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Mr Andrew McGlone
Case Officer

Planning 

Bolton Council 

Andrew.mcglone@bolton.gov.uk
By email

17 June 2011


Dear Mr McGlone,

REF: 86142/11 – Hollywood Lodge, Chorley New Road, Lostock

SAVE Britain’s Heritage writes to object to the application to demolish Hollywood Lodge, Chorley New Road, Lostock and replace it with three linked townhouses. 

Hollywood Lodge was built in 1897 for William Higgin, a wealthy industrialist, as a gate lodge for Hollywood, a grand Gothic house built in 1850 for the Higgin family. The estate passed to the Taylor family, another well-known Bolton cotton manufacturing family, through marriage. Some of the Hollywood Estate buildings are still lived in by Taylors. 

The lodge, although small, is well proportioned and of good design. It is constructed from grey stone from a local quarry and has some fine detailing, including a distinctive square-bay corner window. Together with its handsome and well-built gate piers and boundary walls, the lodge is a prominent and much-loved landmark on Chorley New Road, an area popular with wealthy 19th-century rich Boltonians for building large houses. Hollywood Lodge is a valuable remnant of the area’s past. Its survival as one of only six gate lodges in the area makes its preservation all the more desirable. 

In our view, the lodge contributes to the area’s local distinctiveness. There is no doubt that the loss of this building would have a negative impact on the character of the street. 

Although the Hollywood estate buildings are under separate ownership, their group value is significant, and should be a consideration when assessing this application.

SAVE is concerned that demolition would mean the loss of an important local heritage asset. 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).

SAVE can find no evidence in the application that would support the granting of consent to demolish the building. The Design and Access Statement submitted acknowledges the prominence of the lodge on Chorley New Road, its historical importance and association with the Hollywood estate. The subsequent division of the estate and the fact that the lodge occupies a ‘remnant island site’ does not, in our view, diminish the architectural and historical interest of the building, and should not be used as justification for demolition.  (3.1)
Points (3.2) and (6.3.4) describe how the lodge has been neglected and is ‘close to dereliction‘.  However, in 2007 it was in good condition (when it was sold to the current owner). An independent condition survey and structural report would be beneficial. 

Points (6.35) and (6.3.6) mention 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. 

It is clear to us that this building could be retained as part of a reuse scheme. Despite the fact that incorporating the current building into the scheme may not produce the same level of return as new-build, this does not mean that it is not practical or economic to do so. Indeed, the long-term benefits of retaining the lodge should also be considered as it would serve to enhance the quality and status of the development - as well as securing a local landmark.

A recent Government directive has reclassified gardens and they are now no longer identified as brownfield sites. This change serves to strengthen the case against development on this site. Hollywood Lodge’s garden is not a ‘brownfield site’ and (6.3.7) of the Design and Access Statement (6.3.7) is incorrect to have classified it as such. 

In accordance with the council’s local policy, Hollywood Lodge should be preserved. CG3 and OA4 of the Core Strategy document state that the council and its partners will:

‘Conserve and enhance local distinctiveness, ensuring development has regard to the overall built character and landscape quality of the area.’ (CG3)
‘Require development to be compatible with the surrounding area, in terms of scale, massing, grain, form, architecture, street enclosure, local materials and landscape treatment including hard and soft landscaping and boundary treatment. Historical associations should be retained where possible.’ (CG3)

‘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.’ (CG3)

‘Conserve and enhance the character of the existing physical environment…’(OA4)

(3.11) of the council’s Core Strategy is also relevant here and refers to Lostock specifically:

‘The high quality visual environments of the outer areas of the borough will be protected and enhanced. There will continue to be smaller scale developments within the urban area for a range of uses where the character of the area and the existing infrastructure allows it. In the rural areas of the borough there will be constraints on most forms of development, either because they are in the Green Belt or will continue to be areas of Protected Open Land. This objective covers a wide range of locations across the borough. In the west of the borough it includes the freestanding towns of Horwich, Westhoughton and Blackrod, together with Heaton, Over Hulton and Lostock; to the north it includes Smithills, Astley Bridge, Bromley Cross and Bradshaw; to the east it includes Little Lever and Kearsley; it also includes the open land between these built up areas.’
Permitting demolition of Hollywood Lodge would breach this policy. 

We note that the design of the replacement building draws upon the historical associations of the current building – its former role as a lodge/gatehouse, its context in the old estate and its relationship with the main house. It seems contrary, therefore, that the lodge should therefore be sacrificed for a new building which alludes so heavily to the significance and history of the original building. (Design and Access Statement 9.1.5)

Lastly, if the effects of the project are deemed likely to give rise to significant effects on the environment then a full Environmental Impact Assessment (EIA) will need to be carried out to consider all the effects of the project and permission to demolish can be refused. It is a requirement of any screening opinion to address impacts of the demolition of any existing structures - in this case Hollywood Lodge- and to address the loss of embodied energy; pollution and noise created by the demolition; loss of material assets and the loss of cultural heritage.

In light of these concerns we urge you to refuse this application.

Yours sincerely,
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Rhiannon Tracy

Buildings at Risk Officer

