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1.0 INTRODUCTION 

 

The purpose of this report is to comment on the existing structural condition of 

the above building with particular regard to dangerous elements of the overall 

structure and to comment on the feasibility of retention of the building for 

modern day usage. 

 

The Report is based on a visual inspection only predominantly to the external 

aspects of the property and was last inspected by this practice in the 1990’s 

(approximately). 

 

The majority of the interior access is extremely limited owing to the potential 

instability to parts of the building. 

 

The aerial photograph circa 1960 shows the general condition and layout of 

the mill in better days. 
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2.0 PREAMBLE 

 

The original mill (Unit 1) was constructed in the early 1800’s comprising the 

three storey back to earth construction located on the Southern end of the 

current complex at the end of the access road from Edenwood Lane, Off 

Bolton Road. 

 

The original mill was extended in a three bay gable profile on the level site 

immediately adjacent to the North Eastern (right hand) bank of the River 

Irwell, extending for a length in the order of 80 metres x 25 metres wide (three 

storey) with a further single storey construction on the North Western aspect.  

(See Plan) 

 

With the exception of the original natural stone solid wall construction mill, 

the remainder of the development is in Accrington facing brick with 

reinforced concrete lintels and an internal steel frame construction supporting 

suspended timber floors at first and second floor levels.  (Units 2 – 10). 

 

The whole site is heavily overgrown with vegetation with the majority of 

ground floor windows and openings boarded over or incorporating security 

fencing.  

 

For location purposes only the various units have been identified as detailed 

below. 
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INSPECTION 

 

 

3.0 UNIT 1 – ORIGINAL MILL 

 

 

 
 

 

3.1 The original mill has a back to earth construction in natural stonework 

of solid wall construction incorporating three storeys to the front 

riverside elevation, accessed with a 4 metre wide track located at the 

site of the variable height retaining wall leading to the Southern front 

corner of the mill.  The mill was completed with a blue slated pitched 

roof.  (Photograph 075, 076, 077). 
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3.2 The building is aligned on an approximate North/South orientation 

with the front elevation having a predominantly Eastern aspect. 

 

3.3 The elevation incorporates a repeated window pattern at ground, first 

and second floor levels, the windows framed with natural stone heads 

and cills, with regular stone coursing.  The wall thicknesses (not 

confirmed) probably in the order of 450mm thick. 

 

3.4 For identification purposes the windows are numbered from left to 

right, Bays 1 – 8 with exception of a blank Bay between Bays 1 and 2 

on a regular pattern.  (Photographs 075, 076, 077). 

 

3.5 On the front left hand side (Bay 1) the second floor window has been 

modified from an original ‘taking-in’ door to form the current reduced 

window opening.  (Photographs 075, 135). 

 

3.6 In the vertical plane loss of vertical alignment is evident in the upper 

levels the loss of vertical alignment increasing towards the right hand 

aspect.  (Photographs 133, 134, 139, 140). 

 

 

 
 

 

3.7 Pattress plates (4 number) originally located at first floor head level 

between Bays 2 and 3 possibly for wall deflection or internal factory 

fittings.  (Photographs 136, 137). 
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3.8 The stonework coursing is good notwithstanding the weathering to the 

pointing and general staining to the masonry owing to the absence of 

any rainwater systems. 

 

3.9 The horizontal profile of the window heads and cills is satisfactory the 

minor losses not extensive.  (Photographs 141, 142). 

 

3.10 Of more concern is the evidence of bowing to the front elevation and 

we would expect separation evident at first and second floor levels 

between the front walls and any return cross walls.  (Photograph 139). 

 

3.11 At ground floor level to Bays 7 and 8 a 4 metre wide vehicle opening 

has been formed in the original wall.  (Photograph 143). 

 

 

4.0 SOUTHERN ELEVATION 

 

4.1 The two storey gable fronted Southern elevation is accessed at first 

floor level, the access road retained on a natural stone wall leading 

from Edenwood Lane up to the Southern corner of the original mill.  

Maximum wall height on the front elevation in the order of 4 metres.  

(Photographs 133, 135). 
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4.2 The gable elevation incorporates a sliding doorway on the left hand 

Western side with a former personnel door completed with an original 

stone head detail, the doorway has been infilled in stone.  (Photograph 

001). 

 

4.3 At upper level (second floor from front elevation) two original ‘taking-

in’ doors with drip stoner details have been partially infilled with 

matching stone.  The gable elevation is asymmetrical in profile. 

 

 

5.0 WESTERN ELEVATION 

 

5.1 The left hand Western elevation reduces in height towards the North to 

accommodate the rising access road levels to the rear of the site and 

extends for a length in the order 35 metres.  The initial 10 metre 

section following a skew alignment to follow the original line of the 

access road and originally incorporated a covered pitched roof section 

over the roadway. 

 

5.2 An infilled former ‘taking-in’ door with hood detail is retained at true 

second floor level.  (Photograph 002). 
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5.3 The profile of the upper pike stonework to the original canopy is still 

present although the roof trusses and purlins have collapsed. 

 

5.4 The central wall section incorporates 3 number windows at second 

floor level with a partial cover window to the first floor level.  

(Photographs 003, 004). 

 

5.5 Internally the roof incorporates king post trusses approximately 3 

metre centres.  Collapse of the main roof slope has occurred over the 

majority of the roof area.  (Photograph 168). 

 

 

 
 

 

5.6 The Northern gable of the original mill has no roof or restraints and is 

free standing.  (Photograph 007). 

 

5.7 The rear wall incorporates 4 number windows at second floor level 

with an increased frontage to that on the front elevation. 

 

5.8 The horizontal alignment at wall plate level follows a slight hogging 

profile.  (Photograph 009). 
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6.0 NORTH WEST REAR WALL – UNIT 2 

 

 

 
 

 

6.1 The single storey wall in dressed stone follows a skew alignment from 

the base of the chimney continuing for a length in the order of 20 

metres incorporating five window openings with stone heads and cills.  

(Photographs 017, 018). 
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6.2 The horizontal and vertical profile of the wall is reasonable.  

(Photographs 019, 020, 021). 

 

6.3 From the open windows the interior of Unit 2 can be observed with 

significant loss of roof structure and slating.  (Photographs 022, 023, 

175). 

 

 

 
 

 

6.4 Limited view of unit from (East) section pf Units 3 and 4.  (Photograph 

024). 
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7.0 UNIT 5 

 

 

 
 

 

7.1 A 3 metre wide gable doorway leads into the South Western elevation 

(main unit) located on the left hand rear North Western corner of the 

complex.  (Photograph 026). 
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7.2 The original outer leaf of dressed stone has been removed from the 

doorway exposing the random inner wall construction.  (Photographs 

026, 027). 

 

7.3 The external rear wall to the entrance of Unit 3 is completed in dressed 

stone incorporating three rectangular windows.  Some of the stonework 

at wall plate level is missing.  (Photograph 030). 

 

7.4 From the entrance into the rear wall follows a skew alignment to the 

larger area of the main Unit towards the North East.  (Photographs 028, 

029).   

 

7.5 The flank wall constructed in Accrington brick, both wall thicknesses 

circa 300mm, and incorporating 375mm x 100mm wide piers beneath a 

four course deep corbelled brickwork at eaves level.  (Photographs 

030, 031, 032). 

 

 

 
 

 

7.5 The rear North Western wall to Unit 3 extends for a further 30 metres 

with a 2 metre square opening flanked on the right hand side (South 

West) by two Bays between brickwork piers incorporating rectangular 

windows on stone cills beneath a four course deep corbelled brickwork 

head.  (Photographs 034, 035). 
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7.6 The window details are repeated to the left hand (North East) of the 

opening with four matching windows.  (Photograph 036). 

 

7.7 Internally the roof construction incorporates king post with a central 

steel tie on the largest spans whilst the smaller spans towards the 

entrance are of tied rafter configuration.  (Photographs 037, 038, 039). 

 

7.8 The roof is over-boarded but all the slates have been removed.  

(Photographs 179E, 041, 042, 048). 

 

 

  
 

 

7.9 On the internal cross wall between Unit 5 and 6 the lower first floor 

level of Unit 6 overlooks the ground floor to Unit 8.  (Photographs 

039, 040). 

 

7.10 The adjoining Unit No. 6 incorporates steelwork beams spanning the 

full width of the Unit originally incorporating suspended timber floor 

joists (now missing).  (Photographs 043, 044). 

 

7.11 The seating of the trusses on the external/internal cross wall is still in 

place.  (Photographs 045, 046, 047). 

 

7.12 The gable elevation incorporates a rectangular doorway on the North 

Eastern corner – Unit 3. 

 

7.13 Photograph 048 shows the typical condition of the original pitched 

roof. 
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8.0 NORTH EASTERN GABLE – UNIT 5 

 

 

 
 

 

8.1 The gable to Unit 5 extends for a width in the order of 10 metres 

incorporating three indented panels completed with four courses of 

brickwork to the upper pike level and a doorway in the central section.  

(Photographs 049, 050). 
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8.2 The overall profile and condition of the brickwork is satisfactory 

notwithstanding weathering to the pointing.  (Photographs 049, 050). 

 

 

  
 

 

8.3 There is an eroded slope (former footpath) forming a water channel 

following recent rainfall, running from North to South.  (Photograph 

051). 
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9.0 NORTH EASTERN WALL TO UNITS 9 AND 10 

 

 

 
 

9.1 The North Eastern elevation to the two units is a full height wall in 

brickwork laid in stretcher bond extending for a total width in the order 

of 12 metres, incorporating a 1400mm square pier on the right hand 

Northern corner and a smaller pier on the left hand South Eastern 

corner.  The wall is completed with a probable concrete coping.  

(Photograph 052). 
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9.2 Considerable efflorescence is evident to the brickwork but the vertical 

profile is reasonable.  (Photographs 053, 054). 

 

 

  
 

 

9.3 The eroded water channel on the Northern aspect is shown in 

photograph 055. 

 

9.4 The rainwater hopper from the roof valley between Units 9 and 10 still 

exists against the flank wall, with a personnel door on the left hand 

North Eastern corner.  (Photographs 054, 055). 
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10.0 RIVER ELEVATION NORTH EAST – UNITS 4 AND 8 

 

 

10.1 The North Eastern corner of the main mill overlooks the River Irwell 

incorporating twin culvert discharge pipe diameters approximately 1.5 

metres constructed in a head wall overlooking the downstream section.  

(Photographs 059, 060).  

 

10.2 The North Eastern corner incorporates a 10 metre return wall from 

Unit 10 with a full height rectangular infill construction between the 

part gable elevation of Unit 8.  (Photographs 061, 062, 063). 
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11.0 SOUTH EAST ELEVATION – MAIN MILL 

 

 

 
 

 

11.1 The South East elevation forming the external walls fronting onto the 

river to Units 4 and 8, is two storeys high extending for a length in the 

order of 60 metres. 

 

11.2 The format of the two Units (4 and 8) is almost identical incorporating 

686mm (original 27” piers) by 110mm (4 inch) at 3.61 centres – 12ft) 

with two windows at ground and first floor level. 

 

11.3 The earlier construction of Unit 4 (Bays 1 – 9) includes window 

openings incorporating natural stone cills and a reinforced concrete 

head to the window openings at first floor level. 

 

11.4 The Bays 10 - 16 incorporate a concrete head detail with visual 

evidence of minor crazing and spalling to the face. 

 

11.5 The elevation is completed in garden wall bond (headers every three 

courses) on an enlarged brickwork plinth. 
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11.6 The door and windows are seated on a two course deep stone cill 

beneath a reinforced concrete four course deep lintel at first floor level. 

 

11.7 The wall height is in the order of 6.5 metres above external ground 

level and originally incorporated natural stone coping. 

 

11.8 In Bays 1, 5, 9 and 13 the parapet height increases on the remainder of 

the wall section by five courses of brickwork (approximately 375mm) 

and the Panels incorporate a projecting brickwork motif.  (Photographs 

087E, 067, 064). 

 

 

  
 

 

11.9 The North Eastern corner incorporates a rectangular infill structure 

between the North Eastern gable of Unit 11 and the South of the flank 

of Unit 10.  (Photographs 062, 063). 

 

11.10 On the left hand end of the front elevation (South West) there is a 

single storey brick faced outshoot spanning over the River Irwell 

extending for a width in the order of 4 metres incorporating 3 number 

window openings on the two flank walls, with double window 

openings with adjoining piers on the front South East aspect.  

(Photographs 0.73, 078, 086). 
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11.11 Internally, the outshoot is overgrown with the remains of a fire 

damaged hip on the North Eastern side.  (Photographs 078, 079, 080, 

081, 082, 084, 085). 

 

  
 

11.12 At first floor level on the main unit (Unit 4) severe spalling is evident 

to all the concrete lintels at first floor level to Bays 1 – 4 with spalling 

of the concrete and exposure of the main reinforcement.  (Photographs 

081, 082, 083 – close up). 
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12.0 FRONT ELEVATION – BAYS 5 – 9 

 

12.1 The window heads to Bay 5 follow a slight hogging profile with 

settlement towards the right hand and left hand aspect.  Spalling to the 

concrete lintels is evident with exposure of the reinforcement, copings 

are missing at eaves level with spalling to the concrete window heads 

at first floor level.  (Photographs 070, 072, 087, 088 089, 090, 091, 

092). 
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13.0 BAYS 10 - 13  

 

13.1 A later construction evidenced with a slightly improved finish to the 

concrete lintels at first floor level, although horizontal crazing at mid 

beam depths is evident to most window heads at ground and first floor 

level with some cracking and spalling to the ground floor head (Bay 

11) and leachate in the parapet brickwork (Bay 12).   (Photographs 

065, 066, 093, 094, 096).  

 

 

  
 

 

14.0 BAYS 14 – 16 

 

14.1 The end Bay 16 is set back from the right hand bank of the river by a 

distance in the order of 2 – 3 metres, the bank sustaining intensive tree 

growth, all copings are absent and crazing is evident to the concrete 

lintels.  The brickwork and pointing are in fair condition.  (Photograph 

099). 
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15.0 SOUTH WEST ELEVATION 

 

15.1 The South West elevation to the wall extends for a length in the order 

of 6 metres incorporating a central double bay between single 

windows.  (Photographs 144, 145). 

 

15.2 Spalling and reinforcement exposure is evident to all four lintels at 

both levels.  (Photographs 146, 147). 
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16.0 INTERNAL INSPECTION 

 

16.1 A limited inspection of the ground floor of Units 3 – 4 was made 

adjoining the windows to the river elevation around Bay 5 (outshoot) 

to Bay 9. 

 

16.2 The section was one of the earlier constructions incorporating 150mm 

cast iron columns with additional steelwork column supports, and a 

mixture of timber and steel beams and timber floor joists. 

 

16.3 Collapse of the upper floor and roof has occurred to several locations 

with the remains of the timber debris on the floor.  (Photographs 148, 

149, 150, 151, 152). 

 

  
 

 

16.4 Towards the centre of the area more significant losses to the upper 

floor level are evident.  (Photographs 156, 158, 159, 248, 249). 

 

16.5 Access to the base of the chimney confirmed a satisfactory 

construction.  (Photographs 242, 243). 

 

16.6 On the cross wall between Units 3 – 2 is a 6 metre high wall extending 

to the roof valley level, the upper first floor level to Unit 2 supported 

on the lower retaining wall section and the remains of steelwork cross 

beams at first floor and lower roof level.  (Photograph 252). 
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16.7 Remains of the of the suspended timber floor joist construction are 

evident towards the East of Unit 3 and part Unit 4.  (Photographs 253, 

254, 255). 

 

16.8 At ground floor level by the external (river wall) partial remains of the 

upper floor construction are present.  (Photographs 256, 258). 

 

16.9 Upper floor and roof collapse has occurred towards the North East end 

of Units 3 and 4.  (Photographs 259, 260, 261, 262, 263, 264, 265, 266, 

267, 268). 

 

 

  
 

 

16.10 In the central section Units 7 – 10 roof debris is evident.  (Photographs 

271, 272, 273). 

 

16.11 Photograph 179 shows the general poor condition of the roof structures 

to the whole of the mill complex.  
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11.0 CONCLUSIONS 

 

11.1 Since our previous inspection in the mid 1990’s severe deterioration 

has occurred to most of the structural elements. 

 

11.2 The overview of the whole roof structure of the complex highlights the 

total deterioration and collapse to all roof coverings including the 

original mill (Unit 1) and the multiplicity of the various pitched roofs 

and valleys in Units 2 – 11. 

 

11.3 On the original three storey back to earth Unit no safe internal access 

was available but the condition of the second floor and roof structure 

viewed from the rear windows clearly emphasises the total roof 

collapse with high probability of further deterioration to timber floors. 

 

11.4 Externally, the reduced lateral restraint originally offered by suspended 

timber floors to the front wall of the original mill has no doubt 

exacerbated the bowing profile to the three storey front elevation, 

together with loss of horizontal deflection across the frontage. 

 

11.5 With movement patterns of this nature separation is usually evident at 

the junction between external and any internal cross walls and floor 

beams/floor joists seating.  Dependant on the extent of timber wet rot 

clearly evident in the remainder of the main mill. 

 

11.6 Given this loss of lateral restraint the front wall structurally could be 

classified as free standing and even with an expected wall thickness in 

the order of 450mm potentially unstable. 

 

11.7 On the larger footprint of the main mill complex the roof structures can 

be totally discounted for any menial reference, retention or reuse. 

 

11.8 The suspended floors of the main complex originally incorporate a 

mixture of structural steelwork beams on a mixture of cast iron and/or 

steel columns, supporting large section timber floor joists.  The 

photographs of the ground floor interior to Units 3, 4, 7, 8 and 11, 

clearly shows the severe deterioration to the exposed majority of 

timber members including the over-boarding to the ground floor levels 

on a presumed concrete oversite. 

 

11.9 The main structural steelwork sections apart from any surface 

deterioration (rusting) would normally be capable of reuse, although it 

is questionable whether the current structural layout of the industrial 

mill could be retained and accommodate any future non-industrial 

usage. 
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11.10 With regard to the external walls of the main unit the overall line and 

level of the Accrington brick frontage is satisfactory, although again 

there will be a loss of lateral restraint at eaves level given the collapse 

and deterioration to the trussed roof sections. 

 

11.11 Severe leachate/efflorescence is evident particularly on the North 

Eastern end to Units 9 and 10. 

 

11.12 The partition/fire break cross walls, between the miscellaneous units 

spanning laterally across the central section of the site would appear to 

have little value in a new development. 

 

11.13 On the river frontage the first floor lintels to Bays 1 – 9 (18 number) 

are constructed in reinforced concrete and severe spalling is evident 

exposing the reinforcement and this will involve the replacement of the 

eighteen windows including wall replacement above the windows. 

 

11.14 On the remaining window sections of the later construction faint 

crazing is evident to the face of the concrete lintels with further 

spalling, and again some remedial work will be required to the lintels, 

although whether repaired concrete lintels of this age could be retained 

in a new development is questionable. 

 

11.15 Regardless of the retention of any of the structural elements work 

within the whole mill complex would involve considerable health and 

safety issues with regards to the unsafe nature of all the internal floors 

and roof constructions. 

 

11.16 To conclude, I consider the viability of conversion and retention of the 

current industrial complex for the domestic housing market to be 

unrealistic, not only for the Architectural challenges to the existing 

format but also for the extensive issues of health and safety within the 

works as a whole.  Upgrading and repairing the existing structural 

layout for today’s housing markets would be considerable, and I 

consider that the costs for any attempted conversion would be 

excessive and uneconomical in todays climate. 

 

 

 

 

 

Michael Pooler M. Sc. C. Eng. M.I.C.E. F. Cons. E. 
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PHOTOGRAPH LIST 

 

UNIT 1 – ORIGINAL MILL 

 

001 Gable to original mill 

002 Rear elevation, Bays 2 – 1 

003 Rear elevation (left) 

004  Rear elevation (right) 

005 Second floor, rear to front elevation 

006 Second floor, North East, Bays 8 - 5 

007 North Eastern gable 

008 Not used 

009 Western rear elevation, original mill, Unit 1 

010 Northern gable adjoining chimney 

011 Access road to rear 

012 Chimney stack 

013 Chimney 

014 Debris looking North – South (Unit 1 first floor) 

015 Not used 

016 Inside face of front elevation, Unit 1 

075 Front elevation Bays 11 – 4 

076 Front elevation Bays 2 – 6 

077 Front elevation Bays 4 – 8 

129  Chimney and roof to Unit 1 

133 Southern gable and front elevation 

134 Loss of vertical alignment to front 

135 Bays 1 – 2 

136 Bays 2 – 3 

137 Pattress plate, Bays 2 – 3 

138 Pattress plate, Bays 2 – 3 

139 Vertical profile, Bays 1 – 4 

140 Vertical profile, Bays 2 – 4 

141 Ground floor and first floor, Bay 2 

142 First and second floor, Bays 2 – 4 

143 Construction joint 5 – 6, Bays 5 – 8 

144 South West flank to main mill 

 

 

UNIT 2 – EXTERNAL NORTH WEST WALL 

 

017 Wall return by chimney 

018 Single storey, North West elevation 

019 North West rear wall Unit 1 (West) 

020 North West rear wall Unit 2 (centre) 

021 North West rear wall Unit 2 (East) 
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022 Internal rear bay, Unit 2 

023 Unit 2 

024 Unit 2 looking to central and front bay 

025 Unit 2 North West, Bays 5 – 4 

130 Roof slope to Unit 2 

131 Roof slope to Unit 2 

132 Roof slope to Unit 2 

 

 

UNIT 5 

 

026 Gable door to Unit 5 

027 Original door, Unit 5 

028 Internal cross wall Units 5 - 6 

029 Internal cross wall Units 5 - 9 

030 Stone elevation to Unit 5 

031 Skew link to Unit 5 

032 Skew link to Unit 5 

033 Skew link to Unit 5 

034 Unit 5 main rear wall, panel 1 – 2, door 

035 Doorway and panel 3 

036 Panels 3 – 6, Unit 5 

037 Unit 5 internal looking North East – South West 

038 Tied rafter roof support 

039 Internal party wall 

040 Cross wall to Unit 6 

041 King post truss – general arrangement 

042 North East gable Unit 5 

043 First floor collapse above ground floor, Unit 6 

044 Collapsed first floor Unit 6 to ground floor Unit 6 

045 North West wall to Unit 5 

046 Northern corner Unit 5 

047 North East gable to Unit 5, internal 

048 Collapsed roof South East slope 

049 Northern corner 

050 North Eastern gable 

051 Water erosion to slope 

117 Unit 5, Northern corner 

118 Unit 5, North West rear wall 

119 Unit 5, North West rear wall 

120 Unit 5, North West rear wall 

121 Unit 5, doorway – Panel 3, North West elevation 

122 Unit 5, doorway – Panels 1 – 2, North West elevation 

123 Unit 5, North West wall 

124 Chimney from North 
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125 Rear roof, North West Unit 5 

126 Rear roof, North West Units 2 – 6 

127 Rear roof, North West Units 2 - 3 

128 Rear roof, North West Unit 2 and chimney base 

 

 

NORTH EASTERN WALL TO UNITS 9 AND 10 

 

052 North Eastern wall 

053 North Eastern flank to Unit 10 

054 Flank wall, Units 9 – 10 

055 Eroded channel 

056 Ground floor, North East – South West (Unit 10) looking North East – South 

West 

057 Unit 10 – 9, roof collapse 

058 Unit 10 – 9, roof collapse 

 

 

UNITS 4 - 8 

 

059 Culverted river outlet 

060 Eastern corner and River Irwell, Unit 10 

061 North East flank to Units 9 – 10 

062 River Irwell and North East corner detail 

063 Front South Eastern elevation, Unit 11 (Bays 15 – 16) 

064 Bays 11 – 16, Unit 8 

065 Bays 9 – 15, Unit 8 - 4 

066 Bays 10 – 16, Unit 8 

067 Bays 1 – 11, Unit 4 

068 Bays 5 – 10, Unit 4 - 8 

069 Bays 5 – 9, Unit 4 

070 Bays 6 – 9, Unit 4 

071 Bays 1 – 4, Unit 4 

072 Bays 5 – 8, Unit 4 

073 Front outshoot, Bays 2 – 4, Unit 4 

074 End Bay 1 and outshoot 

078 River outshoot from South 

079 Interior River outshoot, Bays 2 – 3 

080 Interior River outshoot, Bays 2 – 4 

081 First floor main mill, Bays 3 – 4, Unit 4 

082 First floor, Bays 5 – 7, Unit 4 

083 Typical spalling to concrete lintel, Unit 4 

084 Remains of hipped roof, Bays 3 – 4, outshoot 
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085 Remains of hipped roof, outshoot 

086 Right hand flank – North East 

087 Bays 5 – 6, Unit 4 

088 Ground floor, Bays 5 – 6, Unit 4 

089 Bays 5 – 7, Unit 4 

090 Bays 5 – 7, Unit 4 

091 Bays 6 – 8, Unit 4 

092 Bay 9, Unit 4 

093 Bays 9 – 11, Unit 8 

094 Bays 11 – 13, Unit 8 

095 Bays 13 – 15, Unit 8 

096 Bays 10 – 13, Unit 8 

097 Bays 10 – 11, Unit 8 

098 Bays 10 – 13, Unit 8 

099 Bays 13 – 16, Unit 8 

100 Bay 11, Unit 8 

101 Bays 11 – 13, Unit 8 

102 Bays 11 – 13, Unit 8 

103 Bays 12 – 14, Unit 8 

104 Bays 12 – 14, Unit 8 

105 Bays 13 – 15, Unit 8 

106 Bays 13 – 16, Unit 8 

107 Bays 13 – 15, Unit 8 

108 Bays 13 – 15, Unit 8 

109 Bays 15 – 16, Unit 8 

110 Front wall to Unit 8 

111 Unit 8 

144 South West flank to main mill 

145 Unit 4 South West elevation 

146 Ground floor, South West elevation, Unit 4 

147 South West elevation Unit 4 

 

 

 

UNITS 9 – 10 

 

112 Culverted river North East 

113 South Eastern wall to Unit 11 

114 River Irwell downstream of culverts 

115 Personnel door North East Unit 10 

116 Valley gutter outlet, Units 9 - 10 
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INTERNAL INSPECTION 

 

148 Interior, Unit 3 – centre 

149 Unit 3 – river side 

150 Access to chimney 

151 Unit 3, Bays 3 – 8 

152 Unit 3, Bays 5 – 8 

153 Beam and column general arrangement 

154 First floor column 

155 First floor column 

156 Centre floor and roof collapse 

157 Centre floor and roof collapse 

158 Floor joists general arrangement 

159 Cross wall, Bays 3 – 7 

160 Floor joists on beam and column 

161 Not used 

162 Not used 

163 Internal return wall, Bays 7 – 8 

164 Not used 

165 Roof layout from North East (North – South) 

166  Roof layout from North East (North – South) 

167 Roof layout from North East (North – South) 

168 Units1, 2, 3, and 4 damaged roof 

169 Cross wall centre/South East, Units 2, 3 and 4 

170 Cross wall centre/South East, Units 6, 7 and 8 

171 Damaged roof Unit 5 

172 Damaged roof Units 9, 10 and 8 

173 Lateral cross wall, Units 4-8, 7 – 8, 6 - 2 

 

 

174 Deterioration to mill view from North West 

175 Central and North Eastern roofs 

176 North Eastern end of mill, Units 8,7, 6, 9, and 10 

177 Layout Northern aspect 

178 Layout Northern aspect 

179 Rear Northern aspect 

180 Roof – general arrangement 

181 Roof – general arrangement 

182 General arrangement 

183 General arrangement 

184 Roof damage North – North East corner 

185 Damage to South Western section and original mill 

242 Chimney base 

243 Chimney base 

244 Chimney base 

245 Ground floor Unit 4 looking South West 
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246 Not used 

247 Internal wall to river outshoot 

248 Unit 4 floor and roof collapse 

249 Unit 3 – 2 floor and roof collapse 

250 Not used 

251 Internal cross wall , floor collapse 

252 Ground floor, Units 3 - 2 

253 Ground and first floor, Units 3 - 4 

254 Unit 4 – 3, river elevation, ground floor 

255 Units 4 – 3, ground floor collapse, North East – South West 

256 Units 4 – 3, ground floor river wall 

257 Units 4 – 3, ground floor river wall 

258 Units 4 – 3, ground floor river wall 

259 Roof collapse, Unit 3 

260 Unit 3, cross wall 3 – 2 floor collapse 

261 Units 3 – 7 roof collapse 

262 Units 7 – 4, king post truss 

263 Units 8 – 7, internal cross wall to river elevation 

264 Floor and roof collapse looking North West – South East 

265 Floor and roof collapse, cross wall Units 2 – 3 

266 Floor and roof collapse, cross wall Units 2 - 3 

267 Floor and roof collapse, Units 8 - 10 

268 Units 10 – 8 North East elevation 

269 Floor and roof collapse, Units 10 – 8 looking North West 

270 Looking North East, Units 9 - 10 

271 Units 8 – 10 North West external wall 

272 Unit 8 river wall looking North East – South West 

273 Unit 8 – 10 looking North East – South West 

274 Unit 8 looking to cross wall  

275 Unit 8 looking to cross wall 

276 First floor and roof collapse above Units 6 - 7 

 

179E Roof to Unit 5 
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001 Gable to original mill 

 

 
 

002 Rear elevation, Bays 2 - 1 
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003 Rear elevation (left) 

 

 

 
 

004 Rear elevation (right) 
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005 Second floor, rear to front elevation 

 

 

 
 

006 Second floor, North East 
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007 North Eastern gable 

 

 

 
 

009 Western elevation, original mill 
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010 Northern gable adjoining chimney 

 

 

 
 

011 Access road to rear 
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012 Chimney stack 

 

 
 

013 Chimney 
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014 Debris looking North - South 

 

 
 

016 Inside face of front elevation 
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075 Front elevation Bays 11 - 4 

 

 

 
 

076 Front elevation Bays 2 - 6 
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077 Front elevation 4 - 8 

 

 

 
 

129 Chimney and roof to Unit 1 
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133 Southern gable and front elevation 

 

 
 

134 Loss of vertical alignment to front 
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135 Bays 1 - 2 

 

 
 

136 Bays 2 - 3 
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137 Pattress plate, Bays 2 - 3 

 

 
 

138 Pattress plate, Bays 2 - 3 
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139 Vertical profile, Bays 1 - 4 

 

 
 

140 Vertical profile, Bays 2 - 4 
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141 Ground floor and first floor, Bay 2 

 

 

 
 

142 First and second floor, Bays 2 - 4 
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143 Construction joint 5 - 6, Bays 5 - 8 

 

 
 

144 South West flank to main mill 
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017 Wall return by chimney 

 

 

 
 

018 Single storey, North West elevation 
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019 North West rear wall Unit 1 (West) 

 

 

 
 

020 North West rear wall Unit 2 (centre) 
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021 North West rear wall Unit 2 (East) 

 

 

 
 

022 Internal rear bay, Unit 2 
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023 Unit 2 

 

 

 
 

024 Unit 2 looking to central and front bay 
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025 Unit 2 North West, Bays 5 – 4 

 

 

 
 

130 Roof slope to Unit 2 
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131 Roof slope to Unit 2 

 

 

 
 

132 Roof slope to Unit 2 
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026 Gable door to Unit 5 

 

 
 

027 Original door, Unit 5 
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028 Internal cross wall Units 5 - 6 

 

 
 

029 Internal cross wall Units 5 – 9 
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030 Stone elevation to Unit 5 

 

 
 

031 Skew link to Unit 5 
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032 Skew link to Unit 5 

 

 
 

033 Skew link to Unit 5 
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034 Unit 5 main rear wall, panel 1 - 2 

 

 

 
 

035 Doorway and panel 3 
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036 Panels 3 – 6, Unit 5 

 

 

 
 

037 Unit 5 internal looking North East – South West 
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038 Tied rafter roof support 

 

 

 
 

039 Internal party wall 
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040 Cross wall to Unit 6 

 

 

 
 

041 King post truss – general arrangement 
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042 North East gable Unit 5 

 

 

 
 

043 First floor collapse above ground floor, Unit 6 
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044 Collapsed first floor Unit 6 to ground floor Unit 6 

 

 

 
 

045 North West wall to Unit 5 
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046 Northern corner Unit 5 

 

 

 
 

047 North East gable to Unit 5, internal 
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048 Collapsed roof South East slope 

 

 

 
 

049 Northern corner 
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050 North Eastern gable 

 

 
 

051 Water erosion to slope 
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117 Unit 5, Northern corner 

 

 

 
 

118 Unit 5, North West6 rear wall 
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119 Unit 5, North West rear wall 

 

 

 
 

120 Unit 5, North West rear wall 
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121 Unit 5, doorway – Panel 3, North West elevation 

 

 

 
 

122 Unit 5, doorway – Panels 1 – 2, North West elevation 
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123 Unit 5, North West wall 

 

 
 

124 Chimney from North 
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125 Rear roof, North West Unit 5 

 

 

 
 

126 Rear roof, North West Units 2 - 6 

 

 

742



  Edenwood Mill, Edenwood Lane, Off Bolton Road North, Ramsbottom        74 

 

Michael Pooler Associates Limited          

310 Newchurch Road                             

Bacup OL13 OUJ                                   

 

 

 

 
 

127 Rear roof, North West Units 2 - 3 

 

 

 
 

128 Rear roof, North West Unit 2 and chimney base 
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052 North Eastern wall 

 

 
 

053 North Eastern flank to Unit 10 
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054 Flank wall, Units 9 - 10 

 

 

 
 

055 Eroded channel 
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056 Ground floor, North East – South West (Unit 10) looking North East – South 

West 

 

 
 

057 Unit 10 – 9, roof collapse 
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058 Unit 10 – 9, roof collapse 

 

 

 
 

059 Culverted river outlet 
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060 Eastern corner and River Irwell, Unit 10 

 

 

 
 

061 North East flank to Units 9 – 10 

 

 

748



  Edenwood Mill, Edenwood Lane, Off Bolton Road North, Ramsbottom        80 

 

Michael Pooler Associates Limited          

310 Newchurch Road                             

Bacup OL13 OUJ                                   

 

 

 

 
 

062 River Irwell and North East corner detail 

 

 

 
 

063 Front South Eastern elevation, Unit 11 (Bays 15 – 16) 
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064 Bays 11 – 16, Unit 8 

 

 

 
 

065 Bays 9 – 15, Units 8 – 4 
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066 Bays 10 – 16, Unit 8 

 

 

 
 

067 Bays 1 – 11, Unit 4 
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068 Bays 5 – 10, Unit 4 - 8 

 

 

 
 

069 Bays 5 -9, Unit 4 
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070 Bays 6 – 9, Unit 4 

 

 

 
 

071 Bays 1 – 4, Unit 4 
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072 Bays 5 – 8, Unit 4 

 

 

 
 

073 Front outshoot, Bays 2 – 4, Unit 4 
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074 End Bay 1 and outshoot 

 

 

 
 

078 River outshoot from South 
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079 Interior River outshoot, Bays 2 - 3 

 

 

 
 

080 Interior River outshoot, Bays 2 - 4 
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081 First floor main mill, Bays 3 – 4, Unit 4 

 

 

 
 

082 First floor, Bays 5 – 7, Unit 4 
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083 Typical spalling to concrete lintel, Unit 4 

 

 

 
 

084 Remains of hipped roof, Bays 3 – 4, outshoot 
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085 Remains of hipped roof, outshoot 

 

 

 
 

086 Right hand flank – North East 
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087 Bays 5 – 6, Unit 4 

 

 

 
 

088 Ground floor, Bays 5 – 6, Unit 4 
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089 Bays 5 – 7, Unit 4 

 

 
 

090 Bays 5 – 7, Unit 4 
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091 Bays 6 – 8, Unit 4 

 

 
 

092 Bay 9, Unit 4 
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093 Bays 9 – 11, Unit 8 

 

 
 

094 Bays 11 – 13, Unit 8 
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095 Bays 13 – 15, Unit 8 

 

 

 
 

096 Bays 10 – 13, Unit 8 
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097 Bays 10 – 11, Unit 8 

 

 
 

098 Bays 10 – 13, Unit 8 
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099 Bays 13 – 16, Unit 8 

 

 
 

100 Bay 11, Unit 8 
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101 Bays 11 – 13, Unit 8 

 

 
 

102 Bays 11 – 13, Unit 8 
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103 Bays 12 – 14, Unit 8 

 

 
 

104 Bays 12 – 14, Unit 8 
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105 Bays 13 – 15, Unit 8 

 

 
 

106 Bays 13 – 16, Units 8 
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107 Bays 13 – 15, Unit 8 

 

 
 

108 Bays 13 – 15, Unit 8 
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109 Bays 15 – 16, Unit 8 

 

 
 

110 Front wall to Unit 8 
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111 Unit 8 

 

 
 

144 South West flank to main mill 
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145 Unit 4 South West elevation 

 

 
 

146 Ground floor, South West elevation, Unit 4 
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147 South West elevation Unit 4 

 

 

 
 

112 Culverted river North East 
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113 South Eastern wall to Unit 11 

 

 
 

114 River Irwell downstream of culverts 
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115 Personnel door North East Unit 10 

 

 
 

116 Valley gutter outlet, Units 9 - 10 
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148 Interior, Unit 3 - centre 

 

 

 
 

149 Unit 3 – river side 
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150 Access to chimney 

 

 

 
 

151 Unit 3, Bays 3 – 8 
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152 Unit 3, Bays 5 - 8 

 

 

 
 

153 Beam and column general arrangement 
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154 First floor column 

 

 

 
 

155 First floor column 
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156 Centre floor and roof collapse 

 

 

 
 

157 Centre floor and roof collapse 
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158 Floor joists general arrangement 

 

 

 
 

159 Cross wall, Bays 3 – 7 
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160 Floor joists on beam and column 

 

 

 
 

163 Internal return wall, Bays 7 – 8 
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165 Roof layout from North East (North – South) 

 

 
 

166 Roof layout from North East (North – South) 
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167 Roof layout from North East (North – South) 

 

 

 
 

168 Units 1, 2, 3, and 4 damaged roof 
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169 Cross wall centre/South East, Units 2, 3 and 4 

 

 

 
 

170 Cross wall centre/South East, Units 6, 7 and 8 
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171 Damaged roof Unit 5 

 

 
 

172 Damaged roof Units 9, 10 and 8 
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173 Lateral cross wall, Units 4 – 8, 7 – 8, 6 - 2 

 

 

 
 

174 Deterioration to mill view from North West 
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175 Central and North Eastern roofs 

 

 

 
 

176 North Eastern end of mill, Units 8, 7, 6, 9 and 10 
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177 Layout Northern aspect 

 

 
 

178 Layout Northern aspect 
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179 Rear Northern aspect 

 

 

 
 

180 Roof – general arrangement 
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181 Roof – general arrangement 

 

 

 
 

182 General arrangement 
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183 General arrangement 

 

 
 

184 Roof damage North – North East corner 
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185 Damage to South Western section and original mill 

 

 

 
 

242 Chimney base 
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243 Chimney base 

 

 
 

244 Chimney base 
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245 Ground floor Unit 4 looking South West 

 

 

 
 

247 Internal wall to river outshoot 
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248 Unit 4 floor and roof collapse 

 

 

 
 

249 Unit 3 – 2 floor and roof collapse 
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251 Internal cross wall, floor collapse 

 

 
 

252 Ground floor, Units 3 - 2 
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253 Ground and first floor, Units 3 - 4 

 

 
 

254 Unit 4 – 3, river elevation, ground floor 
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255 Units 4 – 3, ground floor collapse, North East – South West 

 

 

 
 

256 Unit 4 – 3, ground floor river wall 
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257 Units 4 – 3, ground floor river wall 

 

 

 
 

258 Units 4 – 3, ground floor river wall 
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259 Roof collapse, Unit 3 

 

 

 
 

260 Unit 3, cross wall 3 – 2 floor collapse 
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261 Units 3 – 7 roof collapse 

 

 

 
 

262 Units 7 – 4, king post truss 
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263 Units 8 – 7, internal cross wall to river elevation 

 

 
 

264 Floor and roof collapse looking North West – South East 
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265 Floor and roof collapse, cross wall Unit 2 - 3 

 

 

 
 

266 Floor and roof collapse, cross wall Units 2 - 3 
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267 Floor and roof collapse, Units 8 – 10 

 

 

 
 

268 Units 10 – 8 North East elevation 
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269 Floor and roof collapse, Units 10 – 8 looking North West 

 

 
 

270 Looking North East, Units 9 - 10 
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271 Units 8 – 10 North West external wall 

 

 

 
 

272 Unit 8 river wall looking North East – South West 
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273 Unit 8 – 10 looking North East – South West 

 

 

 
 

274 Unit 8 looking to cross wall 
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275 Unit 8 looking to cross wall 

 

 

 
 

276 First floor and roof collapse above Units 6 - 7 
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179E Roof to Unit 5 
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INTRODUCTION 
 
The following discussion aims to dissect, query and challenge the methodology used within 
the Lives and Landscapes Report (LAL) and present rebuttal to the conclusion that Area D is 
‘Unsuitable for development on landscape grounds. While the intention is not to discredit the 
LAL or diminish its integrity in any negative sense; this report aims to present an alternative 
professional opinion. This will be based firstly, on a more detailed review of the site and more 
thorough understanding of the proposed development and secondly, on an alternative 
interpretation of the guideline set out within GLVIA 3rd Edition. 
 
The methodology within the LAL report notes that: 

Landscape value is ranked as high, high to moderate, moderate, or low, where  

• national or internationally designated landscapes are high,  

• local and district landscapes high to moderate,  

• community landscapes, moderate and 

• landscapes of limited value, low.  

 
We query the term ‘community Landscapes’ and the assumption that this reflects Moderate 
Landscape Quality. This approach is not consistent with recommendations within GLVIA 3. 
The guidelines suggest that Landscape Value should be assessed based on a range of 
factors including quality and condition of individual elements and their collective 
contribution to the wider landscape character as follows: 
 

The value of a landscape receptor is a reflection of its importance in terms 
of any designations that may apply, or its importance in itself as a 
landscape or landscape resource, which may be due to its ecological, 
cultural or recreational value. The following factors are generally agreed to 
influence value (GLVIA p.84, para 5.28): 

• landscape quality (condition). 

• scenic quality. 

• rarity. 

• representativeness. 

• conservation interests. 

• recreation value. 

• perceptual aspects; and 

• associations. 
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The GLVIA guidelines recommend that Landscape Value is assessed as High, Medium or Low 
as follows: 
 

 High: nationally designated or iconic, unspoiled landscape with few, if 
any degrading elements. 

 Medium: regionally or locally designated landscape or an undesignated 
landscape with locally important features which may include some 
degrading elements. 

 Low: undesignated landscape with few, if any distinct features or several 
degrading elements.  

 
On this basis we question the judgement that areas of open space with a community interest 
are of ‘Moderate quality’ on the basis that they provide (an unqualified) contribution to the 
community’s perception of the landscape. In the case of Area D, the land is firstly, previously 
developed land/brownfield land, with over 50% of the site area consisting of a former mill 
pond. Secondly – in the main, the area is largely inaccessible for community use with only 
one (undesignated) informal access along the mill pond wall. The site has no formal PROW 
across it and is generally impossible to navigate due to landform and unsafe features within 
the terrain. Finally, the site is privately owned with no provision for community use or public 
access. Therefore, its only value at community level can only be through its contribution to 
visual amenity for local residents. These residents either overlook the site from residential 
properties or experience the site during informal recreation along the public footpath which 
runs along the northern boundary of the site. On the former (residential tenants) we would 
note the consideration that tenants are not entitled to a view as quoted in the LAL Report. 
On the latter we question the sites value in terms of visual amenity at site level in its current 
state.  
 
Site analysis of the area noted that much of the vegetation is self-seeded and of little 
significance in ecological or conservation terms. The site has no formal landscape 
designations at national, regional or local level. Tree cover is limited and where evident trees 
are in poor condition. Built features within the landscape consist mainly of dilapidated mill 
walls and pond sluices which do not contribute to wider landscape character; and as 
individual elements are generally unsightly and unsafe. There are no distinctive or rare 
elements within the site extents. The site has no associations as such aside from the perceived 
connection to the area’s industrial past. This is in no sense rare or special, neither does the site 
represent a high-quality example of such historic features in the context of other such 
examples in the wider area.  
 
Considering the above observations, it seems the only element considered in the allocation 
of the site as being of Moderate Landscape value is based upon the community’s again 
unqualified ‘Perception’ of this as open space. It is highly questionable that this assumption 
has any weighting in real terms. When making assessments on this basis one could assume 
that any piece of undesignated and undeveloped land has a ‘moderate’ landscape value. 
On this basis the author disagrees with the conclusions formed within the Lives and 
Landscapes Report (LAL) which suggests that Site D is unsuitable for residential development 
on ‘Landscape Grounds’ as per the following tables. 
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Extracts from Landscape Assessment of Area D within LAL Report 
 

a) Assessment of Sensitivity 

 
b) Assessment of Significance 

 

c) Outcome of Landscape Assessment 

 

This report would also like to question the following statement within the Lives and 
Landscapes Report which suggests that all housing development on greenfield sites has a 
high impact. 

Quote from LAL 

“The scale of the landscape effects is difficult to assess in the absence of detailed proposals; 
however, it can be assumed that placing housing on green field sites has a high impact” 

We would again query this statement - The level of impact must surely depend on 
consideration of proposed density, form, mass, scale, materiality, layout and permeability. 
Likewise, the impact of any development should be considered in the context of any positive 
enhancements created by the change in land use such as accessibility, biodiversity 
enhancements, screening proposals, visual amenity and improved provision and 
functionality of public open space. While we accept that the scope of the Lives and 
Landscapes report was high level and therefore limited to the level of information available 
at the time. One would suggest that under those circumstances such judgements should 
have been tempered to assume a middle ground as oppose to assuming that all residential 
development is inherently negative. Particularly in the case of proposed development of 
brownfield sites on the urban fringe. 

In this case, we suggest that the level of impact is low. The site in question sits within the 
Settled Valleys landscape character area and within the boundary of the Town and Fringe 
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classification. The site is bounded on the north and east by exiting settlement formed of 
primarily medium quality residential development. Sites to the west are under the ownership 
of our client and have been allocated for housing development. Our client is keen to take 
these sites forward within the next 3-5 years.  

It can therefore be assumed that soon the site in question (Area D) will be flanked by housing 
on all but the rural facing side to the south. In this scenario the site will form an illogical indent 
in the urban boundary. The author of this report suggests that a more logical boundary to the 
green belt designation would follow the line of the stream as per the town and fringe 
allocation boundary and the boundary of the settled valleys LCA. It is noted that diagrams 
within the Lives and Landscapes report only show the Green Belt allocation derived from the 
Lancashire County Council (LCC) designation (see below).  

Green Belt Plan Extracted from LAL Report

 

The site however sits on the boundary of Bury Council and Lancashire County Council; and 
when shown in this context (with the Bury Council green belt allocation included – see 
below) it is clear that sufficient and extensive green belt is in place to the south side of the 
stream to ensure the functions of the Green Belt remain satisfied.  

Comprehensive Green Belt Plan 
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With regard again to the level of impact. The proposed site layout for area D is low density. 
The units have been laid out carefully to mirror the mass and scale of the previous mill use. As 
the process progresses towards a formal planning application it is our client’s intention to 
develop a high-quality design for the units with an appropriate selection of façade detailing 
and materiality suitable to the visual context. Visibility of the units from the open countryside 
is low, affording to dense screening vegetation along the northern/western edge of Bury 
Road and the built form of the A56 Overpass. The units have been laid out to provide a soft 
edge to the rural facing side of the development by positioning the road to the rear of the 
properties. This approach will allow screening provision to be made within and outside the 
rear gardens to help soften the scheme into views. As such visual impact of the proposed 
scheme is considered low.  

Furthermore, the proposed design will provide positive enhancements to the site over the 
baseline. In its current condition the site is inaccessible to public use. Many of the individual 
elements are in poor condition and provide detriment to visual quality at site level. The 
proposed scheme will open up the eastern end of the site providing a more functional and 
attractive piece of public open space readily accessible for community use. The proposals 
include for enhancements to the eastern end of the mill pond to improve both visual quality 
of the element and its performance as habitat. The proposed landscape scheme for the site 
will included for the introduction of species rich hedgerows, specimen native tree planting 
and habitat management to improve the performance of the landscape elements on the 
site. As such it is suggested that the proposed development has the potential to generate a 
positive impact on the site over the baseline condition in both landscape and visual terms.  

We trust that the above information will be considered by the appropriate parties in 
conjunction with our recent Landscape and Visual Appraisal of the site (submitted 
separately) 
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1.0 Introduction and Background 

1.1 Terms of Reference 
In March 2020 Squareyard Landscape Architecture were commissioned to carry out a Landscape 
and Visual Appraisal on behalf of Roman Summer Associates. The purpose of the study is to 
establish the landscape value and visual sensitivity of the site; and make a judgment on its 
suitability for release from the Green Belt for the purpose of residential development. 

Previous representations on this matter have been made to the Local Authority (See Appendix D). 
It has been recommended by the Planning Inspectorate that the rationale and methodology 
applied to the retention of Areas A and B (See plan below) as part of the Green Belt should be 
further tested. It is noted for clarity that since the production of the plan below and date of the 
original representations; the Local Authority (Rossendale Borough Council) have since conceded 
that Area A should be included with the allocation of H73. As such, the following report will not 
aim to address this issue and rather focus on the parcel of land noted as Area B on the plan 
below. 

Plan of H73 and Green Belt 

 

1.2 Background 
In 2015 Rossendale Borough Council published the ‘Lives and Landscapes Assessment (LAL) – 
Produced by Penny Bennett Landscape Architects in conjunction with Annette Birch’.  

The purpose of this assessment was: 

“to carry out landscape appraisals of all sites which have potential landscape 
sensitivity within the Borough. These appraisals will be incorporated within the 
Council’s Site Allocations and Development Management Plan Document, which is 
expected to be adopted in January 2017.” 
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Volume 4 of the LAL assessed the Eden Mill site and subdivided this into 4 distinct areas A, B, C 
and D (See Plan below) 

 

The landscape and visual appraisal process carried out in the LAL concluded that Areas A, B and 
C; were suitable for development to residential land use with mitigation. It further concluded that 
Area D was unsuitable for residential development on landscape grounds. Extracts from the LAL 
assessment process and judgements applied to the site can be reviewed in Appendix D of this 
report. The purpose of the following appraisal is to firstly review the methodology applied to the 
assessment of Area D within the LAL and provide an alternative professional view on the site’s 
suitability for residential development.  

Since the release of the LAL report Area A has been developed to residential use and Areas B 
and C have been allocated as housing site H73 within the Council’s Site Allocations and 
Development Management Plan Document. On this basis the following appraisal process will 
primarily focus on Area D (highlighted orange on the plan below).  

Map of Study Area – Area D 
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1.3 Aims of the Study 
This assessment considers the baseline condition for the landscape as a resource and its 
contribution to landscape character and visual amenity. 

In summary, the aims of this study are: 

• To assess the landscape quality and character of the site in its current condition 
and consider its contribution to the wider landscape character of the area. 

• To evaluate the visual amenity of the site in its current condition and consider its 
contribution to visual amenity for site users and wider views from the surrounding 
landscape. 

• To consider and evaluate any potential effects on landscape character and visual 
amenity resulting from the proposed development to residential use. 

• To form conclusions on the significance of any landscape and visual effects 
resulting from the potential development to residential land use. 

• To make recommendations on the site’s allocation as Green Belt  

The study has been carried out in accordance with best practice recommendations contained 
within the ‘Guidelines for Landscape and Visual Impact Assessment’ 3rd Edition (GLVIA 3) 
prepared Jointly by the Landscape Institute and the Institute for Environmental Management and 
Assessment. 

Further reference documents consulted in production of this report include: 

• A Landscape Strategy for Lancashire December 2000, Landscape Character Assessment – 
Published by The Environment Directorate/Lancashire County Council 

• Lives and Landscapes Assessment 2015 – Published by Penny Bennet Associates 
• Landscape Character Assessment – Guidance for England and Scotland – Published by the 

Countryside Agency and Scottish Natural Heritage 
• Landscape Character Assessment – Guidance for England and Scotland – Topic Paper 6: 

Techniques and Criteria for Judging Capacity and Sensitivity – Published by the Countryside 
Agency and Scottish Natural Heritage 

• National Planning Policy Framework 2019 – Published by Department for Communities and 
Local Government 

1.4 Study Methodology 
The study was undertaken in accordance with recommended methodologies outlined within 
GLVIA 3 (Published by the Landscape Institute) and, also considered recommendations and 
information contained within those documents outlined within the terms of reference above. 

The process followed to establish and assess the potential effects of the proposed development is 
summarised as follows: 

• Initial site walkover and driven survey to establish broad extents and context for 
the study area.  

• Desk top survey of Landscape Character Appraisals to advise the Landscape 
Baseline regarding Character and Intrinsic Value.  

• Site study of the site and its context taking note of key landscape features, site 
characteristics and any elements contributing to landscape character, landscape 
value and visual amenity for inclusion within the study.  
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• Site based photographic survey to test visibility of the scheme and capture key 
viewpoints identified as potential visual receptors.  

• Definition of the weighting afforded to the landscape resources identified in the 
baseline study, consideration of the value and sensitivity of each of these features 
to change and an assessment of the magnitude of change predicted as a result 
of the proposed development.  

• Definition of the sensitivity of each of the key visual receptors established in the 
baseline study regarding; the proximity of the receptor to the development, the 
number of users/frequency and duration of the view and; the nature of the view 
with regard to the viewer’s perception.  

• Identification of any potential Landscape and Visual Effects of the proposed 
development against the established baselines and assessment of the magnitude 
and significance of each.  

• Summary statement forming conclusions on the Overall Significance of Effects and 
the sites capacity to adopt the proposed changes.  
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2.0 Landscape Assessment 

2.1 Description of the Site 
The site comprises of the former Edenwood Mill and its surrounding curtilage. The site is currently 
accessed from Rosebank along the old mill access road. Potential future access is assumed from 
the A56 as highlighted on the site layout.  
The site is bounded by the M66 at high level (via an overpass bridge) on its south-eastern 
boundary. The site then runs beneath a second overpass bridge (Wood Lane/A56) and continues 
beyond this to the north. The site currently consists of a former mill, associated mill ponds and 
infrastructure, low to high-density scrub and woodland, sporadic specimen trees in varying states 
of condition, open grassland (located primarily adjacent to the boundaries) and the watercourse 
(Dearden Brook). The water course borders the site on the east beyond which the landscape 
opens into unimproved grassland between it and the A56 (Bury Road) to the east.  The site falls 
from its north/north-western boundaries from a level of 171.0mAOD to 162.0mAOD, down towards 
the Dearden Brook where levels range from 154.0mAOD to 151.0mAOD. 
 
The above description refers to the whole of the site under our client’s ownership. As per the 
introductory parts of this report it is re-iterated that the landscape and visual assessment that 
follows refers only to the area of site noted as ‘Area D’ on the plan below.  
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2.2 Landscape Baseline Study 
A desktop survey was carried out as part of this appraisal to establish the landscape baseline 
environment. Following this a site walkover survey was also carried out to identify and qualify site 
specific features and individual landscape elements which contribute to landscape value, 
landscape character and visual amenity. Plans and photographs developed as part of this 
survey can be viewed in Appendix B.  

In summary baseline study concludes the following: 

• The site is located within the ‘Settled Valley’ Landscape Character Area which consists of 
a mix of modern and historic settlements, sporadic woodland copses and open 
unimproved grassland. Boundary features are typically formed of hedgerows, traditional 
dry-stone walls and agricultural fencing. 

• The site sits within the ‘Modern Settlement’ boundary as defined by Lancashire County 
Council under the historic Landscape Character Areas 

• The site sits within the ‘Town and Fringe’ Classification as defined by Lancashire County 
Council. 

• The site within Green Belt 
• The site comprises of a mix of brownfield land (historic mill ponds and associated 

infrastructure), self-seeded scrub and woodland of medium to low quality, sporadic 
mature trees of varying (mainly poor) condition and unimproved grassland of limited 
ecological value. 

• Boundary treatments include low quality modern chain link fencing in poor condition, 
timber agricultural fencing in poor condition and traditional dry-stone wall in moderate 
condition. 
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3.0 Visual Appraisal 

The preliminary visual appraisal carried out as part of this assessment can be reviewed in 
Appendix C. The site survey aimed to capture and test potential views of the site and establish a 
visual baseline against which any potential effects can be measured. A total of 20 viewpoints 
were surveyed and captured. 6 of these viewpoints were considered relevant for inclusion within 
the assessment to represent the following receptor groups: 

• Walkers on FP 112 
• Walkers on FP 111 
• Drivers/Walkers on the A56 Overpass 
• Drivers/Walkers on Bury Road 

Residential receptors are not considered in detail within this appraisal. The proposed 
development is residential in nature. GLVIA recommends that effects to occupants of adjacent 
dwellings should be considered via a separate Residential Amenity Assessment. The visual 
assessment within this appraisal focusses only on users of the landscape from Public Rights of Way 
and Transport Routes. 

Details of the viewpoint locations included within the appraisal can be seen on the plan below. 
Appendix C includes the surveyed views along with a preliminary appraisal on potential effects. 
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4.0 Assessment of Landscape Effects 

This section of the report will outline the authors judgements on the significance of potential 
landscape effects predicted as a result of the proposed development to residential land use. The 
process followed in making these judgements is as follows: 

• Desktop and site survey to establish landscape value and establish a susceptibility to 
change 

• Combination of the sites susceptibility to change and value to establish the sensitivity of 
the accepting landscape 

• Combination of the sites sensitivity and the anticipated magnitude of change resulting 
from the proposed development to establish a potential significance of landscape 
impacts as a result of the proposed development 

This process adheres to the guidance set out in ‘Guidance for Landscape and Visual Assessment 
3rd edition.  

4.1 Assessment of the Landscapes Susceptibility to Change 
Judgement  
 
The site has a Low susceptibility to change 
 

Criteria 
Level 

Susceptibility to Change 

High 
 

The receptor has a low capacity to accommodate the Proposed 
Development without effects upon its overall integrity. The landscape 
is likely to have a strong pattern/texture or is a simple but distinctive 
landscape and/or with high value features and essentially intact. 

Medium 
 

The receptor has some capacity to accommodate the Proposed 
Development without effects upon its overall integrity. The pattern of 
the landscape is mostly intact and/or with a degree of complexity 
and with features mostly in reasonable condition. 

Low 
 

The receptor is robust; it can accommodate the Proposed 
Development without effects upon its overall integrity. The landscape 
is likely to be simple, monotonous and/or degraded with common/ 
indistinct features and minimal variation in landscape pattern. 

 

Justification 

• The site is located within the Settled Valleys LCA and within the Town and Fringe 
Classification. Key characteristic of both designations included modern residential 
housing areas.  

• The site is comprised in the main of the previous mill pond and could be considered 
Brownfield or Previously Developed Land under the definition outline in the NPPF.  

• The site is bounded on two sides by existing residential development and recent 
allocations to the south west of the site (as housing land under H73) assumes further 
development of that nature.  

• Existing built form is evident in all views towards and within the site including both 
residential development and the infrastructure (bridge) features.  
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As such, the author considers that the sites susceptibility to change (particularly in the form of 
residential development) is Low. Residential development is not out of context with either the 
wider landscape character area or with its location at the town fringe. Residential development 
does (or will) exist on three side of the site and as such the proposed development is not out of 
context with adjacent land use.  

4.2 Assessment of Landscape Value 
Judgement: 
 
The site has a Medium/Low Landscape Value however for the purpose of the assessment of 
sensitivity the judgement has assumed Medium. 
 
Landscape Value at Study Area Level 
 

Criteria 
Level 

Landscape Value 

High 
 

Nationally designated or iconic, unspoiled landscape with few, if any 
degrading elements. 

Medium 
 

Regionally or locally designated landscape or an undesignated 
landscape with locally important features which may include some 
degrading elements. 

Low 
 

Undesignated landscape with few, if any distinct features or several 
degrading elements. 

 

Landscape Value at Site Level 

Criteria 
Level 

Landscape Value  

High 
 

Nationally designated or iconic, unspoiled landscape with few, if any 
degrading elements. 

Medium 
 

Regionally or locally designated landscape or an undesignated 
landscape with locally important features which may include some 
degrading elements. 

Low 
 

Undesignated landscape with few, if any distinct features or several 
degrading elements. 

 

Justification: 

The proposed site has no formal landscape designations at national, regional or local level. It has 
no official designations in terms of biodiversity or habitat value such as SSSI, Nature Reserves Etc. 
While there are some mature existing trees on the site these are sporadic and although of some 
value in visual amenity terms are in poor condition as individual specimens. Vegetation across the 
site comprises mainly of self-seeded saplings and extensive areas of brambles. These are neither 
high quality visually nor ecologically.  

Built form on the site comprise of the mill pond, some dilapidated stone walls, modern security 
fencing (of poor visual value) and again low-quality agricultural fencing. There are no rare or 
particularly high value elements of built form on the site. Many of such elements are detrimental 
to the visual amenity at site level. The site has no notable sense of tranquillity with road 
infrastructure both highly visible and audible across the whole area.  
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4.3 Assessment of Landscape Sensitivity 
Judgement 

The site has been assessed as being of Low Sensitivity to change. 

Landscape  
Value 

Susceptibility to Change 
High Medium Low 

High High Medium/High Medium/Low 
Medium Medium/High Medium Low 
Low Medium/Low Low Negligible 

 

Justification 

The above table provides an indication of the proposed combination of landscape value and 
the landscape susceptibility to change to conclude a level of sensitivity. This is not an exact 
science and as such author has also applied professional judgments in concluding a criteria level 
of Low Sensitivity to change. 

As described above, the proposed development of the site to residential land use is not out of 
context with the landscape character area or adjacent context. Views into the site are limited by 
adjacent development, extensive screen planting, topography and built for of the road bridge. 
As such the sites contribution to the wider landscape setting is limited. The sites allocation as 
Green Belt has obvious weighting. However extensive Green Belt exists to the south eastern side 
of the stream. This provision is more than sufficient in geographical area to maintain the 
performance of this allocation should the site be released for development. 

4.4 Assessment of the Anticipated Magnitude of Change 
Judgement 

The proposed development constitutes a Low Magnitude of Change over the baseline. 

Magnitude 
of Change 

Justification 

Low 〉 Proposed development involves the introduction of some land 
use and/or features which, although inconsistent with the 
current site use, are consistent with some adjacent land uses 
and thus not wholly uncharacteristic of the area when 
considered against the baseline. 

 

Justification 

• The site is or could be considered brownfield/previously developed land 
• Residential development is or will be present on adjacent sites 
• Visibility of the site is limited and where possible all views already include residential 

development as a backdrop 
• At site level the landscape contains unsightly pieces of built form considered detrimental 

visual quality. Introduction of a high-quality housing scheme would be an improvement 
over the baseline. 
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4.5 Assessment of Overall Significance 
Judgement 

The author concludes that as a result of the above assessment process our conclusion is that the 
Overall Significance of the likely effects of the proposed development are Negligible/Slight 
(Adverse) 

Extract from Table 1 in Appendix A 

IMPACTS OF SLIGHT OVERALL SIGNIFICANCE 

The Proposals which involve loss of some vegetation and/or changes to the 
appearance of landscape elements which are noticeable at the site level but not 
significant to alter their overall contribution to adjacent landscapes. These effects 
would usually be capable of mitigation within a period of 5 years. 

 

Landscape 
Sensitivity 

Predicted Magnitude of Change 
High Medium Low No Change 

High Major Moderate/Major Moderate/Slight Negligible/Slight 
Medium Moderate/Major Moderate Slight Negligible 
Low Moderate/Slight Slight Negligible/Slight Negligible 

 

It should also be noted that the proposed development is also considered to have some positive 
effects on the proposed site when considered against the baseline as follows: 

• The proposals will improve permeability and public access to the site with notable 
improvements to functionality, access and safety of the public open space. 

• The proposals will include the removal of a variety of unsightly and unsafe items from the 
site improving visual amenity and safety for site users. 

• The proposals will improve passive surveillance of the site potentially helping to alleviate 
evident antisocial behaviour noted to the area beneath the overpass bridge. 

• The proposals will include a landscape scheme and habitat management provision 
which will generate an uplift in visual amenity and biodiversity value over the baseline.  
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5.0 Conclusions 

Based on the above analysis of the baseline environment it is our recommendation the site in 
question (Area D) can be considered appropriate for development to residential use subject to 
appropriate design and mitigation measure. The existing line of the Green Belt allocation seems 
illogical given the existing boundaries of the landscape character area and settlement edge. 
Given that adjacent sites are (or will be) developed for residential development Area D sits more 
logically in context with the settlement to the north and west than with the rural areas to the 
south and east. The exclusion of Area D from the housing allocation therefore creates an 
inappropriate indent in the settlement edge.  

Our suggestion is that the line of the proposed Green Belt would be better placed following the 
stream/brook along the boundary of Area D as it does on the adjacent sites. (See Plan Below). 
The topography of the valley and line of the watercourse provide a logical edge to the Green 
Belt. Even with this minor ‘flex’ in the settlement edge there remains extensive open land to the 
south and east to continue to support the 5 main functions of the Green Belt. 

 

Suggested Green Belt Boundary: 
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If release of this portion of the Green Belt is deemed appropriate by the Planning Inspectorate, 
our client would like to quickly progress a planning application to further detail the proposals for 
the site’s development to residential use. As part of this process the LVIA will be updated to make 
more specific reference to materiality, mass, form, scale and mitigation measures. This will ensure 
the proposed layout remains in keeping with the adjacent settlement. Where possible the final 
layout will incorporate mitigation measures to enhance to the visual quality of the settlement 
edge where in meets the open countryside.  

6.0 Summary of Suggested Mitigation Measures 

To ensure the predicted levels of effect are realised/minimised the appraisal makes the following 
recommendations. The suggestions represent embedded mitigation which should be 
incorporated into the detail design of the development prior to submission of the planning 
application. 

• Use of natural stone and brick as façade materials to ensure the units reflect existing built 
form and styles in the locality and remain recessive in the landscape when viewed from 
the open countryside. 

• Use of natural slate for all roof planes. 

• Utilise block paving in a random/tumbled unit such as Tegula (or similar) to achieve a 
more traditional character to the roads and footpaths at site level. 

• Habitat buffer planting to include a mix of quick growing native screening species such 
as Alder, Hazel, Birch, Hawthorn and Sorbus combined with a percentage of larger 
growing, legacy trees such as Oak, Hornbeams and Beech to provide a long-term 
contribution to the landscape. 

• Where possible boundaries to be specified as hedgerows. These should be of a species 
rich native mix to provide a contribution of Priority 1 habitat. Suggested species to 
include Hawthorn, Blackthorn, Hazel, Holly, Field Maple and Guelder Rose. Hedges 
should be maintained with a percentage of trees as standards to provide height to the 
screening. 

• Public opens space to incorporate areas of species rich grassland/meadow to enhance 
biodiversity and visual amenity 

• Where hard boundaries are required to properties these should be formed of natural 
local stone and detailed to reflect local styles. 

• Proposed tree planting to include a mix of nursery grades from heavy standards to semi 
mature specimens. This will provide some instant effect to the screening and give a 
naturalised/mixed age structure to the planting scheme. 

• Scope for a small number of executive homes of exemplary design quality and 
sustainability credentials to nestle sensitively within the wooded embankment on the 
north-western flank of Area D units to be carefully located to avoid valuable trees 

 

End of report 
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7.0 Appendices 
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