site lost to building and hardstanding

· Character and appearance

· Street scene

· Impact on Trees and Wildlife
· Bat survey

· Parking matters, a considerable local concern

· Highway constraints
FUTURE OF THE SITE
The Civic Trust believes that Hollywood Lodge can and should be saved from demolition.

We believe that, as its Conservation Officers did in PA 79611/08 for this site, the Council should encourage the owner to seek a sensitive extension of the current building.  We feel that it is both possible and economically viable, though not perhaps as lucrative, to retain a single property on the site while also complying with the various policy issues which are raised in this letter.

We urge the Council to reject this proposal.
Yours sincerely,

(Dr) M M F Collier

Executive Member for Lostock

Bolton and District Civic Trust

18 June, 2011

