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1.2 The Proposed Development
A single hybrid planning application has been made to BMBC for the 
Proposed Development comprising: 

Full planning permission is sought for the restoration and regeneration of 
Hulton Park and the creation within it of a championship grade golf course 
and associated resort and village (comprising a club house and a hotel with 
conference and spa facilities) which is capable of hosting the largest golf 
tournaments and events, together with: an academy including a practice 
golf course, driving range, and an adventure golf course on land north of 
Hulton Park; demolition of existing buildings; and associated highway and 
green infrastructure works.

Outline planning permission is sought for the proposed residential 
development with all matters reserved for subsequent approval, except 
some access.

The principal components of the Proposed Development, for which planning 
permission is sought, are as follows:

• Par 72, 18 hole championship-grade golf course capable of hosting the 
Ryder Cup and other major golf events; 

• Hotel complex with conference, spa facilities, restaurant and car 
parking (142 bedrooms and 150 parking spaces);

• Golf Clubhouse with bar/lounge, shop, restaurant, changing room 
facilities, car parking (150 spaces) and buggy parking;

• Grounds maintenance facilities (buildings), including the reuse of 
existing buildings;

• The restoration and renovation of key historic features of Hulton Park 
including; 

◊	 Construction of a new principal building on the former Hulton 
Hall site

◊	 Repair of historic entrance drive from Newbrook Road
◊	 Reinstatement of northern drive from Manchester road
◊	 Bring woodlands back into active management, removing 

invasive species such as  Rhododendron
◊	 Dredging and expansion of both the Mill Dam and Northern 

Lakes to their original form
◊	 Repair and preservation of the Grade II listed Dovecote
◊	 Restoration of the visual link from former hall to the wider park
◊	 Reconstruction and renovation of the Pleasure Grounds and 

walled kitchen garden, 
◊	 Repair and preservation of the Ha Ha
◊	 Repair and consolidation of structures along Mill Dam Stream
◊	 Implementation of a succession plan and new specimen 

parkland trees

01   Introduction

1.1 Introduction
This Design and Access Statement has been prepared by LUC on behalf of 
Peel Holdings (Land and Property) Ltd.  It has been submitted in respect 
of the hybrid planning application for the proposed development described 
herein, on land comprising and adjoining the Hulton Park Estate in Bolton 
(“the site”).

It supports a hybrid planning application to assist Bolton Metropolitan 
Borough Council (BMBC) as the Local Planning Authority in determining the 
planning application.

The purpose of this Design and Access Statement is to: 

• Explain the concepts, design process and principles of the proposals;
• Describe	the	make-up	and	configuration	of	the	proposed	development;
• Demonstrate that the proposed development is responsive to its 

surrounding context; and
• Show that an inclusive and integrated approach has been adopted in 

the formulation of the development.

It should be read in conjunction with the supporting documentation that 
make up the planning application.

This application is submitted following extensive pre-application discussions 
with Bolton Metropolitan Borough Council and a range of other key 
stakeholders and statutory consultees.

Following the submission of the application in May 2017, the Applicant 
has made a number of amendments to the proposed development and 
the	design	of	specific	elements	of	it,	and	has	assembled	additional	
information and evidence in respect of various matters, to respond to 
the Local Planning Authority and Statutory Consultees comments. This 
primarily includes design amendments to the Clubhouse, Academy, 
residential development and landscaping strategy, as well as the 
addition of supplementary information particularly in respect of tree and 
ecological matters. The DAS has been updated in respect of these design 
amendments and the additional information.

• Demolition of some existing buildings, including buildings associated 
with Home Farm (with the exception of the Hay Barn and the Grade II 
listed Dovecote), Hulton Park Cottage and Dearden’s Farm;

• Associated on-site roads and circulation routes, including green 
infrastructure works which comprise the provision of a series of public 
footpaths and trails;

• Golf Academy with six hole, par 3 practice course; covered driving 
range (20 bays); an adventure golf course; an academy clubhouse 
comprising retail facilities (350sqm GFA golf shop and 135sqm GFA 
café)	and	administrative	offices;	car	parking	(150	spaces);	and	buggy	
parking; 

• Residential development (up to 1,036 houses/apartments), and the 
associated local landscape public open space and local centre;

• Vehicular and pedestrian access from the A6 to the Golf Course and 
Academy including an underpass beneath the A6, linking the Golf 
Academy to the main golf course, and associated on-site roads and 
circulation routes around the golf course, Academy, and residential 
areas including the provision of a series of public footpaths; and

• Associated engineering works including the construction of four bridges 
and de-silting works.

The adjacent plan on page 6 shows the extent of the full and outline 
application boundaries. 
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1.3 Structure of the statement
The structure of this document is set out as follows:

1. Introduction

2. Vision and Brief

3. Understanding the Site  – Details the wider and site context, 
setting out how the site’s constraints and opportunities will shape the 
proposals and sets out the guiding design objectives, that have steered 
the development of the proposals.

4. Design Development and Strategy – Sets out how the scheme has 
evolved through the process and how the proposals have responded 
positively to the design objectives and feedback from various 
stakeholders

5. Design Proposals – Describes the proposals being applied for in the 
application. 

6.   Implementation – Describes how the project will be phased and 
realised.

7. Conclusion

Introduction

Vision and Brief

Understanding the site

Design development and 
strategy

Detailed Proposals 

Implementation

Conclusion
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2.1 Background to the Proposals
The Hulton family settled in Bolton in the 12th Century and acquired land 
at Hulton in the early 14th Century. For almost 800 years they occupied 
the Hulton Park Estate, becoming one of Lancashire’s longest standing 
families. Latterly the family became heavily involved in coal mining, with 
a number of pits established within and surrounding the estate, and the 
revenue derived supported investment in the Park itself. Hulton Park was 
designed to create a country estate sheltered from the outside workings 
of the collieries and encroaching urban landscape. The Park is a Grade II 
Registered Park on the Historic England Register of Parks and Gardens of 
Special Historic Interest and as such it is recognised as a historic landscape 
of national and regional importance. 

The Park has experienced decades of decline. It was unoccupied for 
over 40 years in the early to mid 20th Century and the centrepiece of 
the estate, Hulton Hall, was demolished in the late 1950s. Since then 
the Park has experienced little to no investment nor been subject to any 
active management regime. Today the landscape is subject to agricultural 
tenancies and is used primarily for the grazing of cattle and horses. 
The impact of such day-to-day use of the Park following years of under-
investment has led to the gradual degradation of the designed landscape, 
with the loss or reduction in extent and quality of natural and built 
parkland features. 

The Park has been in the ownership of Peel since 2010. Since that time 
Peel has been considering a means of restoring the Park to its past glories 
and providing it with a lasting future. The Park requires substantial 
investment to reverse its long term decline and implement an ongoing 
conservation management regime. Peel’s vision is to return the Park to a 
working and productive landscape that once again makes a meaningful 
contribution to the vitality of the area and in doing so provides the means 
of	retaining	and	enhancing	its	heritage	significance,	whilst	conveying	wider	
substantial	and	lasting	benefits.	

2.2 Brief
The requirements of the brief are as follows:

• The	conservation	and	enhancement	of	the	site’s	significant	heritage	
features

• Creation of a championship-grade golf experience
• Provision of a teaching/practice/golf centre of learning
• Development of sustainable communities which are vital to cross fund 

the restoration and development proposals

In doing so the development will:

• Maintain the estate within a single ownership (a key risk to historically 
significant	parks),	therefore	reversing	decades	of	decline	that	followed	
the demolition of Hulton Hall in the late 1950s;

• Provide a long term, viable future for Hulton Park which serves to 
safeguard	and	enhance	its	historical	and	broader	significance;	and

• Convey	significant	and	lasting	social	and	economic	benefits	at	a	local,	
regional and national scale. 

The objectives (shown on the adjacent page) identify the qualitative 
aspirations for the development and how the development meets the brief.

2.3 Vision

To return the Park to a working and 
productive landscape that once again 

makes a meaningful contribution to the 
vitality of the area by providing residential 

and recreational activity and in doing 
so provides the means of retaining and 

enhancing its heritage significance, whilst 
conveying wider substantial and lasting 

benefits 
Peel’s proposal for realising the vision is the creation of a sporting hub of 
international standard and quality, in the form of a championship-grade 
golf	experience.	The	golf	facility	is	designed	specifically	to	underpin	a	bid	to	
host	the	Ryder	Cup,	the	most	prestigious	and	highest	profile	golf	event	and	
one	of	the	biggest	sporting	events	in	the	world.	With	this	scale	and	profile	
comes	the	ability	to	secure	significant	social	and	economic	benefit	for	the	
host	location,	in	the	immediate	local	area,	but	also	regionally.	That	benefit	
can give a long term future for the registered park and garden, providing 
a legacy associated with ongoing use of the highest quality of facilities and 
the ability to trade on the Ryder Cup experience, and the wide-ranging 
legacy initiatives that derive from the Ryder Cup. 

A	significant	financial	investment	is	required	to	create	this	international	
destination, including to ensure that the facilities themselves are delivered 
to the quality standard required for the Ryder Cup tournament such 
that		the	scale	of	benefits	associated	with	this	event	are	secured.	The	
investment required is of a scale that cannot be recouped from the future 
operation of the facilities or enhancement in land value. The lasting 
legacy that the development and management regime would create is not 
realisable	–	not	commercially	viable	–	without	a	significant	funding	stream.

The proposed development therefore includes the creation of sustainable 
residential communities on land adjoining the proposed golf course. 
The new homes will provide essential cross-funding to make the project 
commercially	deliverable,	whilst	conveying	other	significant	benefits	
including	contributing	positively	to	meeting	identified	housing	needs.	
The proposed residential communities are predominantly located on land 
outside of and adjoining the western edge of the registered Park, whilst 
two contained areas of residential development are located within the Park 
on	land	which	is	identified	as	being	the	least	sensitive	in	respect	of	historic	
landscape	significance.	

This overall cohesive development proposal for the Site – which also 
includes commitments to the enhancement of public access via a new 
‘Hulton Trail’ and the delivery of new and expanded local infrastructure 
such as highways and schools – provides Hulton Park with a viable long 
term future. This will safeguard and enhance its historical and broader 
significance.	In	doing	so,	it	will	convey	significant	and	lasting	social,	
economic	and	environmental	benefits	at	a	local,	and	at	least	regional	scale	
and seeks to maximise the positive uses of the site for recreation and 
ecology in line with its location in the green belt. 
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Heritage conservation and 
enhancement

Reverse decades of under 
investment and decline and 
degradation of heritage assets

The current management regime 
prevents	further	significant	
deterioration. The site requires 
substantial investment to reverse its 
long term decline. The Hulton Park 
proposals should enable:
• Restoration and repair of the 

historic features of the Park. 
Including listed features such 
as the Dovecote and unlisted 
features such as the Ha Ha, 
Pleasure Grounds. 

• Ongoing conservation 
management regime

• Retention of single ownership

Championship-grade Golf 
Experience

Creation of a new international 
standard championship golf 
destination, including training 
academy and facilities to create a 
centre for learning and excellence

The long term investment required 
to secure the heritage conservation 
and enhancements will be 
achieved by the development of an 
international standard golf course 
that is able to host events such 
as the Ryder Cup and subsequent 
European Tour golf events. The golf 
experience and offer will include:
• A dramatic Par 72, 

minimum 7200 yard 18 hole 
championship-grade golf course.

• Clubhouse located on the 
returning 9 holes (1-9 & 10-18)

• Grounds maintenance building
• Hotel complex 
• Golf Academy with legacy 

elements such as adventure golf 
facilities.

Sustainable and Sensitive 
Development

A sensitive development that 
carefully integrates new built 
development and mitigates the 
potential impacts on the surround 
environment and delivers net gains

The insertion of the proposed 
development will:
• Retain and protect key 

woodlands and trees.
• Ensure net gain in relation to 

biodiversity and ecological value.
• Commitment to an ongoing 

management regime.
• Enhance and improve 

recreational provision.
• Protect local amenity.

Sustainable Communities

Creation of sustainable communities 
which are vital to cross fund the 
restoration and development 
proposals.

Construction of a community of new 
homes and the associated facilities 
to create a sustainable community

Appropriate infrastructure to deliver 
a sustainable community, including 
features such as open spaces, 
services, facilities and rights of way. 

02   Vision and Brief

Objectives

Aims and Brief
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3.1 Hulton Park in the Regional 
Context

The site is located in the heart of Greater Manchester, which is one of the 
largest metropolitan areas in the UK, encompassing a population of around 
2.8 million people. It comprises ten metropolitan boroughs: Bolton, Bury, 
Oldham, Rochdale, Stockport, Tameside, Trafford, Wigan, and the cities of 
Manchester and Salford.

Much of Greater Manchester’s wealth was generated during the Industrial 
Revolution, including the Hulton family, who accrued much wealth from 
coal lying under their estate. Considerable redevelopment and regeneration 
has taken place in the north west in recent years, and today Greater 
Manchester is the largest sub-regional economy outside of London and 
South East England. 

The result of this boom era is a densely populated region with a diverse 
and economically active population. Manchester international airport is less 
than 30 minutes by road from Hulton Park, and Manchester Railway Station  
provides a regular rail service to London (2 hours journey time) and other 
parts of the UK. Manchester is a major centre of trade and commerce and 
provides Greater Manchester with a global identity, specialist activities and 
employment opportunities; with the wider county’s population providing an 
employment pool, skilled workforce and collective purchasing power.

It is now considered to be the second city of the UK.

3.2 Hulton Park in the Local Context

The site is 16.5km northwest of Manchester adjacent to the M61. The 
closest major towns are Bolton to the north east and Wigan to the west.
 
The site comprises of 268ha of land placed between Over Hulton, Atherton 
and Westhoughton. There are four railway stations within the vicinity of 
Hulton Park Daisy Hill, Hag Fold and Atherton stations all of which provide 
services to Manchester and Wigan. Westhoughton railway station is located 
to the north-west of the town and provides additional rail connections to 
Bolton, Wigan and Manchester Victoria.

The	site	benefits	from	good	vehicular	connections	with	the	surrounding	
region via the M61 which is located less than 1km away to the north. 
The M61 offers fast and direct connections to Manchester to the east and 
Preston to the north. The A58, A6 Manchester Road and A579 Newbrook 
Road which run immediately adjacent to the application site offer direct 
connections to towns to the north, south, east and west. 

These routes are well served by existing bus routes providing services to 
Westhoughton, Bolton, Leigh and Wigan.

As is described in Section 5.10, a new link road is proposed to connect with 
the Outline Residential Application Area ‘Western Fields’.

Regional Context
Railway Station
Railway

Manchester Airport

Manchester 
Salford

Bolton

Hulton Park

Wigan

M61

M60

M60

M60

M56

M62
M6

M62
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3.3 Site Area and Description
The majority of the larger southern parcel of the site comprises Hulton 
Park, a Grade II Listed Registered Park and Garden of Special Historic 
Interest. Hulton Park is formed of the landscaped estate that once 
surrounded Hulton Hall, which was demolished in the 1950s. 

The Park is generally gently undulating, rising to the north and its features 
include: 

• A principal entrance from the east off Newbrook Road, in the form of a 
gated carriage entrance bounded by a lodge building

• A secondary entrance fronting the A6, again in the form of a gated 
carriage entrance, with a residential property known as the Cottage (a 
former residence of the Hulton family) lying adjacent

• A cluster of 19th and 20th century farm buildings and deteriorated 
structures around the site of the former Hulton Hall, known as Home 
Farm. Within this cluster is a small dovecote, which is a Grade II listed 
structure

• The severely overgrown remains of pleasure grounds and a kitchen 
garden that once served Hulton Hall

• Two	large	lakes,	albeit	subject	to	significant	silting	and	hence	reduced	
in depth and size

• A stream known as Mill Dam Stream which extends from the north 
west down in to the centre of the Site where it feeds one of the lakes

• Three other farm building clusters:
 – Dearden’s Farm in the north east, accessed from the A6;
 – Park End Farm in the south east,accessed from Woodlands   

 to the east; and 
 – Wood End Farm in the west, accessed from a farm track   

 which adjoins Platt Lane to the west
• A memorial to the Pretoria Pit mining disaster in the south east corner
• Large	expanses	of	open	ground,	now	largely	grazing	pasture,	defined	

by woodland, plantations and individual specimen trees
• Vehicular tracks and footways, only one of which is a public right of 

way, extending in to the western extent of the Park

The Park is currently used for agricultural purposes (grazing), some limited 
residential use (in the properties referenced above) and limited leisure use, 
such as local archery and angling clubs.

03  Understanding the 
Site
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Overall Constraints Plan



Page 17Hulton Park - Design and Access Statement

3.4 Constraints Overview 
 
The detailed plan on the opposite page displays the constraints of the site, 
the following text gives an overview of some of the key site constraints and 
further detail can be found in relevant supporting documentation (e.g. ES 
Volume 4 Technical Appendices) and in later chapters in the report.

The site size / capacity
• The site comprises to two distinct areas (north and south) divided 

by the A6 Manchester Road, but the site is to be designed as a 
single entity. This means design requires consideration of access and 
movement between the two areas. The total size of the site is 268 
hectares.

• The site is within Green Belt that separates Westhoughton from Over 
Hulton, so the masterplan needs to minimise impacts on the green belt 
and	ensure	the	site	is	used	for	beneficial	use.

Heritage designations
• A large part of the southern area is designated as a Grade II 

Registered Park and Garden.
• The Park has been in decline for over 80 years due to lack of 

investment and management.

Buildings and heritage features
• The site contains one listed building (a Grade II listed Dovecote). The 

sites principle building Hulton Hall was demolished in 1958.
• There are a number of buildings and undesignated heritage structures 

on site including the Entrance Lodge and gates, Hulton Cottage, Arcade 
Wall, Ruins of Stable Block, Home Farmhouse, Hay Barn, Northern 
Entrance Gateway, Mill Dam, Park End Farm, Northern Lake, Mill Dam 
Lake and Deardens Farm. The condition of these structures varies and 
many are in need of repair/restoration.

• The site contains known archaeological remains from the 18th century 
through to the 20th century, although the Archaeological Impact 
Assessment does not deem them to require preservation in situ.

Landscape Character
• The	Landscape	Character	Appraisal	of	Bolton	classifies	the	as	the	

Agricultural Coal Measures Landscape Character Type [LCT] and 
Blackrod/Hulton Ridge Landscape Character Area [LCA] which is 
characterised by its low grade farmland, ponds and broadleaved 
woodland.		The	report	describes	the	site	as	reflecting	a	history	of	coal	
mining	in	the	area	and	has	flashes	which	are	physical	evidence	of	
subsidence from former mine workings.  

• The	southern	area	has	well	defined	and	wooded	boundaries	restricting	
long distance views.

Transport
• The	Site	benefits	from	good	vehicular	connections	with	the	surrounding	

region via the M61 which is located less than 1km away to the north. 
The M61 offers fast and direct connections to Manchester to the east. 
The A58, A6 Manchester Road and A579 Newbrook Road which run 
immediately adjacent to the application site offer direct connections to 
towns to the north, south, east and west.

• The existing road network will be affected by the development, 
highway improvements need to be considered.

• The proximity of the M61 creates noise impacts for the northern area 
of the site.

03  Understanding the 
Site

Ecology 
• Populations of great crested newts and bats are present on site and 

need careful consideration.
• Many of the site’s woodland compartments are designated locally as a 

Site of Biological Importance.
• The Park has a mix of priority habitat types, deciduous woodland, Fens 

along the line of Mill Dam Stream and smaller patches of Lowland 
Meadow and Purple Moor Grass/ Rush Pasture.  It also has a non-
statutory designation as an area of Wood Pasture and Parkland.

Arboricultural
• There are seven Tree Preservation Orders adjacent to the site and are 

located around the perimeter and protect small pockets of boundary 
trees. TPO 364 is the only order wholly within the site; it covers a small 
part of Cow Wood.

• There is a substantial area of Ancient and Semi-Natural Woodland 
to the south at New Park Woods marking the restoration of a former 
colliery. There are no veterans or remarkable trees recorded on site. 

Thirlmere Aqueduct
• The Thirlmere Aqueduct that carries water from Thirlmere Reservoir to 

Manchester runs through both the northern and southern areas of the 
site (see adjacent plan), and has a 10m easement.

• Other underground services run through the southern site that need 
consideration.

Water
• Two main watercourses run through the site; the Mill Dam Stream runs 

from the NW to SE, and an unnamed stream that runs from the NW to 
SW and will need careful consideration.

Former mine workings and mine shafts
• There are numerous mine shafts within the site that will need careful 

integration.

Public Rights of Way 
• There are eleven Public Rights of Way (PRoW) within the overall 

application	site.	The	condition,	usage	and	way	finding	of	these	footpath	
varies across the site.  

• The retention and integration of the existing PRoWs needs careful 
consideration.

Neighbouring Communities and Infrastructure
• Existing development is limited and will require new utilities and 

infrastructure provision.
• Mitigation of visual, transport and other effects on the neighbouring 

community will be required.
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3.5 Opportunity Overview 
The detailed plan adjacent displays the main opportunities of the site, and 
the following text gives an overview of them, with further detail available in 
relevant supporting documentation and in later chapters in the report.

The site size / capacity
• The site of 268.76ha with its mixture of open pasture and enclosing 

existing woodlands provides ample space to sensitively incorporate a 
championship golf course.

• The green belt gives an opportunity to offer recreational value to the 
site.

Heritage designations
• Opportunities to restore, conserve and enhance key elements of 

the designed landscape to reverse the decline that the Park has 
experienced over the last 80 years.

Buildings and heritage features
• Significant	opportunities	exist	to	conserve	and	restore	both	listed	and	

unlisted heritage assets. 
• Opportunity to insert a new building on the site of the former Hall to 

recreate the main focus of the Park.
• Opportunity for long-term management and maintenance 

Environmental
• Noise impacts of the M61 can be mitigated for the northern area of the 

site.
• Rainwater and surface water drainage can be mitigated via sustainable 

urban drainage systems on site.

Landscape Character
• Retention of existing woodland belts that surround the Park creates 

opportunities for screening and integrating new development.
• Opportunities exist to introduce lost parkland features such as parkland 

trees to reinforce the parkland landscape character.

Ecology 
• Opportunities for ecological enhancement can be provided through 

habitat creation and enhancing habitat connectivity. 
• Management of existing habitats would enhance biodiversity through 

the removal of invasive species.

Arboricultural
• Opportunities for new woodland and trees to be planted to provide a 

new generation of trees for the site.
• Existing woodlands can be retained and enhanced through woodland 

management.

Public rights of way 
• Opportunities to upgrade and enhance the Public Right of Way network 

for	the	benefit	of	local	residents.

Overall Opportunities Plan
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3.6 Historical Context
For	more	detailed	 study	of	 the	historical	development	and	significance	of	
the site refer to the Conservation Plan and ES Volume 4 Chapter 8 Cultural 
Heritage, which are submitted alongside this planning application.
 
Hulton Hall was the ancient seat of the Hulton family for over 800 years. 
Hulton Park is a Grade II Registered Park and is recognised as a landscape 
of national and regional importance. The Park was designed to create a 
country estate sheltered from the outside workings of the collieries and 
encroaching urban landscape. The design is attributed to William Emes and 
John Webb who worked within the stylistic parameters originally set by 
‘Capability’ Brown. Features include undulating topography and carefully 
placed individual and clumps of trees, depicting what is most admired 
about the English countryside.

The Hulton family links to the Bolton area and Hulton Park can be traced 
back to 1,000 years ago. Hulton Park was once at the centre of the political 
and social life in the district and industrial coal mining in Lancashire for 
over 500 years. They are recognised throughout local history and were 
important employers and support for the local people and economy. The 
Park would have provided plentiful opportunities for country pursuits for 
guests	including	enjoying	the	Pleasure	Gardens	of	the	Hall,	fishing	in	the	
lake, shooting and horse riding.

The family’s fortunes, principally in coal mining, have been the primary 
influence	on	Hulton	Park’s	layout	and	character	–	the	industrial	influence	
has left a fragmented landscape created by mining and industrial activity 
as well as expansion of the urban centres. Landscape design responded 
directly by screening colliery activities and indirectly through the re-
investment of wealth in the designed landscape. Coal mining has largely 
been	confined	to	the	boundaries	of	the	Park,	but	landscape	features	
scattered throughout the Park signify to the past workings and careful 
design intentions imposed by Emes and Webb. 

One	of	the	most	significant	evidential	and	communal	verifications	of	the	
mining past is the Pretoria Pit disaster a memorial plaque is close to the 
site of the disaster - at Broadway, off Newbrook Road. The memory of 
those who lost their lives still resonates with the local community and 
still stands as an important tribute to the disaster and is therefore of 
considerable	local	community	significance.

At the very outset of the project Peel Holdings commissioned the 
preparation of a Conservation Plan in order to best guide the future 
conservation and management of Hulton Park. The page opposite illustrate 
and summarise the historical development of the site. For further details 
please	refer	to	ES	Volume	4:	Appendix	3.1.	The	Conservation	Plan	first	
details	the	Park’s	history	and	significance,	and	then	considers	specific	
management principles based upon the proposed development. 

Diagrams showing historical development of Hulton Estate
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10. Northern Fields Historical Character Areas and Current Condition

Hulton Park can broadly be divided into areas exhibiting similar landscape 
characteristics, which have evolved from the original design intentions and 
historic landscape management of that area. Character Areas are a useful 
way of describing the current landscape of the Park, including its remaining 
natural and built heritage. The Character Areas for the Registered Park are:

1. The Park
2. Pleasure Grounds and Woodland
3. Mill Dam Wood and Lake
4. North Meadows
5. West of House
6. New Park Wood and Fields
7. Park End Farm
8. Dearden’s Farm

There are two other character areas that are outside of the Registered Park 
boundary but within the Proposed Development Site.

9. Western Agricultural Land
10. Northern Fields

The Western Agricultural Land was used for mining throughout the 19th 
century and along with the Northern Fields is considered to be less 
historically	significant	than	the	rest	of	the	site.		

Each of the above character areas are described in the following pages.
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1. The Park

The Park comprises irregular expanses of open ground, now grazing 
pasture,	defined	by	belts	of	generally	deciduous	woodland	(such	as	Park	
Pits Wood) divided unevenly by timber post and rail fencing. The principal 
entrance to the Park lies on the east boundary on Newbrook Road and is 
set back from the road at the centre of a semi-circular low stone wall with 
19th Century wrought iron railings. The adjoining road lies at a lower level 
than	the	Park.	The	entrance	is	marked	by	a	carriage	entrance	flanked	by	
two pedestrian entrances, all with 19th Century iron gates between stone 
piers. Immediately to the south of the entrance is a single-storey lodge 
built in brick with stone detailing below a blue slate roof built in 1881. 
Within an open porch the lodge bears the Hulton Coat of Arms, carved in 
stone, and elsewhere a plinth stone is carved with the initials W. W .B .H 
(William Wilbraham Blethyn Hulton 1844-1907) and the date 1881.  The 
tree clumps designed by Emes & Webb disguise the location of the former 
mine workings within and surrounding the Park.C19 Entrance lodge, semi-circular low stone wall, stone piers and iron gates

The Park Pleasure Grounds and woodland

View north across Park

View east along curved entrance drive from original Ha-Ha

2. Pleasure Grounds and woodland

This Character Area includes the site of the former Hulton Hall and the 
surrounding Pleasure Grounds, now derelict and un-maintained. The site of 
Hulton Hall is now grassed and trees roughly line the footprint of the Old 
Hall. A 19th Century illustration shows a two-storey building in Neoclassical 
style with a two-storey semi-circular bay facing Pleasure Grounds to 
the south (Baines 1836) and a two-storey entrance portico to the east 
(Twycross 1847).

The Hall formed a group with stables to the north-east, linked by a high 
curving wall. This rendered wall with arched pilasters remains, together 
with part of the two-storey stable block.

Immediately west of the curved wall there are remains of brick walls with 
arched openings. To the north of the former stable block is situated Home 
Farm. This comprises a range of 20th Century agricultural buildings with 
a 19th Century two-storey brick farmhouse, a large 19th Century brick 
barn and a small octagonal Dovecote (Listed Grade II); the boundary is 
enclosed by woodland.

To the east of the Hall site a track runs north/south with a low stone Ha-ha 
to the east. The approach drive crosses the track and encloses a generally 
open grassed area that once formed the lawn to the front of Hulton Hall. 
The lawn and track boundary is lined with cherry trees, likely to have been 
planted post-1920.

From the former Hall site there are views out over this grassed area and 
the	open	ground	of	the	Park	beyond	to	the	east.	The	track	defines	the	
eastern extent of the former gardens and Pleasure Grounds, with Mill 
Dam Stream forming the remaining boundary. From the former Hall site a 
second path leads south to the walled former Kitchen Garden in the south 
of the garden area.

Grade II Listed dovecote

Entrance to Walled Garden

Wooden bridge provides access across the northern lake, now largely silted up

03  Understanding the 
Site
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3. Mill Dam Wood and Lake

Mill Dam Stream runs on an irregular course through the Park; entering 
at the north-west corner the stream then runs southwards where it enters 
a small, narrow, irregular lake at the centre of the site. From the lake the 
stream runs south-east, passing through a wooded valley before entering 
Mill Dam, a larger irregular lake in the south-east of the Park. Mil Dam 
Lake has extensively silted up and is now approximately half its original 
size.  

Stone construction of Mill Dam is still functioning but in need of extensive repair

View north west along Mill Dam with colourful Rhododendrons on the banks of the lake

Swims on the banks of Mill Dam used by Bolton Anglers

4. North Meadows

This area of open ground to the north of the Park is enclosed by 
‘Hardwick’s Plantations’ to the north, Stone Holes Wood and Markland 
Plantation to the north-west, Cow Wood and Old Dam Wood to the south. 
This creates an irregular shaped area of pasture and meadow currently 
used for grazing cattle and horses.

The area is bisected by a track running north from Home Farm and Hulton 
Hall to the second entrance on Manchester Road to the north, the track 
is now largely grassed. This was the secondary and service entrance to 
the house and primary entrance to Home Farm. The carriage entrance 
is	flanked	by	two	pedestrian	entrances,	all	with	low	wrought-iron	gates	
between	low	fluted	iron	posts.	This	entrance	is	set	between	low	brick	
walls which edge either side of the entrance drive for c. 20m to the south. 
Immediately to the west of this entrance lies The Cottage, which was the 
residence of the Hulton family from the 1950s until the death of Lady Mary 
Hulton in 1998.

Gated entrance to northern parkland

Stream located in Old Dam Wood

Hulton Park Cottage, residence of Hulton family from 1950s to 1998

Mill Dam Wood and Lake North Meadows
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5. West of House

This area west of Hulton Hall is part of the designed landscape with 
woodland Plantations of Belgrave Spinney, Rawsthorne Wood, and 
Dog Kennel Wood laid out by John Webb, possibly to screen colliery 
workings and the railway link further to the west. The land between these 
Plantations	and	Back	o’	the’	Lawn	Wood	is	laid	to	pasture,	with	fields	
enclosed by hedgerows in similar pattern to the Western Agricultural Land.

View looking south west towards Dog Kennel Wood. Fields either side of track were 
named as Little New Hey and Great New Hey in the 1808 Plan

Wood End Farm - a heavily restored C19 house located between Dog Kennel Plantation 
and New Park Wood. Some boundary features remain

Edge of Back o’ th’ Lawn Wood looking towards the site of Hulton Hall

6. New Park Wood and Fields

New Park Wood was largely in existence earlier than the implementation 
of John Webb’s designed landscape. The area was bound on it’s southern 
edge by colliery workings and the Bolton and Leigh rail line. The resulting 
landscape is rugged with a number of high points with views back towards 
Hag Fold through the dense woodland. Land to the immediate south is now 
owned by Bolton Council and has been restored with woodland planting. 
New	Park	is	named	on	the	1808	Demesne	Plan	and	contains	fields	laid	
to pasture larger in size and more regular in pattern than the Western 
Agricultural Land. 

View south of Hag Fold from higher ground within New Park Wood

Informal path through New Park Wood

Fields north of New Park Wood

03  Understanding the 
Site
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Original farmhouse

Track to Park End Farm down from New Park Wood

One of a number of ponds at Hulton Park likely to have been formed from former 
colliery workings

7. Park End Farm

Park End Farm is bounded by the urban edge of Atherton to the south 
and east and New Park Wood and Mill Dam Wood to the north and west. 
The farm house and buildings are positioned on lower ground at the edge 
of	Mill	Dam	Stream	and	are	surrounded	by	an	irregular	pattern	of	fields	
laid to pasture and interspersed with ponds most likely related to former 
colliery workings in the area.

8. Dearden’s Farm

Dearden’s Farm is separated from the main Park by Plantations and 
contains	a	number	of	used	farm	buildings,	surrounded	by	fields	with	the	
boundary	clearly	defined	by	the	edges	of	Cow’s	Wood	and	Park	Pit’s	Wood.	
It is a contained area of pasture on the urban edge of Over Hulton.

Urban edge south of Dearden’s Farm

Track leading to Dearden’s Farm

Residential properties of Over Hulton form the eastern boundary

Park End Farm Dearden’s Farm
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View of southern portion of the western agricultural land looking towards the Park

Western Agricultural Land 

This is an area of agricultural land mainly used for grazing or silage/hay 
production	and	scrub.	Some	of	the	field	boundaries	are	intact	and	contain	
hedgerow trees.  To the south west the area borders the former Bolton and 
Leigh Railway and includes the former rail link to New Park Wood Colliery, 
both	now	lined	with	mature	trees.	The	landscape	is	flatter	than	elsewhere	
within	Hulton	Park	and	has	a	more	open	feel	despite	the	strong	field	
boundary pattern. 

This area is outside of the Registered Park boundary but within the 
Proposed Development Site.  

View of northern section of the western agricultural land looking north

View of northern section of the western agricultural land looking south

Black Gates Farm from PRoW

Northern	boundary	of	the	site	is	defined	by	the	elevated	M61

Black Gates Farm from A6 Manchester Road

Northern Fields 

This area includes Black Gates Farm and surrounding farmland which 
consists	of	pasture	fields	bound	by	intact	hedges.		There	is	a	substantial	
area of woodland to the east of the farm and a smaller woodland block the 
to north.  This area is split by Punch Lane and Public Right of Way.  To the 
north is the M61 motorway, this section is raised above the surrounding 
landscape creating a visual barrier, screening views further north. The 
motorway has a dominate effect on the areas character due to the constant 
noise	of	traffic.	The	A6	forms	the	southern	boundary	to	this	area	further	
adding	to	traffic	noise.	

This area is outside of the Registered Park boundary but within the 
Proposed Development Site.

03  Understanding the 
Site

West Agricultural Land Northern Fields
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3.7 Historical Significance
The Park and Pleasure Grounds are included on the Historic England 
Register of Parks and Gardens of Special Historic Interest at Grade II 
making	them	of	national	importance	and	significance.	Hulton	Park	is	
one	of	only	five	Registered	Parks	and	Gardens	within	the	Metropolitan	
Borough of Bolton. The Park is an example of a late 18th Century and early 
19th Century designed Park characterised by open Parkland, woodland 
Plantations	and	chains	of	lakes	it	closely	reflects	the	history	of	coal	mining	
in the area and contains valuable habitats including an area of Ancient 
Semi-Natural Woodland.

The site’s special qualities can be summarised as;

• Intact Park design by Emes and Webb.

• Stylistic parameters of the English Landscape garden.
 
• Listed Dovecot.
 
• Industrial archaeology including Pretoria Pit Memorial.
 
• Intangible connection to local history and community.

The heritage value of Hulton Park has been assessed with reference to 
Historic England ‘Conservation Principals, Policies and Guidance for the 
Sustainable Management of the Historic Environment’ (Historic England, 
2008).	The	adjacent	plan	illustrates	the	significance	of	each	area	of	the	
Park and has been used to develop the masterplan strategy, and tests the 
brief and development options.

The Western Agricultural Land and Northern Fields (north of the A6) lie 
outside of the Registered Park and Garden (RPG) and therefore have little 
historical	significance	in	their	own	right.	The	Western	Agricultural	Land	
has	to	some	extend	influenced	the	RPG	however,	with	the	shelter	belt	
tree planting located along the RPG western boundary perhaps planted to 
shield the estate from the mining activities that took place in the Western 
Agricultural	Land.	They	are	also	close	to	the	RPG	so	have	influence	on	the	
setting of the RPG.

Analysis	of	the	Significance	of	the	Character	Areas
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Buildings and Heritage Features

3.8 Building and Heritage Features
The site contains a small number of buildings including:
 
• Back Gates Farmhouse and farm buildings. 
• Hulton Cottage and outbuildings.
• Deardens Farmhouse and farm buildings. 
• Home Farmhouse and farm buildings. 
• Wood End Farm and outbuildings.
• Park End Farmhouse and farm buildings.
• Entrance lodge.
• Dovecote.

The farm buildings and associated land are currently tenanted and within 
Peel’s ownership.

There are no scheduled ancient monuments within the proposed 
development site. There is one listed building within the development site, 
which is the Dovecote and is listed at Grade II.

There are also a number of non designated heritage features/structures 
within the park that are potential constraints, these are located on the 
adjacent plan. 

For further information concerning the historic structures condition and 
survey refer to the  Historic Structures Condition Report submitted as 
supplementary information to the application. 

Government policy set out in the National Planning Policy Framework 
(NPPF) requires that proposed changes to the historic environment are 
based	on	a	clear	understanding	of	significance	of	any	heritage	assets	and	
their setting that are affected, providing information so that the likely 
impact of proposals can be assessed. 

To ensure this happens a detailed Conservation Plan and Heritage Impact 
Assessment	have	been	prepared,	so	that	the	significance	of	heritage	
features	on	and	around	the	site	can	be	understood,	identified	and	taken	
into consideration in drawing up development proposals. The aim of the 
assessment	is	to	avoid	harm	to	the	significance	of	heritage	assets	unless	
the	harm	can	be	appropriately	justified,	and	to	achieve	an	enhancement.

There are a number of residential properties along the A6 Manchester Road  
and the north eastern boundary of the proposed development site (Over 
Hulton) that need careful consideration and potential mitigation from the 
effects of the development, despite not being inside the site boundary.

Please refer to the Conservation Plan, Historic Structure Condition and 
Survey Report and ES Volume 4 Chapter 8 (Cultural Heritage) for further 
details.

03  Understanding the 
Site
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Landscape Character Area plan
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3.9 Landscape
The	Landscape	Character	Appraisal	of	Bolton	classifies	the	rural	areas	to	
the west, east and north (up to the motorway) as the Agricultural Coal 
Measures Landscape Character Type [LCT] and Blackrod/Hulton Ridge 
Landscape Character Area [LCA] which is characterised by its low grade 
farmland, ponds and broadleaved woodland.  The report describes the area 
as	reflecting	a	history	of	coal	mining	in	the	area	and	has	flashes	which	are	
physical evidence of subsidence from former mine workings.  The report 
describes key landscape features of the LCT/LCA as: 

• “Undulating topography with hills and valleys falling to the Mersey 
basin in the south.

• Low	grade	agricultural	land	with	ponds	and	flash	areas.
• Structure provided by broadleaved woodland.
• Fragmented landscape with scattered settlements and dissecting 

transport links.
• Lack of historical continuity and variety in landscape quality.”

Initial research into the historical background to Hulton Park has been 
undertaken, as documented in Hulton Park CMP (ES Volume 4: Appendix 
3.1).  In addition Bolton Metropolitan Borough Council’s (BMBC) ‘A 
Landscape Character Appraisal of Bolton’ (2001) (Ref 7.3), the Wigan 
Landscape Character Assessment (Ref 7.4), and the Bolton Urban Historic 
Landscape Characterisation (Ref 7.5) have been examined to inform the 
character context of the site.

Field survey work was carried out over several days under differing 
weather conditions between August 2016 and January 2017, and records 
were	made	in	the	form	of	field	notes	and	photographs.	Field	survey	work	
included visits to the site and surrounds to consider potential effects on 
landscape character and on views.

A Scoping Report (ESSR) was submitted to BMBC in November 2016, and 
a formal Scoping Opinion was received on 16 January 2017. Consultation 
was undertaken with the Landscape and Regeneration Manager at Bolton 
Metropolitan Council (BMBC).  The formal scoping responses and further 
consultation	that	relate	specifically	to	this	assessment	are	set	out	in	the	
table below. 

Photomontages and computer generated drawings were produced for 29 
viewpoints in and around the site to illustrate the likely nature of impacts 
on both landscape character and visual amenity.  These are shown on the 
adjacent plan.

The undulating topography and highly wooded character of the Project site 
limit local views into the site from the surrounding landscape.  However, 
there are opportunities to gain views of the site, for example from a 
section of Newbrook Road (A577) looking west, and from public footpaths 
located within or adjacent to the western section of the Project site. 

Please refer to ES Volume 2 Chapter 7 (LVIA) for further details.

Viewpoint location plan

03  Understanding the 
Site



Page 30 Hulton Park - Design and Access Statement

3.10 Public Rights of Way
There are eleven Public Rights of Way (PRoW) within the overall application 
red line and one path that has acquired PRoW rights given the length of 
time it has been in use. 

Two PRoW are located within the detailed application boundary, listed 
below, along with the path that has acquired PRoW rights which is located 
at the far western boundary of the southern site.

• WES 134, on the western boundary of the southern application site.
• WES 211, within the northern application site.

Two of the Public Rights of Way are located within the Registered Park and 
Garden boundary:  

• WES 126 is located is located in the south eastern section of the site 
adjacent to Park End Farm. 

• WES 134 on the western boundary of the southern application site.

These are the only public access routes freely open to the public at all 
times within the Park. The Park is under private ownership, so all other 
access is restricted to tenants and authorised users such as the archery 
and	fishery	clubs.	The	remainder	of	Public	Rights	of	Way	are	located	to	the	
north and west of the Registered Park and Garden within agricultural land.

Eight of the PRoW are within the outline application boundary:

• WES 126, WES 128, WES 129, WES 130, WES 133, WES 135, WES 
137, WES 138 & WES 139

The	condition,	usage	and	way	finding	of	all	these	footpath	varies	across	
the site. The retention and integration (diverted if required) of the existing 
PRoW’s are a key element of the landscape proposals and have been 
carefully considered through the development of the design proposals. 

Where diversions are required reference has been made to BMBC PRoW 
Improvement Plan that states:

• Developments should seek to retain PRoWs on their existing line.
• However,	if	the	most	efficient	use	of	a	plot	of	land	for	the	proposed	

development	would	benefit	from	existing	routes	being	altered	and/or	
realigned, the provision of an equally convenient and pleasant route 
will usually be required.

• If a PRoW is diverted it should not usually be on to the footway or 
carriageway of an estate road.

• PRoWs should be as straight, direct and as wide as possible, open to 
view and clear of hiding places. Ideally each end being visible from the 
other.

• Where possible locate PRoWs away from the side or rear of premises. 
• Locate PRoWs where natural surveillance is high.
• Do not create a ‘tunnelled effect’ through narrow widths and/or high 

fences.
• PRoWs should be set in a landscaped area to avoid nuisance to 

neighbours.

Detailed Application boundary

Existing PRoW alignments

Outline Residential boundary

Existing path
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View of WES130 View of WES135

View of WES133 View of WES137

View of WES134 View of WES138

View of WES126

View of WES128

View of WES129
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Existing PRoW Condition

PROW ref: WES126 
Existing width: Approx. 2 metres
Existing length within site: 288m 
Existing surface: Hardcore surface 
Condition:	Footpath	well	defined	and	stile	in	good	condition.	
Notes: Runs north then east from south eastern edge of site, connecting 
onsite footpaths with trails outside the boundary areas of Hulton Park. 

PROW ref: WES128
Existing width: Approx. 0.5m
Existing length within site: 520m
Existing surface: Un-surfaced [Mud track]
Condition:	Path	in	reasonable	condition	and	clearly	defined.
Notes: Runs north west connecting paths WES 127/WES133. Path appears 
well used by walkers.

PROW ref: WES129
Existing width: N/A
Existing length within site: 250m
Existing surface: Unsurfaced [Grass] 
Condition:	No	clear	path	within	an	open	field.	
Notes: Runs north to south connecting paths WES 127/WES130

PROW ref: WES130
Existing width: Approx. 3 metres
Existing length within site: 480m
Existing surface: Tarmac
Condition: Road appears well worn and in a fair condition. The verges 
appear well maintained.
Notes: Runs east to west connecting paths WES134/WES128/WES133. 
Path carries along the road leading to Wood End Farm.

PROW ref: WES133
Existing width: Approx. 0.5m
Existing length within site: 590m
Existing surface: Un-surfaced [Grass]
Condition:	No	clear	path	within	an	open	field.
Notes: Runs north to south connecting paths WES130/WES135/WES136/
WES137

PROW ref: WES134
Existing width: N/A
Existing surface: Un-surfaced [Grass]
Existing length within site: 740m
Condition: Footpath signs are clear but stile is in a poor condition and 
appear to be less frequently used. 
Notes: Runs north to south connecting WES135/WES128/WES130. 
A private sign at Wood End Farm entrance would potentially discourage 
users from continuing along path.

PROW ref: WES135
Existing width: Approx. 0.5-1m
Existing length within site: 250m
Existing surface: Un-surfaced [Grass]
Condition: Reasonably well used route in a fair condition.
Notes: Runs east to west connecting paths WES136/WES134/WES138/
WES137. 

PROW ref: WES137
Existing width: N/A
Existing length within site: 322m
Existing surface: Un-surfaced and poorly drained [Mud track]
Condition:	No	clear	path	within	an	open	field.
Notes: Runs north to south connecting path WES139/WES136/WES135. 

PROW ref: WES138
Existing width: N/A
Existing length within site: 410m
Existing surface: Unsurfaced [Grass]
Condition: Footpath route appears to be less frequently used but in fair 
condition.
Notes:	Runs	north	to	south	then	west	along	edge	of	field	network.	

PROW ref: WES139
Existing width: Approx. 2-3m
Existing length within site: 510m
Existing surface: Hardcore surface fair condition
Condition:	Track	appears	well	defined	and	in	a	fair	condition.
Notes: Runs north to south exits towards Manchester Road A6. 

PROW ref: WES211 
Existing width: Approx. 2.5 metres
Existing length within site: 435m 
Existing surface: Tarmac road
Condition:	Path	well	defined	and	marked	by	footpath	signs.	Hedges	are	
well maintained. 
Notes: Runs north from Manchester road.

Path along disused railway line 
Existing width: Approx. 0.5-1.5m
Existing length within site: 1526m 
Existing surface: un-surfaced and poorly drained [Mud track]
Condition:	Path	well	defined	and	reasonably	well	used.	
Notes: Runs north - south from Manchester road.

View of WES139

View of WES211

View of Path along disused railway line
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Existing Road Network Plan

3.11 Transport
Full details of the road network surrounding the Hulton Park site are set 
out in the Transport Assessment that accompanies this application.  The 
accompanying Transport Assessment provides further detailed evidence 
regarding the Site’s location and accessibility. It concludes that the 
residential development areas within it are sustainably located and are 
accessible by sustainable modes of transport, and the accompanying Travel 
Plan sets out a series of proposals to encourage journeys by such means.

A summary of the key routes around the site is set out below:

• A6 Manchester Road - A wide single carriageway road subject to a 
40mph speed limit.  

• M61 motorway runs between M60 motorway at Wardley and M6 
motorway at Preston.  Hulton Park lies between Junctions 5 and 4 of 
the M61. Junction 5 is a four-arm large grade-separated roundabout, 
connecting M61 with A58 Snydale Way/Wigan Road.  Junction 4 is 
a four-arm fully-signalised roundabout and provides access to Over 
Hulton, Little Hulton and Atherton and the southern areas of Bolton.  

• A58 Snydale Way is a two-lane dual carriageway with a 40mph speed 
limit.

• Chequerbent	Roundabout		-	A	large	at-grade	roundabout,	with	five	
entry arms: the A58 Snydale Way to the north, A58 Park Road to 
the south west, A6 Manchester Road to the east and west and an 
unmanned minor road to the south.  The roundabout is subject to a 
40mph speed limit with this reducing to 30mph on A58 Park Road.  

• A58 Park Road connects Chequerbent roundabout with Westhoughton 
town centre. It is a typical urban single carriageway road subject to a 
30mph limit.

• Platt Lane joins Park Road at a priority controlled ‘T’ junction, south-
east of Chequerbent.  At its northern end, Platt Lane has a 30mph 
speed limit. At its southern end, Platt Lane leads towards Atherton and,  
the speed limit changes to 40mph.  

• Four Lane Ends - A signalised crossroads junction at the intersection 
of the A6 Manchester Road / Salford Road with A579 St. Helens Road, 
north-east of the Hulton Park Estate.  

• A579 Newbrook Road connects the Four Lane Ends junction southwards 
with Atherton town centre. It is a wide single carriageway road with a 
40mph speed limit.

• Broadway is a typical residential street and has a 30mph speed limit.  
• Woodlands Drive is an unadopted highway with a wide verge on its 

southern side but no footways.  

Details	of	the	traffic	conditions	on	the	surrounding	highway	network	are	
set	out	in	the	Transport	Assessment.		A	series	of	traffic	surveys	has	been	
conducted	to	establish	baseline	traffic	levels,	queue	lengths	and	journey	
times through key junctions and sections of the network.  These are 
supported by extensive site visits and background data research.
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Phase 1 Habitat Survey
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3.12 Ecology 
The Proposed Development Site (PDS) is predominantly private parkland 
comprising open pasture, woodland, trees, hedges, lakes, ponds and 
watercourses. There are occasional clusters of farm buildings and isolated 
residential dwellings. Habitats are illustrated in the Phase 1 Habitat Survey  
(drawing G5136.032, ES Volume 3b: Appendix 10.1).  There are no Sites 
of	Special	Scientific	Interest	(SSSIs)	within	5km	of	the	PDS.

Most of the 71ha woodland is within one of the locally designated Sites of 
Biological Importance (SBIs) that are wholly or partially within the PDS; 
the woodland SBIs are Gorse Wood SBI, Hulton Park Woodlands SBI, Mill 
Dam Wood SBI and New Park Wood SBI.  New Park Wood contains an area 
of Ancient Woodland, also within the PDS.  Carr Brook Mire SBI contains 
marshy habitats with developing woodland along the banks of Carr Brook.  
A small area of Pretoria Pit Local Nature Reserve (LNR) lies within the 
southern boundary of the PDS at New Park Wood.

The PDS contains extensive areas of mature, broadleaved, semi-natural 
woodland.		Groundflora	includes	native	bluebell	but	a	large	proportion	of	
the woodland understory south of the A6 is dominated by the non-native 
invasive rhododendron.  The non-native invasive Himalayan balsam is also 
frequent in woodland, particularly along Mill Dam Stream.  North of the A6, 
the two woodland areas also contain native bluebell and are less affected 
by non-native invasive plants than the main Hulton Park site, though there 
is a small amount of rhododendron in the spur of Gorse Wood that is within 
the PDS, and Himalayan balsam is present along hedgerows, along the 
former railway embankment that borders the PDS to the northwest, and 
immediately west of Back Gates Farm buildings.  There is good fungal and 
invertebrate diversity within the woodland areas.

Grassland in the PDS comprises 130ha improved grassland, 36ha poor 
semi-improved grassland, 1 ha semi-improved grassland and small 
fragments	of	marshy	grassland	and	modified	neutral	grassland.		The	
majority of grassland is heavily grazed with low botanical and invertebrate 
diversity.  Fungi are rare in grassland areas.

The large woodland blocks support high numbers of foraging and 
commuting bats; common and soprano pipistrelle, brown long-eared, 
noctule and Myotis species have been recorded.  Twenty small, non-
maternity	bat	roosts	were	identified	in	trees	and	buildings	in	the	PDS	
(seventeen in buildings, three in trees).  

Great crested newts (GCN) are present in low numbers across the PDS, 
identified	in	eight	of	the	32	ponds.		GCN	ponds	are	illustrated	at	Drawing	
G5136.055 (ES Volume 3b: Appendix 10.6).  The PDS also supports 
common toad, common frog and smooth newt populations.

Badger, brown hare and barn owl are known to make use of the site.

For further information refer to ES Volume 4 Chapter 10: Ecology.
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3.13 Arboriculture

The	application	site	contains	a	significant	tree	population.	There	is	
approximately 97ha of tree canopy distributed across the site, principally 
in woodland compartments but also with specimen trees and hedgerow. 
As a proportion of the site area, tree cover is approximately ten times 
the regional average (Greater Manchester), and 4.5 times the national 
average.
 
The	structure	and	distribution	of	the	tree	population	is	influenced	by	the	
historic management of the site as a parkland. The broad distribution of 
trees	reflects	the	incorporation	of	natural	features	such	as	woodland	along	
water courses and ancient woodland within a landscaped parkland. A 
strong macrostructure of woodland delineates the site’s open spaces and 
outer boundaries. There are pockets of mature specimen trees and planted 
clusters of trees within the unenclosed eastern part of the site and also 
hedgerow	trees	within	field	margins	in	the	agricultural	west	and	north	of	
the site outside of the historic park. The gardens and formal landscaping 
around the location of the previous Hall are overgrown and now comprise 
young woodland, scrub and some original planting contemporary with the 
Hall. 

The woodland and specimen trees face challenges arising from a more 
recent lack of management. There is substantial remaining arboricultural 
quality and value but action is required to halt and reverse a deterioration 
in the baseline condition. Invasive species are widespread in the woodland: 
notably, rhododendron and Himalayan balsam. There are also occasional 
stands of Japanese knotweed. Intensive grazing, localised poaching and 
waterlogging, and a lack of new planting has led to a decline in the quality 
and longevity of many of the specimen parkland trees. 

Tree survey 

A	tree	survey	was	undertaken	in	the	field	between	October	2015	and	
August 2016 by means of inspection from ground level by a team of 
qualified	Arboricultural	Consultants.	The	site	was	revisited	in	December	
2017	and	conditions	had	not	changed	significantly.		Trees	were	assessed	
in accordance with British Standard 5837:2012 Trees in relation to 
design, demolition and construction – Recommendations. The locations 
of trees, groups of trees, woodland and hedgerows were mapped using a 
combination of topographical surveys, aerial photography and LiDAR data. 

The site is estimated to contain approximately 13,000 trees. These were 
sub-divided for assessment into trees, groups, woodland and hedges 
according to common characteristics. The resolution of the assessment 
was also increased to include more individual trees in areas of complexity, 
anticipated activity or where necessary to undertake a representative 
assessment. 672 individual trees, 336 groups of trees, 49 woodland 
compartments and 89 hedges were recorded. 

Of the 1,146 surveyed features, 673 were in good condition; 404 were 
in fair condition; 54 were in poor condition; 12 were dead; and 3 were 
veteran. The most common individual tree species was sycamore, followed 
by English oak, and common beech. These species are substantially more 
numerous in the records for individual trees than all other species; the 
remainder of the top ten most frequent species are common lime, white 

poplar, common ash, silver birch, small-leaved lime, and common alder. 
This	list	does	not	necessarily	reflect	the	relative	proportions	of	species	in	
the whole tree population: rather the relative likelihood of being recorded 
as an individual tree. Goat willow for example is a very frequent species 
but most are recorded within groups and woodland. Groups and woodland 
most frequently contain common beech; common ash; downy birch; 
English oak; goat willow; hawthorn; sycamore; and white poplar. Hedges 
are dominated by hawthorn with all but four containing the species; elder 
is the second most common hedgerow species. 

Despite structural problems arising from rhododendron spread and the 
associated impediment to natural regeneration, most woodland retains 
high	quality	under	the	BS	5837	assessment	matrix.	This	is	a	reflection	of	
good woodland connectivity, tree maturity and the landscape and habitat 
functions of the woodland. Many specimen trees fall into lower quality 
categories due to limited longevity or poor condition. 

Arboricultural designations 

There are 7 Tree Preservation Orders on or adjacent to the site. New Park 
Wood straddles the southern boundary and is an ancient semi natural 
woodland. Many of the site’s woodlands fall under one or both of the local 
Site of Biological Interest designation, and the Deciduous Woodland Habitat 
of Principal Importance described by the Natural Environment and Rural 
Communities Act (2014). The historic park is also designated as Wood 
Pasture and Parkland Habitat of Principal Importance; the results of the 
tree	survey,	and	a	range	of	ecology	surveys	identified	that	many	of	the	
characteristics associated with Wood Pasture are absent. The Parkland 
description is appropriate to the history and landscape structure of the site 
but the diversity of grass species, fungi, lichens, veteran trees, dead wood 
habitats and invertebrate populations is not consistent with the description 
of the habitat type, probably due to overgrazing and improvement of the 
sward. 

For further information refer to ES Volume 4A Chapter 10 Appendix 10.3(a) 
Tree Survey/ Arboricultural Implication Assessment.
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3.14 Archaeology
All archaeological surveys and work relating to the Hulton Park have been 
developed and carried out in consultation and with the approval of Greater 
Manchester Archaeological Advisory Service (GMAAS)

A comprehensive Desk Based Assessment (DBA) of the potential 
archaeological resource has been undertaken (ES_TA Vol 4: 9.1). The DBA 
concluded that Hulton Park contained known archaeological remains from 
the 18th Century through to the twentieth Century, ranging from domestic, 
agricultural and industrial in the form of collieries, textile manufacturing 
and	possibly	a	brick	kiln	indicated	by	a	field	name.	

A Geophysical Survey within the open pleasure grounds / pasture land 
of the park was undertaken to ascertain the presence of below ground 
archaeological remains associated with the pre-nineteenth century estate 
activities.

The results of the geophysical survey have further informed the scope and 
extent of evaluation trenching required. Analysis of the results has led to 
GMAAS requesting further trenches be opened to investigate anomalies 
detected by the geophysical survey. The evaluation trenches will establish 
the presence or otherwise of buried archaeological remains. Once this is 
known, further consultation will take place with GMAAS and, if necessary, 
a strategy will be formulated to mitigate the impact of the development on 
the below-ground archaeological resource. This is likely to comprise open-
area excavations, targeted on sites of particular archaeological interest. 
The implementation of the mitigation strategy will record and remove any 
archaeology within the areas containing the Golf Course and Residential 
components of the Proposed Development Scheme.

Based upon the results of the research for the DBA and Geophysical 
Survey, nine sites, potentially containing eighteen archaeological assets, 
were	identified	as	meriting	further	investigation	via	intrusive	evaluation	
trenching. An appropriate programme of evaluation trenching has been 
agreed with GMAAS, which will see twenty two trenches opened to 
investigate these sites (ES Vol 3b: Appendix 9.4).

The	assessment	confirms	that	there	are	numerous	undesignated	below-
ground	heritage	assets	at	the	Site.	The	full	details	of	these	are	confirmed	
within	the	Environmental	Statement,	including	their	specific	location	
and	quality	of	the	assets.	None	are	identified	as	having	the	equivalent	
significance	of	a	scheduled	monument.	As	such,	none	of	the	archaeological	
remains	are	considered	to	be	of	such	significance	that	they	would	be	
suitable for designation or retention in site.

For further information refer to ES Volume 3 Chapter 9 Archaeology 
Appendices 9.1-4 and Volume 4 Chapter 9 Archaeology Appendices 9.1-
9.2.
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Existing site drainage plan
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3.15 Ground Conditions and Water
Ground Conditions

Geo-Environmental and Geotechnical Phase I Assessments have been 
prepared in respect of the proposed development. The assessments collate 
and assess publicly available data on the geology, soils and contamination 
issues. This informed the preparation of a detailed Ground Investigation 
(Phase	II	Assessment)	which	summarises	field	data	on	the	geology,	soils	
and contamination status of the Site. A Mining Assessment Report has also 
been prepared to identify any constraints to the proposed development 
arising from mining activities.

From the various investigations undertaken on the Site, the following has 
been	identified:

• The ground conditions predominantly comprise topsoil, with layers of 
Glacial Till. Deposits of made ground were found within the Western 
Fields area of residential development, with further areas of localised 
thick, shallow ‘soft’ and ‘loose’ spots in the cohesive Glacial Till in a 
further six areas across the Site. Coal seams have also been recorded 
in various locations but, with the use of deep piled foundations where 
necessary, will not prevent an obstacle to development.

• There is the potential for disturbance of shallow groundwater during 
excavations for Site preparation works. The potential for adverse 
impacts arising from such disturbance can be mitigated by ensuring 
that the construction works are carried out in accordance with relevant 
regulations and best practice exercises.

• There is for the most part limited presence of ground gas at the Site. 
Notwithstanding, there are a examples of Amber 1 issues noted within 
the northern and southern areas of the Site. The risk is considered to 
be moderate/low with regards to enclosed developments, including 
residential and commercial areas of developments. 

• There are a number of mine shafts around the periphery of the Site 
associated with former coal mining activities. These are located 
predominantly in areas proposed for residential development. They 
will be stabilised using engineering methods prior to development 
and stand-off zones will be applied, such that the former mine shafts 
are made safe and are appropriately ‘designed into’ the proposed 
development.

The assessments have therefore concluded that the site is suitable for the 
use	proposed	and	is	not	subject	to	any	significant	constraints.

Water

The	Environment	Agency	online	flood	maps	indicate	that	the	majority	of	
the	Site	lies	within	Flood	Zone	1	(i.e.	low	probability	of	fluvial	and	tidal	
flooding).	However,	an	area	of	the	land	at	the	south	east	of	the	Site	is	
identified	as	being	located	within	Flood	Zones	2	and	3;	this	is	associated	
with the Mill Dam stream and lake. The land is located in a small valley and 
is not proposed for development, with the exception of the construction of 
a bridge which will enable access between the golf holes to the north and 
south. It is therefore of limited relevance to the proposed development.
The Environment Agency Risk of Flooding from Surface Water map shows 
that	the	majority	of	the	site	is	considered	to	be	at	‘very	low’	risk	of	flooding	
from surface water (i.e. it has a less than a 1 in 1000 (0.1%) probability 
of	flooding	in	any	given	year).	However,	areas	of	increased	risk	–	varying	
between ‘low’ and ‘high’ risk – are located predominantly along the course 
of Mill Dam Stream and associated tributaries, Carr Brook in the south 
eastern corner of the Site and with a number of small ponds in both the 
northern and southern parcels of land. The proposed development has 
been designed to direct development away from these locations.
A	Flood	Risk	Assessment	has	identified	that	some	surface	water	flooding	
occurs at the Site when rainwater does not drain away through the normal 
drainage	systems	or	soak	into	the	ground,	but	instead	lies	on	or	flows	
over the ground. This issue has been addressed by the proposed Drainage 
Strategy for the Site.

Watercourses

Two main watercourses currently run through the site: the Mill Dam 
Stream runs from the NW to SE, with the majority of the site falling within 
this catchment area. An unnamed stream runs from the NW to SW, and a 
proportion of the site, mainly the proposed western residential area, falls 
within this catchment. It is not believed that any of the site discharges to 
the surrounding surface water drainage network. 

Mill Dam Stream through the Hulton Park Estate has been extensively 
influenced	by	historic	modification	including	dams,	weirs	and	straightening.	
The	dams	have	and	continue	to	significantly	change	the	character	of	the	
watercourse from expected. Historic weirs have largely failed, but the 
culverts	under	road	crossings	continue	to	function	and	are	influencing	the	
character of the watercourse both upstream and downstream. Despite 
these	modifications,	the	stream	is	recovering	in	places,	particularly	
between the two online lakes. However, the rapid change in bed sediment 
character along the stream suggests only weak downstream sediment 
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transfer meaning that some of the upper reaches will continue to recover 
only slowly.

Lakes

The course of Mill Dam Stream through the site and Hulton Park is 
characterised	by	two	online	lakes	artificially	created	by	the	construction	of	
masonry dams sometime in the late C18. 
• The upper Back O’ Th’ Lawn Wood Lake is a relatively small, nutrient 

enriched, shallow lake with a short retention time that is susceptible 
to	frequent	water	level	fluctuations	due	to	changes	in	inflow	along	Mill	
Dam Stream and seepage through the dam preventing water levels 
from being maintained. 

• The Ornamental Lake is a much larger and deeper (typically 2m) water 
body located to the south-east of the site. The narrower upper half 
of the original lake has silted up and has been colonised by pioneer 
vegetation and wet woodland including the invasive Himalayan balsam 
(Impatiens glandulifera).

Both lakes are heritage features of the Registered Park but have been 
subject to extensive sedimentation from the upstream end. 

Aqueduct

The Thirlmere Aqueduct runs through part of the site. To the north of 
the A6 it travels in a south-east direction across the site prior to crossing 
the A6. It then bends towards the east where it transverses the northern 
proportion of the site (south of the A6). Careful consideration has been 
given to the proposed development layout so that the valves to the 
Aqueduct remain accessible and loadings to the aqueduct remain within 
acceptable limits.

Further details on the water courses and water environment at the site are 
provided in the accompanying Flood Risk Assessment, Drainage Strategy 
and ES Volume 4 Chapter 15 Water Environment, Appendices 15.1-15.6.
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3.16 Planning Policy Context

Refer to the Planning Statement for further information regarding Planning 
and Policy Context.

In accordance with Section 38(6) of the Planning and Compulsory Purchase 
Act 2004, the planning application is to be determined in accordance 
with the provisions of the adopted Development Plan, unless material 
considerations indicate otherwise. The relevant Development Plan in this 
case comprises: 
• Bolton Core Strategy (March 2011) (‘CS’)
• Bolton Allocations Plan (December 2014)
• Greater Manchester Minerals Plan (April 2013)
Other material planning policy considerations include: 
• National Planning Policy Framework (NPPF);
• a range of adopted Supplementary Planning Documents; and
• various other policy and strategy documents at the local, regional and 
national level.

The full details of local planning policies which are relevant to the current 
application are outlined and discussed in the accompanying Planning 
Statement. 

Key consideration is given to the National Planning Policy Framework 
and associated guidance, in addition to the Greater Manchester Spatial 
Framework, which is currently in draft format. This document gives 
guidance to planned development in the Greater Manchester Area.

Other Guidance and Consideration

In the design process for this development it was important to use 
recommendations and guidance from Historic England to formulate a 
design strategy for the site. The following guidance was considered:

Golf in Historic Parks and Landscapes – Historic England (2008)

This document sets out clear guidance regarding the sensitive integration 
of golf into historic parks and gardens, and illustrates how golf can be 
designed with the sensitivities of the historic landscape in mind. 

Key considerations include:

• Ensuring design is led by a conservation plan
• Considering historic features and ensuring they are avoided with the 

course layout
• Choosing an appropriate density for the site
• Protecting and enhancing views and vistas
• Conserving structures and built feature
• Minimising earthworks where possible to maintain 
• Protect archeological remains both above and below ground
• Minimise introduction of new furniture and signage
• Ensure new water bodies do not impact on the historic landscape

Conservation Principles, Policies and Guidance (Historic England 
2015) also	provided	methods	to	assessing	the	significance	of	different	
parts of the site in landscape terms.

The CABE Guidance on Design and Access Statements has been used to aid 
compilation of this document.
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Preferred from analysis

Key

Initial Conceptual Site Layouts Testing Site Constraints and Brief Variants of Preferred Conceptual layout 

Chosen concept layout

Concept 1

Concept 2
Considering constraints

Developing concept layout

Developing concept layout

Chosen developed concept 
layout with increased detail

Considering opportunities

Concept 3

The image adjacent illustrates the options testing 
process undertaken which is explained in detail on the 
subsequent pages.
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4.1 Design development
The masterplan scheme design and brief have been developed over 
approximately 3 years, driven by the constraints and opportunities that 
emerged from the analysis stage of the project. The iterative design 
process has involved numerous options and layouts which have been 
refined	and	developed	against	the	project	brief,	objectives	and	site	
constraints. Consultation feedback from BMBC, statutory and other 
consultees and the general public has been incorporated throughout the 
design process.

A number of potential options were generated in response to the brief to 
test	different	configurations.	These	were	then	evaluated	by	the	project	
team against a set of criteria to establish the general principles of the golf 
course layout, building location, access and landscape.

The criteria, aligned to the brief and objectives were:

• Heritage conservation and enhancement
• Heritage features and landscape character – opportunities restore and 

repair heritage features/character and to prevent physical loss were 
assessed by heritage consultants.

• Visual impact – the siting of the development relative to key views and 
adjacent properties were assessed, advised by landscape architects.

As well as these general criteria for the masterplan massing, the results of 
the analysis conducted and reported in chapter 03 ‘Understanding the Site’ 
contributed to the layout of the scheme, with consideration given to issues 
such as access, drainage and ground conditions, noise and service routes 
to develop to best layout for the masteplan.

04   Design Development 
and Strategy

Championship Golf experience
Creation of a championship golf experience – the layout and drama 
required for a 18 hole course including the incorporation of two returning 
9	holes	that	start	and	finish	at	the	clubhouse	were	assessed	by	the	golf	
course designer. The Ryder Cup also requires a course that is at least Par 
72 and 7200 yards in length. Built development for the golf course – the 
location and mass of the golf and hotel buildings were assessed by the 
architects and golf course designer.
• Functionality and access - the access requirements for the 

development were assessed by the transport consultants.

Sustainable and Sensitive Development
• Impacts on Ecology – the opportunities to mitigate loss of ecology 

through alternative options were considered by the ecological 
consultants.

• Impact of existing vegetation - the opportunities to mitigate loss of 
trees and woodlands through alternative options were considered, 
advised by the arboricultural consultants and landscape architects.

• Consideration for issues related to noise and drainage

Sustainable Communities
• Economic viability – the potential costs and land take required for the 

residential development vital to cross fund the project was assessed to 
determine the economic viability of the scheme. Advised by residential 
masterplanners and cost consultants. 

The	options	testing	process	was	refined	through	a	sequence	of	evaluation	
and increasing levels of detail as shown on the adjacent page.
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Option 1 - Clubhouse located centrally at Home Farm 

Golf complex all located within the Registered Park and garden. Hotel complex 
located on the former Hall and Stable block site. Academy located in the west of the 
Registered Park and Garden. Main site access along the historic drive off Newbrook 
Road.	Residential	development	located	in	the	western	fields,	Dearden’s	Farm,	Park	
End Farm and eastern section of the Park.

Option 1

Option 2 - Clubhouse located to the south and west

Golf course all located within the Registered Park and Garden. Hotel complex located 
on	the	former	Hall	and	Stable	block.	Academy	partly	located	in	the	western	fields	
outside the Registered Park and Garden.  Two site access routes, one along the 
historic	drive	off	Newbrook	Road	with	the	second	from	the	western	fields.
Residential	development	located	in	the	western	fields,	Dearden’s	Farm,	Park	End	
Farm and the northern and eastern sections of the Park.

Option 3 - Clubhouse located to the west

Golf course all located within the Registered Park and Garden. Hotel complex located 
on	the	former	Hall	and	Stable	block.	Academy	partly	located	in	the	western	fields	
outside the Registered Park and Garden.  Two site access routes, one along the 
historic	drive	off	Newbrook	Road	with	the	second	from	the	western	fields.
Residential	development	located	in	the	western	fields,	Dearden’s	Farm,	Park	End	
Farm and the northern, eastern and western sections of the Park.

Option 4 - Clubhouse located to the north 

Golf course all located within the Registered Park and Garden. Hotel complex located 
on the former Hall and Stable block. Academy located north of the A6 outside the 
Registered Park and Garden.  Main site access to be from the A6 along the ‘lost’ 
northern drive.
Residential	development	located	in	the	western	fields,	Deardens	Farm	and	Park	End	
Farm.

Key 
 Site boundary
 
 Registered Park & Garden boundary

 Existing development

 Existing woodland

 Public highway

 Proposed golf holes

 Proposed access

 Hotel complex

 Academy
 
 Clubhouse

 Maintenance

 Residential area

8
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4.2 Options and Variants Considered
A variety of options were considered through the testing and design 
process. These were assessed against the site constraints and potential 
impacts.

The main options and variants are illustrated adjacent and below.

04   Design Development 
and Strategy

Option 4A - Variant of Clubhouse located to the north

Golf layout – First nine holes circulate clockwise around the perimeter of the Park, 
with the second nine holes doing an internal loop within the centre of the Park.
Hotel complex located on the former Hall and Stable block. Academy located north 
of the A6 outside the Registered Park and Garden.  Main site access to be from the 
A6 along the ‘lost’ northern drive.
Residential	development	located	in	the	western	fields,	Deardens	Farm,	Park	End	
Farm and western area of the Park.

Option 4B-  Variant of Clubhouse located to the north

Golf layout – First nine holes circulate around the north and eastern section of the 
Park, with the second nine holes doing loop within the central and western section of 
the Park.
Hotel complex located on the former Hall and Stable block. Academy located north 
of the A6 outside the Registered Park and Garden.  Main site access to be from the 
A6 along the ‘lost’ northern drive.
Residential	development	located	in	the	western	fields	and	Park	End	Farm.

Option 4C- Variant of Clubhouse located to the north

Golf layout – First nine holes circulate around the north and eastern section of the 
Park, with the second nine holes doing loop within the central and western section of 
the Park.
Hotel complex located on the former Hall and Stable block. Academy located north 
of the A6 outside the Registered Park and Garden.  Main site access to be from the 
A6 along the ‘lost’ northern drive.
Residential	development	located	in	the	western	fields,	Deardens	Farm	and	Park	End	
Farm.

* * *
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Option 1 - Clubhouse located centrally at Home 
Farm 

Heritage conservation and enhancement
Significant	 impacts	on	heritage	 features	and	 land-
scape character, loss of Ha ha, widening of historic 
drive density of golf holes in park, lighting to prac-
tice area and residential area within core of the 
parkland.

Championship Golf experience 
Circulation & functionality issues with distance from 
Clubhouse to 1st tee and practice area, potential 
conflicts	 with	 aqueduct	 and	 insufficient	 space	 for	
hotel complex, clubhouse and associated facilities 
at Home Farm.

Sustainable and Sensitive Development
Moderate impacts on ecology and tree removals 

Sustainable Communities
Extent of area for residential development provides 
a developable scheme. 

*
*

*

*

Option 2 - Clubhouse located to the south and 
west

Heritage conservation and enhancement
Significant	 impacts	 on	 heritage	 features	 and	
landscape character, numerous residential areas 
within the core of parkland.

Championship Golf experience 
Potential	 conflicts	with	 aqueduct,	 sufficient	 space	
for hotel complex and associated facilities at Home 
Farm given clubhouse relocation.

Sustainable and Sensitive Development
High impacts on tree removals, 9th, 10th, 12th 
13th & 17th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

Option 3 - Clubhouse located to the west

Heritage conservation and enhancement
Significant	 impacts	 on	 heritage	 features	 and	
landscape character, numerous residential areas 
within the core of parkland.

Championship Golf experience 
Potential	 conflicts	with	 aqueduct,	 sufficient	 space	
for hotel complex and associated facilities at Home 
Farm given clubhouse relocation.

Sustainable and Sensitive Development
High impacts on tree removals, 7th, 8th, 9th, 13th, 
15th, & 17th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

Option 4 - Clubhouse located to the north 

Heritage conservation and enhancement
Moderate impacts on heritage features and parkland 
landscape character, academy and residential areas 
removed from core areas of parkland, Clubhouse in 
a less sensitive area.

Championship Golf experience 
Academy and Clubhouse located close to A6 provides 
excellent	 functionality,	 sufficient	 space	 for	 hotel	
complex and associated facilities at Home Farm.

Sustainable and Sensitive Development
High impacts on tree removals, 1st, 2nd, 4th, 12th, 
13th & 16th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme
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and Strategy

4.3 Evaluation of Options
A variety of options were considered through the testing and design 
process. These were assessed against the brief, objectives, site constraints 
and potential impacts.

The main options and variants and a summary of the evaluation is  
illustrated adjacent.

The	options	testing	process	was	influenced	by	pre-application	meeting	and	
consultation with stakeholders.

Green Belt

The	site’s	Green	Belt	status	has	influenced	the	scheme	design	throughout.	
Careful consideration was given in the design of the proposed development 
to minimise potential effects on the Green Belt.  

These measures include: 
            
• Retaining key existing trees, hedgerows and blocks of woodland.
• Limiting the height of most of the new properties (to a height of 

up to 2.5-storeys) to minimise the any sense of encroachment on 
the openness of adjacent Green Belt land and views from the wider 
landscape. 

• Designing a robust framework of planting to soften the appearance of 
any new development and reduce the negative effect on the openness 
of the surrounding Green Belt.

• Ensuring the overall design limits intervisibility and reinforces the 
identity of separate settlements.

The design of any proposed developments within the Green Belt also 
necessitates	consideration	of	the	potential	benefits	that	can	be	derived	
from its use. The NPPF requires local planning authorities to “… plan 
positively to enhance the beneficial use of the Green Belt, such as looking 
for opportunities to provide access; to provide opportunities for outdoor 
sport and recreation; to retain and enhance landscapes, visual amenity 
and biodiversity; or to improve damaged and derelict land”. It will be 
important that in the development of any proposals for Hulton Park, careful 
consideration is given to maximising the potential opportunities for the 
beneficial	use	of	remaining	Green	Belt	land.

The	Hulton	Park	proposals	deliver	the	following	benefits:

• Improved access – Enhancement of the coverage and condition of the 
existing network of Public Rights of Way via upgrades in surfacing, way 
finding	and	the	creation	of	the	Hulton	Trail.

• Provision of outdoor sports –  Creation of a new tournament golf 
course and Golf Academy.  

• Retention and enhancement of landscape features – Key elements of 
the historic parkland (woodlands, lakes etc.) will be retained, restored 
and actively managed to enhance their landscape value. 

• Increased biodiversity – The Hulton Park proposals will deliver net 
benefits	to	ecology	and	biodiversity	via	habitat	creation	and	enhanced	
management.

Option 4A - Variant of Clubhouse located to the 
north

Heritage conservation and enhancement
Moderate impacts on heritage features and 
landscape character, academy and residential 
areas removed from core areas of parkland. Golf 
holes within Dearden’s Farm results in increased 
residential within the southern and western areas 
of the Park. 

Championship Golf experience
Academy and Clubhouse located close to A6 provides 
excellent	 functionality,	 sufficient	 space	 for	 hotel	
complex and associated facilities at Home Farm.

Sustainable and Sensitive Development
High impacts on habitat connectivity and tree 
removals, 1st, 3rd, 5th, 12th, 13th & 16th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

Option 4B-  Variant of Clubhouse located to the 
north

Heritage conservation and enhancement
Moderate impacts on heritage features and 
landscape character, academy and residential 
areas removed from core areas of parkland. Golf 
holes within Dearden’s Farm results in increased 
residential within the southern and western areas 
of the Park. 

Championship Golf experience 
Academy and Clubhouse located close to A6 
provides	 excellent	 functionality,	 sufficient	 space	
for hotel complex and associated facilities at Home 
Farm. Final 3 holes located in less sensitive areas to 
allow for dramatic golf holes to be created.

Sustainable and Sensitive Development
Moderate impacts on habitat connectivity and tree 
removals, 1st, 5th, 6th & 13th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

Option 4C- Variant of Clubhouse located to the 
north

Heritage conservation and enhancement
Reduced impacts on heritage features and 
landscape character, academy and residential areas 
removed from core areas of parkland. Residential 
areas at Dearden’s Farm and Park End Farm are well 
screened by woodlands/topography from core area 
of parkland. 

Championship Golf experience 
Academy and Clubhouse located close to A6 
provides	 excellent	 functionality,	 sufficient	 space	
for hotel complex and associated facilities at Home 
Farm. Final 3 holes located in less sensitive areas to 
allow for dramatic golf holes to be created.

Sustainable and Sensitive Development
Reduced impacts on habitat connectivity and tree 
removals (tree removals necessary due to the 
requirements of the 7200 yard Ryder cup course) 
4th, 5th & 13th, opportunities for enhancement  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

* * *
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Golf Course

• Course layout requires returning 9 holes to the 
Clubhouse, The drama required for a tournament 
course	should	be	provided	in	the	least	significant	
and sensitive parts of the site.  

• Golf holes should follow the natural contours of the 
land and to use the topography to assist spectator 
viewing and utilise the natural corridors between 
woodlands for the passage of fairways.

• Minimise the impact on existing woodland and 
parkland landscape character. 

• Provide adequate space between the golf holes with 
plenty of rough in between so that the areas of 
close-mown grass are less intrusive and there is no 
need to introduce new features, such as linear tree 
planting, to divide the fairways.

• Minimise number of bunkers within the design.

Historic Sensitivity and Significance

• Locate residential areas outside Registered Park and 
Garden	boundary,	or	within	areas	of	least	significance.

• Re provide the lost former Hulton Hall with a new 
building to recreate the focus for the wider park.

• Locate new golf buildings away from the core designed 
landscape	in	areas	of	lower	significance.

• Minimise grading and new water bodies within the core 
designed parkland, any dramatic grading required for 
the golf course should be located in less sensitive part 
of the parkland.

• Locate the Academy, practice range (one of the largest 
areas of closely mown grass) and associated lighting 
and parking outside the Registered Park.

• Minimise lighting within the Registered Park and 
Garden.

Heritage Features

• Restore, repair and protect key landscape and heritage 
features including:

• Entrance Lodge, Pleasure Gardens,  the Walled Kitchen 
Garden, Dovecote, Hay Barn, Ha ha, Northern lake, Mill 
Dam  Lake, Mill Dam and Mill Dam Bridge.

• Restore of key historic views between the Hall site and 
Park.

Access and Movement

• Ensure	new	roads	follow	historic	alignments	and	fit	
with the parkland character by giving them appropriate 
surface treatment and edgings.

• Minimise	traffic	within	the	core	of	the	designed	
landscape.

• Retain the principal historic drive at current width.
• Retain and integrate PRoW into development
 

Key 
 Existing woodland
 
 Golf direction of play (1-9)

 Golf direction of play (10-18)

 Golf far rough

Key 
 Registered Park & Garden boundary

	 Areas	of	neutral	historic	significance

 Core designed parkland

 Academy
 Clubhouse
 Hotel Complex (Site of former Hulton Hall)
 Maintenance building 
 

Key 
 Existing water course

 Entrance Lodge
 Historic Drive
 The Walled Kitchen Garden
 Pleasure Grounds
 Dovecote
 Hay Barn
 Ha ha
 Northern Lake
 Mill Dam Lake
 Mill Dam & Bridge
 
 Key views
 
 

Key 
 Existing public highways

 Access / new roads

 Historic Drive

 Core designed parkland

 Underpass

 Footpaths / PRoW
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4.4 Design Strategy 
The proposals for Hulton Park are based on a series of design strategies 
that are explained on the adjoining pages.

The	design	strategies	establish	the	main	layout	and	configuration	of	the	
site, they include the siting of buildings, movement and access, landscape 
and ecology principles and responses to site constraints and opportunities. 
They draw on the advice provided by BMBC, statutory consultees and 
English Heritage’s guidance ‘Golf in Historic Parks and Landscapes as well 
as other planning and guidance policies.

There are design strategies for:

• Golf Course
• Historic	Sensitivity	and	Significance.
• Heritage Features
• Access and Movement
• Existing Trees and Woodland
• Ecology
• Response to Site constraints (as discussed in Chapter 3)

The	final	design	strategies	combine	to	offer	a	masterplan	that	is	sensitive	
to	the	green	belt	location	and	offers	a	recreational	and	ecological	benefit	to	
the local and regional community. 

Existing Trees and Woodland

• Retain, protect and enhance existing woodland 
where possible.

• Retaining surviving trees and clumps from the 
existing Emes/Webb design.

• Restock the Park with new parkland trees to 
provide a succession plan and enhance the 
historic parkland character.

• Increase woodland planting to screen 
development outside the park to reinforce the 
original design intent.

• Provide screening and separation between 
the development and the M61 and adjoining 
properties. 

Ecology

• Undertake habitat creation and enhance 
ecological connectivity.

• Enhance existing habitats to promote 
biodiversity.

• Ensure there is a net gain in biodiversity. 

Response to Site Constraints

• Avoid	development	and	significant	change	in	
levels over the Thirlmere Aqueduct and mine 
shafts.

• Other constraints have been taken into account 
(as were described in Chapter 3) such as the 
site drainage issues and location of services 
and utilities.

Key 
 Existing woodland & tree clumps

 New woodland planting

 Parkland trees
 
 

Key 
 Ecological connections

 New ponds / enhanced existing

 Grasslands

 Active management of existing woodlands
 

Key 
 Aquaduct

 Mine shafts
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Exhibition Boards
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The Golf Course

Public feedback from October’s exhibitions suggested that residents were 
concerned about the authenticity of the golf course plans. In December, 
the project team found that 32% of respondents would support the Hulton 
Park proposals if it were conditioned by a guarantee to build the golf 
course. In placing a condition on the planning application and developing 
a detailed golf course plan in collaboration with a world leading design 
company, Peel have demonstrated their commitment to delivering a 
championship standard golf course and have sought to allay the concerns 
of local residents. 

Heritage

At October’s public exhibitions, 56% of respondents said they supported 
the principle of restoring Hulton Park. Many supporters of the overall 
principle of restoration said they wanted to see Hulton Park made more 
accessible to the public. The proposals to restore key heritage features 
which	have	been	eroded	consistently	secured	significant	support	amongst	
local residents. Furthermore, 67% of respondents expressed support for 
the creation of a Pretoria Park as part of the Hulton Trail. The Pretoria Park 
will	provide	a	space	for	reflection	and	amenity	in	the	south	of	the	site.	77%	
of respondents at October’s exhibitions supported proposals to restore 
Hulton Park’s natural and historical features. Further to this, the proposal 
to	develop	the	new	Hulton	Hall	Hotel	in	a	way	that	reflects	the	historical	
design of the building was supported by 54% of respondents.

Amenity

Proposals for The Hulton Trail were warmly welcomed by local residents at 
October’s public exhibitions and was strongly supported by local residents. 
79% of respondents pledged initial support for the trail and many people 
spoke of their fondness of green space, and said that access to the site 
would be good for the local community after hundreds of years of exclusion 
from Hulton Park.

Landscaping 

Peel’s proposals to sensitively landscape the Hulton Park development 
received widespread support; as 63% of residents supported landscaping 
that	will	reflect	the	existing	parkland	character	of	the	site

A	full	description	of	the	consultation	process	and	its	findings	are	provided	
within the Statement of Community Involvement which includes an Issues 
& Responses section, that cover the above themes in further detail.

4.5 Consultation
The design of the Hulton Park proposals was undertaken in parallel with a 
extensive consultation process.

From the outset, Peel has endeavoured to build a relationship and 
rapport with the local community and has adopted an open approach 
to consultation. In addition to local residents, Peel has also sought 
to establish a constructive relationship with Bolton Council, statutory 
consultees and community groups. The consultation approach has sought 
to not only comply with but actively exceed the guidance contained with 
Bolton Council’s Statement of Community Involvement.

A number of consultation methods were developed including:

• Public Exhibitions 
• Stakeholder Meetings 
• Project Website - http://www.hultonpark.co.uk/.  The website has a 

page dedicated to consultation
• Mailing List 

At the public exhibitions, information banners were displayed to attendees. 
Each banner addressed a particular aspect of the scheme.
The banners for October’s exhibitions were titled as follows:
Welcome, Heritage, Our Proposals, Draft Concept Plan, Championship 
Golf Course, Access and Highways, Respecting the environment and local 
history & Next Steps

The banners for December’s exhibitions were titled as follows:
Welcome,  First Public Exhibitions, Overview of Proposals, Updated 
Masterplan, Golf Course, New Hulton Hall Hotel & Facilities, Residential, 
Hulton Trail, Highways and Access, Landscape and Ecology & Timeline

There were a number of key themes that were discussed at the public 
exhibitions in relation to the proposals:
 
Transport Infrastructure

Local infrastructure was a key concern. Peel’s planning application for 
Hulton Park includes a proposal for a new link road which will service the 
western	residential	area	of	the	scheme	and	will	help	to	relieve	traffic	from	
Chequerbent roundabout. Overall, more people supported the proposal for 
a new link road than opposed it and in doing so demonstrated the demand 
for better infrastructure in the local area.

Residential development

The proposed residential development attracted attention from local 
residents at the public exhibitions. In the overall statistics, almost half of 
respondents (46%) chose not to answer a question on housing directly, 
with some of these residents suggesting that housing should not be 
proposed as part of the scheme. However, of those who did engage with 
housing questions, the need for retirement houses and smaller homes 
scored higher than larger homes in Westhoughton in particular. 

Photographs of consultation events
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• The Ryder Cup is a global ‘mega 
event’, one of the biggest sporting 
tournaments in the world

• The proposed development is a 
direct response to the bid criteria 
set by Ryder Cup Europe, with the 
objective of hosting the Ryder Cup

• The benefits and lasting legacy 
of hosting the Ryder Cup are known 
to be very significant, including at a 
national scale

• Whilst the benefits of the 
proposal as a whole merit the grant 
of planning permission, regardless 
of whether or not the Ryder 
Cup is secured, the Applicant is 
prepared to accept a condition tying 
development to a successful Ryder 
Cup bid

Masterplan of the proposed Ryder Cup quality golf course
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5.1 The Golf Course Development 
Proposals
As explained in Section 1, the proposed development has been designed 
with a specific purpose in mind: to provide a championship-grade golf 
venue capable of hosting a Ryder Cup tournament. If the restoration and 
long-term beneficial use of Hulton Park is the principal objective and driver, 
it is this opportunity – hosting the Ryder Cup at a purpose-built golf resort 
at Hulton Park and thereafter benefiting from the legacy that comes with 
such an event and facility – which provides the main impetus and rationale 
for the project. 

The Ryder Cup

The Ryder Cup was originally conceived in the mid-1920s and first formally 
held in 1927. It is a biennial team golf event competed for between the 
US and Europe (originally the US and Great Britain). The cup is named 
after Samuel Ryder, an English businessman and golf promoter born in 
Lancashire, who sponsored the first event and donated the trophy. 

The Ryder Cup is competed for over three days (following practice days) at 
alternate venues in the US and Europe. It was last held in Europe in 2014 
at Gleneagles in Scotland and will return to Europe in 2018 and in 2022 at 
Paris Rome respectively. The event was last held in England in 2002. The 
event is jointly administered by the PGA of America and Ryder Cup Europe, 
the latter being a joint venture of the PGA European Tour, the PGA of Green 
Britain and Ireland, and the PGA of Europe. 

The aspirations for future Ryder Cup tournaments are even greater as the 
interest in the event increases amongst spectators and sponsors. Ryder 
Cup Europe is now focusing on venues which are close to major cities and 
the infrastructure they offer (indicated by the selection of Paris and Rome) 
and envisages spectator numbers to grow to c.70,000 per day.  

Use: Tournament Staging for The Ryder Cup

Design Requirements

The primary design of the golf course at Hulton has been driven by the 
demands of the Ryder Cup, specifically related to the length and layout of 
the course and visitor numbers venue capacity.

Ryder Cup Design Requirements:

• Course length in excess of 7,200 yards, par 72 
• Returning nine hole loops to the clubhouse
• A tournament length practice range with grass teeing area
• Extensive short game practice facilities
• Practice putting greens
• Circulation space for 60,000 to 70,000 spectators
• Space for on-course hospitality units (15,000 guests)
• Space for four on-course concession points (refreshments, toilets, 

retail, first aid, communications)
• Where feasible each hole should provide natural viewing areas
• Space for grandstands behind greens and tees (15,000-18,000 

spectator capacity)
• A full buggy path system around the golf course
• Additional road network to access staging areas
• Adequate golf course maintenance facilities for tournament operations
• An environmental management programme

Elsewhere within the site there must also be space for the following;

• 45,000m² spectator village
• 20,000m² media centre (800 personnel)
• 30,000m² TV compound
• 2 bus terminals (approx. 50,000m²)
• 30,000m² contractors compound
• On-site parking (approx. 50,000m²)

In order to ensure these design requirements are supported and serviced 
the other following features need to be included in the proposals:

• A park and ride scheme would be in operation during any major golf 
event and most spectators and staff would arrive at the course by bus. 

• A suitable road and path network is required to link all tournament 
staging areas, hospitality units, public areas and contractors 
compounds. Fast and efficient access to all parts of the golf course is 
also required for TV providers, emergency services, waste disposal 
and so on. Information required on surfacing required for tournament 
staging roads. Two new bridge structures will be required to improve 
connectivity around the site across the rivers on site.

• The surfacing of elements such as the TV compound, bus terminals, 
on-site parking and contractor’s compound are required to be 
hardstanding to withstand traffic movements.

• The provision of flat platforms for the construction of hospitality units 
around the golf course is a vital part of the tournament infrastructure, 
especially on the closing holes where there is most excitement during 
a golf event. At Hulton Park platforms for hospitality units have been 
planned on holes 1, 9, 14, 16, 17 and 18. No platforms have been 
located within the more historically significant central areas of the 
park. 

• Levelling of existing contours is also required in the east of the site 
to create flat areas for elements such as the spectator village, bus 
terminal and so on.

• In addition it is important that tournament staging areas such as 
hospitality platforms, compounds and public areas are drained 
sufficiently well to keep surfaces as dry as possible and prevent their 
operation and use being compromised during wet weather.
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Eighteen Hole Course

Scale

The proposed 18 hole golf course is designed to be a high quality course 
measuring almost 7,400 yards from the back tees with a par of 72. Each 
hole will have five teeing areas to cater for the full spectrum of male and 
female golfing ability. From the forward tees the course will measure 5,400 
yards. The course will be formed of two loops of nine holes, each of which 
will start and finish in close proximity to the clubhouse. This provides two 
convenient starting points for play and helps to make golf operations more 
flexible and efficient. There is also substantial space near the 1st and 10th 
tees for practice chipping and putting greens.

Layout 

Golf holes have been routed to follow the natural contours of the land 
and to use the topography to assist spectator viewing and minimise the 
extent of re-grading required in the Registered Park and Garden. Major 
earthworks will be required in some areas to create enhance spectator 
viewing and to create dramatic golf holes which will improve the golfer, 
spectator and TV audience experience. Grading is also essential to create 
positive surface drainage throughout the golf course so that it can quickly 
become playable after heavy rain events. 

The first nine holes play around the eastern section of the site, winding 
their way predominantly downhill for the first six holes, before turning back 
uphill and towards the clubhouse for holes 7, 8 and 9.  Golfers will cross 
the historic drive between the 5th green and 6th tees, and the 7th green 
and 8th tees. 

The 1st hole starts with an impressive downhill drive with woodland 
flanking both sides of the fairway. Following the par 3 2nd hole the long 
3rd hole hugs the edge of Park Pits Wood and plays between two small 
woodland blocks to form a par 5 which makes good strategic use of 
existing site features. The 4th continues to skirt Park Pits Wood to a green 
set just inside the woodland while the long par 4 5th hole returns the 
golfer to the historic drive.

The 6th hole is a downhill par 3 which plays to a green situated between 
two existing small ponds. The 7th begins the uphill return to the 
clubhouse, using natural site features to dictate its strategy and an avenue 
of specimen trees marks the tee shot for the par 58th hole.

As far as possible the golf layout avoids woodland and specimen trees. The 
main area of proposed tree clearance is on hole 13 which provides a link 
across Mill Dam Stream to the southern section of the site by way of an 
exciting par 3. Smaller areas of tree clearance will be needed on holes 3, 
4, 5 & 18.  Various routing options were investigated to reduce proposed 
tree clearance but some clearing was needed in order to avoid serious 
compromise to the quality of the course layout, its length and overall par, 
which would have been detrimental to the requirement for a championship 
standard golf course. 
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The 10th hole again makes use of a natural corridor between woodland 
to direct the line of the fairway while the 11th hole re-establishes an 
old pond to serve as the main hazard on this short but exciting par 4. 
The 12th is the longest par 4 on the golf course and one of the most 
difficult. It’s strategy is determined by two small valleys which eat into 
the right side of the fairway.

Hole 13 is a dramatic par 4 which requires a drive across Mill Dam 
Stream to the safety of the other side of the steep valley and creates 
the link required between the northern and southern parts of the site. 
The next hole is the par 5 14th and this marks the return of the course 
from its southern extreme to the clubhouse in the north by way of the 
western boundary.

All golf facilities have been laid out according to modern safety guide 
lines for golf course design in order to reduce potential conflicts 
between golf holes and surrounding property, including nearby roads. 

Appearance

As well as using natural elements of the site to define the character and 
style of the course, additional features such as ponds and streams have 
been included to add to the drama and aesthetics of the course. These 
water bodies have been carefully sited in less sensitive areas of the site 
to the south, west and north of the park. 

Options for the new reservoir were considered and tested through 
the design development stages of the project, and the resulting 
water feature contributes to the water management of the site (see 
subsequent section on water management). Existing ponds have also 
been used strategically within the designs.

To provide a suitably dramatic conclusion to the first nine holes, and an 
exciting viewing area for spectators near the clubhouse, the 9th hole 
will feature a stream running the length of the fairway while the green 
is protected by a pond. 

Water plays a part in four of the last five holes, adding to the challenge 
and drama of the golf, but importantly the visual excitement for 
spectators and TV viewers. Both the 15th and 17th holes are par 3s 
where water threatens the golfer. The par 4 16th provides a challenging 
final par 4 while the 18th hole is a relatively short par 5 which offers 
a spectacular approach over Mill Dam Stream to a green further 
protected by two small ponds on the right side. 

The championship golf course will be built to the latest industry 
standards, using laboratory tested materials, to satisfy the demand 
for year round golf through the provision of well drained and resilient 
playing surfaces.

The golf course will start and finish at the clubhouse, which will be a 
high quality, functional facility appropriate to the requirements of the 
golf course, but also sensitive to the historic parkland. Further details 
regarding the golf course can be found in section 5.3. Further golf 
course ancillary buildings include the Starter Hut, Halfway House and 
Maintenance Buildings. Details of these can be found in Section 5.5, 
5.6 and 5.7 respectively.Precedent image of adventure golf facility to be provided adjacent to the Academy Precedent image of driving range to be provided adjacent to the Academy

Example of the specialist training rooms overlooking the driving ranges at St Andrews
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Extract of Landscape Masterplan showing the Golf Academy, Practice Facilities and Adventure Golf
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Six Hole Course

A six hole par 3 course will be built on the north side of the A6 (Manchester 
Road). It will be constructed to the same standards as the 18 hole course 
but will offer a much shorter alternative to attract beginners and golfers 
looking for a less demanding challenge. This course will primarily be 
aimed at junior golfers as part of the golf legacy of the project and holes 
will range from approximately 100 to 130 yards long. There will also be 
an adventure golf course and a putting green, to appeal to all ages and 
abilities.

Golf Academy and Practice Facilities

An important part of the golf development is the provision of high quality 
practice facilities as well as a golf academy to provide a dedicated training 
facility for teaching the game of golf to a wide variety of players of all ages 
and abilities. 

The practice facilities at Hulton Park have been designed to allow both 
public and private use. As part of the academy set up there will be 
24 covered bays on the practice range where the public will have the 
opportunity to practice and take lessons. A dedicated practice green for 
public use is also planned. 

As well as being able to improve their skills, golfers at the academy will 
have the opportunity to receive advice on other aspects of the game, 
from golf club fitting to fitness development. Teaching will be available for 
every level of golfer, from beginner to professional, either individually or in 
groups.

A separate grass teeing area is also available where users of the 
championship course can warm up and practice prior to playing. This tee 
would become the practice tee for professional golfers during tournaments. 
Adjacent to this tee is a short game practice green with practice bunkers.

The practice area is in excess of 350m long and between 200m and 120m 
wide. It will be fenced on the west side to protect users of the public 
footpath immediately adjacent to the range. The far end of the range 
will be heavily mounded and planted with trees to help screen the M61 
motorway. A small area of woodland on the edge of Gorse Wood will be 
cleared to create space for the range. 

A large practice putting green and additional chipping green will be 
positioned close to the clubhouse and within easy reach of the 1st and 10th 
tees.

A family ‘adventure golf’ course will also be provided adjacent to the 
Academy building. This will seek to introduce children to the sport in an 
accessible way, whilst also supporting the viable operation of the Academy.

Adventure Golf
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Core designed parkland

Plan showing the re-grading required for the new golf course
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The design of the golf course has referenced English Heritage’s guidance 
‘Golf in Historic Parks and Landscapes’.

The scheme has been designed with the following features embedded 
in order to ensure that the character of the historic landscape and the 
features of the listed park and garden are preserved as much as possible 
whilst accommodating a championship grade golf course: 

• Topographical change has be minimised to the minimum required for a 
championship golf course to maintain the parkland character and retain 
existing parkland trees. Grading is essential to provide the drama and 
spectator viewing essential for a championship course. Major grading 
works have been located in the least sensitive areas of the park. 
Grading within the historic core of Park, one of the most historically 
sensitive areas within Hulton Park, has generally been minimised to 
between 0 to +/- 1.5m.

• Parkland trees have been retained wherever possible.
• Woodland loss has been minimised wherever possible. 
• New areas of woodland planting are proposed to strengthen woodland 

belts, provide wildlife connectivity and screen out surrounding urban 
development (as per Emes and Webbs original design intent). Ensuring  
the historic balance of woodland and pasture is also retained.

• The introduction of new water bodies has been minimised, the only 
water hazards provided within the Park (11th and 6th holes) being 
extensions to existing ponds rather than creating new features in 
the landscape. New ponds are provided in other areas of the Park 
(in less sensitive areas) these mainly have soft edges to allow them 
to integrate into the surround context, margins will be planted with 
aquatic species to enhance biodiversity. Stone walls will only be used 
as edging on parts of two ponds at the 9th and 15th holes.

• Adequate space between the golf holes has been provided, with plenty 
of rough in between, so that the areas of close-mown grass are less 
intrusive and there is no need to introduce new features, such as linear 
tree planting, to divide the fairways. This will maintain the parkland/
pasture landscape character. 

• Bunkers have been carefully located and designed to minimise their 
visual impact. All bunkers will have grass ‘roll top’ edges and will 
be filled with a dark coloured sand allowing them to blend into the 
landscape rather than clash as lighter coloured bunker sand can do.

• Golf signage and way marking will be provided flush to the ground to 
minimise visual intrusion.

• There will be no lighting to the golf course or historic drive. 
• A new generation of parkland trees will be planted to replace lost 

historic specimens and ensure that there will be a succession of mature 
vegetation when the existing trees reach their safe biological life and 
have to be removed.

• The locations of the new parkland trees have chosen following review 
of the historic survey plans to ensure the original design intent set out 
by Emes and Webb is faithfully restored.

• Historic drive from Newbrook Road has been maintained at its current 
width (with passing bays) and will be repaired and resurfaced in 
appropriate materials that reinforce the parkland character.

• Staging access will be green engineered (grasscrete) so that it visually 
reads as landscape, where possible this has been located in far rough 
so it is not perceivable unless a large golfing tournament is being 
hosted.

• All woodlands will be brought into active management, with invasive 
species removed to enhance biodiversity.

• Golf buggy routes have been provided at the minimum width required 
and will be surfaced in tar-spray and chip to maintain the parkland 
character. 

Precedent images of golf course within a Registered Park and Garden (Hampton Court)

Precedent images of golf course within a Registered Park and Garden (Ashridge) Examples of discrete signs to mark golf holes that will be used

New water features with natural edge
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Golf Grassland Plan

Legend

Proposed golf green/tee

Proposed golf fairway

Proposed golf semi-rough

Proposed golf playable rough

Proposed golf far rough/Meadows

Planning application boundary

Registered Park & Garden boundary
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Close mown character of greens and tees

Areas of far rough will be mown 1-2 per year to ensure the parkland character is 
maintained.

Character of close mown fairways

Golf Grass Mixes & Maintenance

In the UK indigenous fescue and bent grasses produce the best year round 
turf for golf, for playing, economic and environmental reasons. These 
species benefit from minimal intervention and, with good cultural practices, 
require lower nutrient levels and other chemical controls as well as reduced 
requirements for irrigation. Fescues and bents are the grass varieties which 
best fulfil the demands of economic and environmental sustainability on 
golf courses in the east of England.

All areas of the golf course undergoing soil disturbance and all existing 
non-grassland areas will be seeded. The following grass seed mixtures are 
proposed for the golf course, although final varieties will only be confirmed 
following detailed soil fertility tests and once the extent of irrigation 
coverage is confirmed.

Greens:

 Short Course:
 20% Browntop Bent
 80% Chewings Fescue

 Tournament Course:
 100% Creeping Bentgrass

Tees:
 10% Browntop Bent
 30% Slender Creeping Red fescue
 30% Chewings Fescue
 30% Dwarf Perennial Ryegrass

Fairways & Semi-rough:
 10% Browntop Bent
 30% Slender Creeping Red fescue
 30% Chewings Fescue
 30% Dwarf Perennial Ryegrass

Rough:
 40% Slender Creeping Red fescue
 40% Chewings Fescue
 20% Dwarf Perennial Ryegrass

Far Rough:

 70% grass species and 30% wildflowers 

To ensure an appropriate parkland character is provided. Grass species - 
Red Fescue 15.0% ,  Common bent grass 15.0%, Creeping Bent 15.0%, 
Crested Dogstail 15.0% and Creeping soft grass 10.0%. Wildflowers - 
Yellow Rattle, Black Medick, Ribwort Plantain, Yarrow, Sweet Vernal, Red 
Clover, Common Knapweed, Lady’s bedstraw, Rough Hawksbit, Self Heal, 
Common Sorrel, Birdsfoot Trefoil, Meadow Crane’s bill, Common Vetch, 
Tufted vetch, Cut Leaved Cranesbill, Cats–ear, Ragged Robin, and Common 
Fumitory.

The following is an indication of the mowing frequency for each area of the 
course during the main golf season.

  Greens    5-7 times per week
  Tees    5-7 times per week
  Fairways   2-3 times per week
  Semi-rough   1-2 times per week
  Rough    3-4 times per month
  Far Rough   1-2 times per year

Typical heights of cut would be as follows:

  Greens    3-4mm
  Tees    7-10mm
  Fairways   10-13mm
  Semi-rough   20-25mm
  Rough & Far Rough  >50mm

Approximately 65% of the golf course area will be maintained as 
infrequently mowed roughs and far rough. 35% of the development area 
would be frequently maintained greens, tees, fairways and semi-roughs. 

The rough is divided into two categories. Immediately adjacent to the 
playable areas the rough will be fescue dominated grassland which would 
provide an attractive textural and colour contrast to the mown areas and 
from within which it is anticipated that there would be frequent golf play. 
As such, the ‘Golf roughs’ would need to be of an open structure, with the 
golf ball readily found within. These areas would be mown two or three 
times a month during the summer. 

The second category is denoted as far rough and would be species-rich 
grassland containing a wide variety of grass and wildflower types, both 
inherent and introduced. Infrequent golf play is anticipated for these areas, 
so there would not be such an imperative to make finding golf balls a 
priority. This rough will especially be planted on woodland edges in non-
playing areas and would be mown once or twice a year.

The fine turf areas would be mown at different heights appropriate for their 
purpose. During the peak season the greens and gees would be mown 
daily, the greens at 2.5-4mm cutting height and the tees at 7-10mm. The 
fairways generally range from 20 to 45 metres in width and would be cut 
up to three times per week at 10-13mm. The semi-roughs, up to 5 metres 
wide around the edge of the fairways would be mown once or twice a week 
at 25mm and the rough, extending out a further 5 - 10 metres, would be 
mown weekly at 50-65mm.

The fairways and greens would generally not be cut with an overt 
chequerboard pattern, to ensure the appearance of the course is sensitive 
and appropriate to the parkland character. The only variance to this 
approach would be during occasional high profile events such as the Ryder 
Cup, when a checkerboard mowing regime may be adopted, as required for 
television and global audiences.

05   The Proposals
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Tournament Staging Plan
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Water Management

As well as Mill Dam Stream there are several existing small ponds on the 
golf course site which are to be retained and the new development will 
benefit from the creation of several other ponds, lakes and streams. A 
reservoir will also be located in a field on the east side of the 18th hole.

Most of the new ponds for the golf course will have ‘soft’ grass edges with 
some areas of marginal wetlands. Stone walls will be used as edging on 
parts of two ponds at the 9th and 15th holes. Lakes will be essential parts 
of the scheme, partially as strategic hazards within the course, but also to 
serve an important function for site drainage and water collection as well 
as benefit site ecology. The use of water on the closing holes will create 
a dramatic finish to the golf course, full of excitement for players of all 
standards.

A reservoir will be constructed for the permanent holding of water for 
use in the summer months. This will be located in a separate field east of 
the 18th hole. It will be constructed partially above ground and will hold 
approximately 25,000 cubic metres. During the summer months transfer 
pumps will lift the water to a water tank located close to the maintenance 
area, from where it will enter the irrigation system. Water will be supplied 
by winter abstraction from an on-site bore hole. Harvesting from ponds 
and lakes on the golf course may also be required.

All lakes and ponds will be aerated to ensure that the water remains fresh.

Soil tests have revealed that both the site topsoil and the underlying 
substrate is predominantly clay, with limited drainage capabilities. In 
order to provide the quality foundation for a high performance sports 
turf it is anticipated that comprehensive improvements to the drainage 
characteristics of both the subsoil and topsoil would be required. This will 
potentially include the installation of widespread subsoil drainage of a 
typical agricultural specification. Surface drainage will be directed to catch 
basins and drain pipes where it will combine with subsurface drainage and 
directed to outflow into lakes or other water bodies such as ditches and 
streams. All drain lines will be installed away from the root protection areas 
of trees.

All greens, tees and bunkers will be constructed with sub-surface drainage 
which will be directed into the mainline drainage system. Some tees and 
bunkers will be drained into soakaways.

Precedent images of Ryder Cup/tournament staging

Irrigation

The irrigation system will be designed in accordance within industry 
standards as set out by the British Turf and Landscape Irrigation 
Association. 

Golf course irrigation will be installed to cover all greens, tees, fairways 
and semi-roughs. This will be a fully automatic system which has a 
high degree of control for the specific location, timing and volume of 
water applied, to ensure maximum efficiency with application rates. The 
application rates will equate to peak evapotranspiration rates.

Collected water will be held in a tank for abstraction and distribution 
around the golf course by a variable speed pumping station housed in a 
green GRP enclosure, sited adjacent to the storage tank. Water from the 
golf course will be collected in a number of transfer chambers from where 
it will be pumped to the reservoirs.

Automatic irrigation will take place during the hours of darkness from 
10.00pm to 6.00am and all sprinklers are controlled via a PC based control 
system positioned in the greenkeeper’s maintenance building.  The control 
system will be linked to a weather station and soil moisture sensors which 
will ensure that water is not wasted or over-applied.

Underground pipelines transferring water from the pump station to 
the sprinklers will comprise of medium density and high performance 
polyethylene to EN 12201 and BS standard, jointed by compression and 
electrofusion fittings. Pipelines will be installed to a depth of between 
450mm and 600mm and will be laid out, to avoid tree root protection 
areas. Where excavation close to trees does need to be undertaken then 
only installation methods which do not damage the roots will be allowed.

The maximum annual irrigation water usage is estimated to be in the 
region of 68,000m³ with a peak daily requirement in the summer of 
850m³.

Tournament Staging for The Ryder Cup

The plan adjacent illustrates how the Ryder Cup tournament staging has 
been incorporated within the golf course design proposals.

05   The Proposals
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Building Location Plan
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Site Plan

A) The Academy (see section 5.8)
• Located to Northern site outside the Park 
• Fully accessible public facility with independent vehicle access 
• Adventure golf and training/teaching areas for young/learner golfers 
• 24 No. driving range bays, with area for “professional” golfers 
• Large retail offer to support the training facilities
• Golf buggy link to main Hulton Golf course 
• 100 car park spaces and coach access for users , 50 staff car parking 
• Extensive café facility for public use 

B) The Underpass (see section 5.4)
• Route from professional driving range area to private/member golf 

course, access between Academy and main golf course for staff and 
maintenance equipment 

• Fully accessible ramp links down to underpass below A6 

C) The Clubhouse (see section 5.3)
• Located in the Historic Park with secure entrance controls 
• Segregated changing facilities
• Function room areas 
• Golfers bar and restaurant with views over the greens
• Barrier access into Historical Park and all the facilities 
• Main control point for all vehicle access to Hotel, leisure and whole site 
• Golf buggy controlled “pick-up” point and store 
• Secure accessed 100 No. member car parking 

D) Hotel, Leisure & Conference (see section 5.9) 
• Located centrally within the Historic Park with access to lakes and 

original walled garden
• 142 bedroom hotel located on site of The Old Hall
• Extensive leisure facilities including 5x16m pool with relax and spa 

areas, Beauty and Treatment rooms, Health/Juice Bar, Gymnasium
• Exclusive restaurant and bar areas
• Lakeside terraces with Southern aspects
• Substantial conference and meeting rooms for small and large 

functions
• Car parking for 142 hotel guests

E) Walled Kitchen Garden (see section 5.11)
• Reconstructed walled gardens with planting to reflect the original 

design and use

F) Maintenance Area (see section 5.7)
• Large storage  and staff facilities and equipment maintenance

G) Halfway House (see section 5.5)
• Located by the 10th green within the tree line of the woodland to 

minimise visibility 
• Provides refreshments and WC facilities. 
• Storage of small kit 

H) Starter Hut (see section 5.6)
• Located by to the Northern site outside the Park, adjacent to the 

practice tees. 
• Storage of small kit

I) Bridges (see section 5.4)
• Three bridges are proposed to provide accessibility around the course 

for golf buggies and for maintenance access
• A pedestrian bridge is proposed in the Walled Kitchen Garden
• As part of the outline residential proposals a bridge is indicated to 

access Park End Farm
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Golf Buildings

There are necessary buildings required to support the golf course, 
especially one of such high calibre and ensure that the golf course is self-
supporting and sustainable.

The clubhouse is the most vital in maintaining the daily operations of 
the course.  It serves as a control point for maintaining security and the 
general safety and well being for the golfing grounds and community for 
anyone accessing the site.

Players start and finish rounds of golf here. This is where equipment 
storage; kit purchase; the changing rooms, the buggy park; and bar and 
restaurant facilities are located. This important role as the ‘hub’ of the 
course is the perfect location for members and visitors to socialise and 
attend events. The clubhouse should be ideally located to take advantage 
of the best views of the course, since it will be used as a viewing platform 
during major tournaments. 

The significant building will be designed to fit discreetly into the context 
of the heritage park with no visibility from outside the park. It will be in-
keeping with and complement the nineteenth century landscape that Webb 
designed, so as to give the appearance it is a long established building. 

Another essential part of the golf development is the provision of high 
quality practice facilities and a golf academy. These provide a dedicated 
training facility for teaching the game of golf to a wide variety of players of 
all ages and abilities for both public and private use. As well as being able 
to improve their skills, golfers at the academy will have the opportunity 
to receive advice on other aspects of the game, from golf club fitting to 
fitness development. Teaching will be available for every level of golfer, 
from beginner to professional, either individually or in groups. The 
academy creates an important legacy building following the hosting of a 
prestigious competition. 

A maintenance compound to store machinery and equipment is required 
for the up-keep of the course. It is important that it is located to allow 
quick and easy access to the golf course to reduce machinery journey 
times and improve operation efficiency. 

The areas and facilities required for the clubhouse, academy and 
maintenance building have been advised by European Golf Design (EGD) 
who have been involved in designing previous high profile tournament golf 
courses. EGD are the golf design company of the European Tour, the body 
which operates men’s professional golf tournaments in Europe, so they 
are experts in understanding the needs of players and the nature of golf 
courses. 

The Hulton Park golf course has provided an opportunity to create 
a destination hotel. Research shows that golfers willingly travel 
internationally to play a course, meaning overnight accommodation will 
be in demand. A high quality hotel that provides a bar, restaurant, leisure 
and conference facilities is expected for a course of this quality.  Whilst the 
bar and restaurant primarily serve hotel guests they are not exclusive so 
nonresidents are able to use these amenities too. The leisure, which will 
include a luxury spa will be an appealing service and is likely to be popular 
with day guests. The conference area will be available for large private 
functions. 

The structures in the heritage park such as the walled garden, listed 
dovecote and lake are essential to this unique experience and they will 
be reconditioned and become an vibrant part of the visitor trip. The hotel 
gives purpose back to the heart of the park allowing visitors to enjoy an 
otherwise inaccessible private landscape. 

Positioning the hotel on the site of the former Hulton Hall will enhance the 
scenery. It will return a previously lost focal point to the heart of the park 
(the Pleasure Gardens), which Webb’s original landscape vision centred 
around, yet is currently overgrown and inaccessible.  
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Existing Lodge at Newbrook Road used as precedent for new entrances at A6, material finish to match existing features

Extract of the Masterplan showing the proposed treatments of the main entrance via the Northern Drive 
and the Academy entrance 1:25 elevation illustrating indicative replication of the piers and railings for the main entrance to the golf course, including Modillion cornice and 

stone plinth to the vertical bar railings
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Northern Drive

The Northern Drive has been reinstated to service both the Clubhouse and 
Hotel complex and it utilises a historic route rather than the insertion of a 
new access, in accordance with Historic England guidelines. Reinstating this 
access ensures that the historic drive from Newbrook Road can remain at 
its current width and minimise the impact on the historic core of the park. 

In order to reintroduce the Northern Drive to meet current highway 
standards and the servicing requirements of the Clubhouse and Hotel, 
Hulton Cottage will be demolished along with its associated outbuildings 
and parking. Once removed the remainder of the Hulton Cottage site not 
required for the new access will be reinstated as woodland to enhance the 
wooded boundary of the park and provide an appropriate backdrop to the 
Clubhouse. 

Several options for this key arrivals gateway were considered in the design 
development process, early options involved 28m wide roundabouts, as 
illustrated adjacent. The roundabout options were discounted for heritage 
reasons due to their urbanising impact on the Registered Park and Garden. 

All assess options required the removal of Hulton Cottage to provide the 
required width of access and sight lines, please refer to the Heritage 
Impact Assessment (ES Volume 4 Appendix 8.1) for further details. 

The proposed staggered T junction and highway enhancements to 
create a gateway to both the Clubhouse and Academy provide a more 
appropriate entrance that has considerably less impact on the Registered 
Park and Garden and existing trees whilst achieving the highway access 
requirements.

A6 Gateway

As part of the proposals a new arrivals/entrance gateway feature is 
proposed along the A6 to highlight both the entrance to the Academy and 
main Golf Course. It is proposed that the gateway feature will be provided 
via a series of highway improvements including the resurfacing of both the 
road and pavement surfaces.  The rational for the T junction layout and 
alternative options assessed for these key entrances is provided in section 
5.3 of this report.

The gateway proposals include:

• A revised entrance to the park located at the top of the northern 
drive consist of new vertical bar railings on a low natural stone wall. 
New natural stone gate posts and metal gates will also be installed 
to provide an appropriate high quality entrance. The character of the 
railings and gates will be similar to those found at current existing 
entrance along Newbrook Road.

• The Academy will defined with new 1.8m high black vertical bar 
fencing, with the entrance flanked by new natural stone gate posts and 
metal gates to compliment those provided for the main golf course

• 1.5m wide granite sett thresholds will be provided within the 
carriageway at either end of the gateway to highlight the entrances to 
drivers.

• Existing macadam carriageway surfacing would be replaced with a new 
buff coloured macadam wearing course, to contrast with the existing 
black macadam. 

• The existing pavements would be resurfaced with an appropriate 
surface.

The gateway proposals will visually connect the two areas across the A6 
and create an appropriate and sympathetic entrances to both Hulton Park 
and the Academy. It is also intended that these improvements will help 
slow vehicular movement along the A6 at this point. 

The following images show the existing situation and proposed treatment.

Further details regarding access for the Ryder Cup tournament can be 
found in Transport Assessment. 
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Proposed view along A6 Manchester Road towards site
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Proposed view along A6 Manchester Road towards proposed Academy
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Existing view along A6 Manchester Road showing existing entrance to Hulton Park
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Proposed along A6 Manchester Road showing new entrance to the Clubhouse and golf course beyond
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Building Design for a Market Leading Golf Course

If Hulton Park is to fulfil its true potential as a world class market leading golf 
course, then the facilities which it houses must also match that aspiration. 

As would be expected for a project of this importance at the onset of the 
design process the Design Team undertook extensive studies of comparable 
clubhouse facilities to understand the expectation not only of the golfing 
community, but also of tournament organisers. This assessment was to 
assess the clubhouse requirements both in terms of what the building should 
contain, and what the look and feel should be. Our starting point was initially 
to examine what has been, and is being implemented for leading golf clubs 
worldwide and what are the common denominators between them all.

Domestic and International Championship Golf Clubhouses – developments 
constructed in the last 15 years

Examination of the clubhouses constructed at major venues over the last 
15 year period identify a general common theme (see images adjacent). 
Although they vary to adapt to their specific locations, the general principles 
can be surmised as follows:

1. Loadbearing construction (stone/brick/render). Design solution tends to 
a more traditional style of construction.

2. 2 – 3 storey building. Very few are more than two stories; partially due 
to the need to move golfing equipment between levels.

3. Glazing at ground floor level overlooking the course. Visibility out of the 
clubhouse onto the course is a key requirement.

4. First floor terrace from public areas overlooking course. The ability to 
include usable high level external space (over the course) is a key item.

5. Building site within a ‘neutral’ landscape context. Again, to maximise 
visibility from the clubhouse to the course.

As can be seen the designs implemented at key courses are of a more 
‘heavyweight’ nature. This international principal appears to have been 
set partially for functional purposes but also for aesthetic reasons. There 
are some limited exceptions to this, however these are almost exclusively 
located within the middle east where climate conditions allow for potentially 
more ‘open nature’ design. 

These principles set by key developments elsewhere were identified and 
key design parameters for the clubhouse design at Hulton Park. Alternatives 
were considered but key building accommodation requirements (covered in 
further detail later in this document) and market expectations as identified 
above were deemed to take precedence.

Centurion Golf Course, St Albans

Renaissance Club Golf Course, East Lothian

MacLeod Golf Course, Aberdeenshire

Bearwood Lakes Golf Course, Berkshire

Mill Creek Golf Course, Ohio, USA

St Andrews Links Golf Course, St Andrews
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UK leading course Clubhouses

In parallel with an assessment of the new domestic and international 
clubhouse designs the Design Team undertook a review of some of the historic 
clubhouses in the UK. This was to understand the design ‘expectations’ of 
the golfing community in the UK. In addition, we wanted to understand how 
these buildings have responded to the brief for a high-level clubhouse and 
how this can be interpreted into the built form.

Key principles identified follow the same principles then as they do now; 
presenting buildings of a loadbearing construction, no more than 3 stories 
high with public areas and levels heavily glazed and overlooking the course.

Muirf ie ldSt.  Andrews

Glamorganshire Golf  Club

St.  Andrews

Hotel  Hotel Royal  St .  Georges

Muir f ie ld

Muir f ie ld

De Chant i l ly

Hotel

The Bel f ry

The Bel f ry 

Riverside  Manchester  M3 5AA   t  0161 833 0211   e  info@ lrw .co.uk   www. lrw .co.uk

7314 WORSLEY NEW HALL  :  PRECEDENT IMAGES (GOLF CLUB HOUSES)
Scale:  NTS@A3     Auth By:  JM     Drawn By:  JM     Date:  15.04.14     Dwg No:  7314-L(00)30

The Belfry Muirfield

Muirfield Village Wentworth Golf Club
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5.3 The Clubhouse
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Breightmet Golf 
Club/Course

Local Golf Building Typology References
   
These show the proximity of Hulton Park to the surrounding golf course 
facilities in the immediate Bolton area. There are 11 courses shown within 
the vicinity and none match the standard of the proposed championship 
level course.

The typical typology of the buildings are two-storey pitched roofs with 
domestic sized windows, generally built in the 20th century. Materials vary 
between brick, stone and render, some with timber elements. None of these 
are golf hotel resort offers. 

In conclusion, despite being within the local vicinity, these golf buildings do 
not share much else in common with the proposed golf course. They are 
unable to provide suitable inspiration for the proposed clubhouse style, since 
they do not serve courses with the same level of quality or historical setting 
of the Hulton Park site. 

05   The Proposals

Dunscar Golf Club

Turton Golf Club

Bolton Old Links Golf Club

Regents Park Golf Course

Westhoughton Golf Club

Deane Golf Club

BOLTON

Great Lever and Farnsworth Golf Club

Harwood Golf Club

HULTON PARK

Bolton Golf Club

1

2

3

4

5

6

7

8

10 9

Hart Common Golf
Club

11

Surrounding Golf Courses
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BOLTON TOWN HALL BUILT 1866-1873. GRADE II* LISTED MINERS’ HALL BUILT 1913 THE OLD SCHOOL ROOMS BUILT 1897 GRADE II LISTED

SPINNERS’ HALL BUILT 1911. GRADE II LISTEDFORMER BOLTON TOWN HALL BUILT 1826. GRADE II LISTED TURKISH BATHS BUILT 1891. GRADE II LISTED



Page 79Hulton Park - Design and Access Statement

05  The Proposals

48

Figure 11  Map showing Residential broad type by period of origin 

7.4.1  Farm complexes, Folds and Vernacular cottages 
Description and historical context 
Farms usually comprise a cluster of buildings arranged around a yard.  They are very 

often named as farms on mapping, and if not can be identified by interpreting the 

plans of the buildings.  Vernacular cottages can also be named on maps.  Cottages 

usually appear in isolation as a single building with a garden, but are also found in 

short, sometimes uneven, rows. 

Farm complexes cannot be considered without referring to their social setting and the 

wider landscape (Plate 2).  Enclosed land in the medieval and post-medieval periods 

typically belonged to large estates such as Smithills, which were occupied by 

tenants.  It has been established that much of the farming settlement and field 

pattern on the Smithills estate originated in the 17th and 18th centuries (UMAU 1996).  

This was probably the pattern in both the upland and lowland areas of Bolton.  The 

pattern of distribution and many of the actual farms depicted in Figure 12 are of early 

post-medieval origin.  With the exception of ancient halls and the centre of the town 

of Bolton, farms represent the earliest form of settlement in the district.  Where 

agricultural land is extant, early distribution patterns can still be seen.  Many former 

1. PRE WAR SEMI-DETACHED HOUSES NEWBROOK RD

2. POST WAR SEMI-DETACHED HOUSES NEWLAND DRIVE

4. TERRACE HOUSES MANCHESTER ROAD. BUILT BETWEEN 1851-1918

3. THE RED LION PUB RE-BUILT 1905

Local Material Context

The opposite page shows examples of local noteworthy buildings in Bolton 
from the 19-20th centuries. Bolton is the closest town to the site and 
therefore a reasonable place to draw cues from for the buildings’ appearance, 
since John Webb (the landscape designer for Hulton Park) would have been 
familiar with the architecture here whilst designing the park. 

The town halls that were built in the early-mid 19th century are made of 
ashlar with slate roofs and feature triangular pediments over the main 
entrances. They were built in the same period as the former Hulton Hall. 
The colonnade and elevated podium of the current town hall help portray it’s 
importance across the square where it is located. 

The later turn of the century buildings are generally 2-3 storey brick buildings 
with either terracotta or stone dressings that give a two-tone appearance. 
These dressings express the features and openings and help set a rhythm  to 
the elevations. The roofs are pitched, some finished with parapets. Similar 
to the early 19th century buildings, triangular pediments also feature, along 
with triangular gable ends. 

This page shows the local vernacular in the immediate vicinity surrounding 
the site. They consist of mainly two storey terrace or semi-detached houses  
and bungalows with pitched roofs and gable ends. The predominant material 
used is red brick and concrete roof tiles. 

MAP SHOWING RESIDENTIAL BROAD TYPE BY PERIOD OF ORIGIN 

SITE

REFERENCE MAP SHOWING LOCATIONS OF LOCAL HOUSES / PUB

1

2

3

4
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Site Wide Historical Context

In parallel with our assessment of the clubhouse brief requirements and 
historical precedents we also progressed a design solution which we believe 
is in keeping with the context of our site at Hulton Park. 

We initially looked at examples of where a more traditional loadbearing design 
solution has been incorporated into a historic park setting. On examination 
we found that here are many historic park settings where modern classical 
style buildings have been successfully introduced. The design solutions are 
generally a modern interpretation of the historical context of the site and 
make a positive meaningful contribution to the site and the built form. These 
designs not only provide a beautiful architectural solution, but they also 
enhance the landscape and context within which they sit.

As we are aware, for operational reasons, the clubhouse, which is intended 
to be a subsidiary building in scale and architectural form to the hotel, is 
on the periphery of the site. The clubhouse acts rather like a dower house 
or another built feature of the landscape, and given that the parkland was 
created at the time when classicism was the style of the day, there is a 
strong logic for introducing classical revival architecture as an integral part 
of the landscape restoration. While a more open and modernist building 
could create a striking form within the landscape, it is difficult to see how it 
would relate to the broader context of Hulton Park. This aligned with the form 
requiring a cellular nature led to a design solution not only of a loadbearing 
nature but also one of a more classical design in its appearance.

Paragraph 124 of the NPPF 2019 ‘Achieving well-designed places’ states that: 
The creation of high quality buildings and places is fundamental to what the 
planning and development process should achieve.

Paragraph 127 states: Planning policies and decisions should ensure that 
developments are sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not preventing 
or discouraging appropriate innovation or change.

In the Historic England document ‘Conservation Policies and Guidance’, 
paragraph 143 states: There are no simple rules for achieving quality of 
design in new work, although a clear and coherent relationship of all the parts 
to the whole, as well as to the setting into which the new work is introduced, 
is essential. This neither implies nor precludes working in traditional or new 
ways, but will normally involve respecting the values established through an 
assessment of the significance of the place.  

Taking all of the above into account we concluded that the design direction 
for the building should be in a solid traditional style potentially of a classical 
revival nature.

Clockwise from top left: Ashley Park, Hampshire , Experimental Solar House, Sussex Downs, Palladian House, 

Sussex, Riverside House, Dorset
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10. Northern Fields Landscape Historical Context

Hulton Park is a notable example of an early 19th century landscape park 
designed by John Webb, which incorporates elements of an earlier 18th 
century park by William Emes. The earlier park comprises the present Great 
Park, Pleasure Grounds, North Lake and surrounding plantations. At that 
time the wider estate was largely agricultural land and woodland. 

During the first half of the 19th century, the park was extended and 
remodelled by Webb. This included enlarging the parkland area to take in 
the Great Meadow, with a new lodge and gates at Newbrook Road, diverting 
the drive, enlarging the Pleasure Gardens, developing the Walled Garden, 
remodelling the North Lake, and extending the Mill Dam Lake. The parkland 
was expanded to take in the North Meadows with a secondary drive from 
Manchester Road. The drive provided service access for the Hall and the 
primary entrance for Home Farm. The Hall was remodelled and enlarged at 
that time.

One of the chief factors underpinning the layout was the family’s wish 
to protect the Hall and its setting from their expanding colliery activities 
both within the Park and outside it, as well as gradually encroaching urban 
development.

In order to understand the landscape character of the Park more clearly, the 
Conservation Management Plan divides the site into 10 defined Character 
Areas. Each of these has evolved from the original design intentions and 
historic landscape management of the area. Eight of the Characters Areas are 
within the RPG and have been assessed to have the following significance:

1. The Great Park – High Significance
2. Pleasure Grounds and Woodland – High Significance
3. Mill Dam Wood and Lake – Medium Significance
4. North Meadows – Medium Significance
5. West of House – Medium Significance
6. New Park Wood and Fields – Medium Significance
7. Park End Farm – Low Significance
8. Dearden’s Park – Low Significance

Please refer to the Conservation Management Plan for further details.
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Clubhouse location & Integration with 
historic context

It was acknowledged early in the design 
process that the design of a dramatic Par 72, 
minimum 7200 yard 18 hole championship-
grade golf course, with Clubhouse located on 
returning 9 holes (1-9 & 10-18), would need 
careful design in order to sensitively integrate 
the new building into the historic landscape.

The Clubhouse is the principal new building 
which is proposed within the Registered Park. 
As such, in order to minimise its adverse 
impacts on the heritage value of the site, the 
options for its location have been the subject 
of detailed consideration and testing against 
the project brief as outlined in the images 
opposite.

The preferred location for the Clubhouse 
was within the northern meadows. This area 
of open ground to the north of the Park is 
enclosed by ‘Hardwick’s Plantations’ to the 
north, Stone Holes Wood and Markland 
Plantation to the north-west, Cow Wood and 
Old Dam Wood to the south. 

Whilst the Clubhouse is secondary and 
subservient to Hulton Hall its integration 
into the surrounding landscape and context 
follow the same principles, namely a building 
that nestles into wooded backdrop with a 
foreground of lawn and meadows to the 
principle elevation.

Its position away from the Hall and sensitive 
historic core of the Park minimises the impact 
on the Registered Park, whilst affording the 
clubhouse views of the 1st and 18th fairways 
which is deemed critical for the operational 
success and appeal of the course. Again 
similar to the original design intent of the 
Hall, ancillary functions such as parking are 
screened from the wider park by the clubhouse 
itself and existing and new planting. 

The Clubhouse will utilise and reintroduce the 
northern historic drive for service access from 
the A6 Manchester Road. Minimising traffic 
within the core of the Park and maintaining 
access and circulation patterns that reflect 
the historic intent.  As the most vital building 
in maintaining the daily operations of the 
course, the Clubhouse serves as a control 
point for maintaining security and the general 
safety and well-being for the golfing grounds 
and community for anyone accessing the site.
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Option 1 - Clubhouse located centrally at Home 
Farm 

Heritage conservation and enhancement
Significant impacts on heritage features and 
landscape character, loss of Ha ha, widening of 
historic drive density of golf holes in park, lighting 
to practice area and residential area within core of 
the parkland.

Championship Golf experience 
Circulation & functionality issues with distance from 
Clubhouse to 1st tee and practice area, potential 
conflicts with aqueduct and insufficient space for 
hotel complex, clubhouse and associated facilities 
at Home Farm.

Sustainable and Sensitive Development
Moderate impacts on ecology and tree removals 

Sustainable Communities
Extent of area for residential development provides 
a developable scheme. 

*
*

*

*

Option 2 - Clubhouse located to the south and 
west

Heritage conservation and enhancement
Significant impacts on heritage features and 
landscape character, numerous residential areas 
within the core of parkland.

Championship Golf experience 
Potential conflicts with aqueduct, sufficient space 
for hotel complex and associated facilities at Home 
Farm given clubhouse relocation.

Sustainable and Sensitive Development
High impacts on tree removals, 9th, 10th, 12th 
13th & 17th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

Option 3 - Clubhouse located to the west

Heritage conservation and enhancement
Significant impacts on heritage features and 
landscape character, numerous residential areas 
within the core of parkland.

Championship Golf experience 
Potential conflicts with aqueduct, sufficient space 
for hotel complex and associated facilities at Home 
Farm given clubhouse relocation.

Sustainable and Sensitive Development
High impacts on tree removals, 7th, 8th, 9th, 13th, 
15th, & 17th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme.

Option 4 - Clubhouse located to the north 

Heritage conservation and enhancement
Moderate impacts on heritage features and parkland 
landscape character, academy and residential areas 
removed from core areas of parkland, Clubhouse in 
a less sensitive area.

Championship Golf experience 
Academy and Clubhouse located close to A6 
provides excellent functionality, sufficient space 
for hotel complex and associated facilities at Home 
Farm.

Sustainable and Sensitive Development
High impacts on tree removals, 1st, 2nd, 4th, 12th, 
13th & 16th  

Sustainable Communities
Extent of area for residential development provides 
a developable scheme

Initial Option Appraisal - Note option 4 was the preferred Clubhouse location. This option was then further tested and refined through the design process and a sequence of further evaluation against the site constraints and 
potential impacts.
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Site Location

Initially there were options to site the Clubhouse in the South-West of the 
park, as indicated on the plan, since these areas were outside of the most 
historically significant parts. However, throughout design development it be-
came apparent this location presented access issues. Access from the East 
through the main part of the registered park, or through the grounds and 
woodland would not be acceptable in order to preserve the fundamental 
historic character of the park. Southern access is almost impossible without 
disrupting existing residential areas so this was not an option. A new access 
road into the site would have been needed if entry was from the West. It 
was also not possible to layout a suitable golf course without considerable 
impact on woodland. 

After other locations were explored it became clear that the best solution to 
conserve the park and serve the clubhouse was to reposition it in the North 
of the site, in the North Meadows area, where there is an existing road by 
Hulton Farm giving easy access to the surrounding road network. Not only is 
access far more suitable but this is a less character sensitive part of the park 
and the dense woodland would provide natural screening of the clubhouse 
from public highways. This allowed for a more favourable golf course layout 
that would result in far less tree clearance. 

Another advantage to positioning the Clubhouse here was that the Academy 
building, which is strongly linked with the Clubhouse, also moved North. The 
Academy was able to move so far North that it has actually been sited out-
side of the registered park, on the opposite side of the A6 Manchester Road.

Access Issues with South West Location

Selected Site

05   The Proposals
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Access Routes Sunpaths, Buffers & Existing Houses

Site Analysis

The existing entrance from the A6, that continues through the site, will 
form the access to the clubhouse. This will be used for both visitors and 
service vehicles for the clubhouse. Once within the site these two routes will 
likely separate. The visitor car parking and main entrance of the clubhouse 
should be situated to the North, closest to the main access, to limit the 
number of vehicles entering into the actual golf course. Pedestrians will also 
use the access from the North where a landmark entrance will be created 
(refer to i-Transport section for details). Additionally, the clubhouse will be 
accessed by those on foot from the South via the golf course after players 
have finished a game.  

There are some existing two storey houses within 150 metres that are 
separated from the clubhouse site by substantial foliage and highways. The 
existing tree canopy acts as a natural visual and noise buffer between the 
main A6 road to the North and the clubhouse, and preserves the privacy of 
the residences. Locating the main social activities of the clubhouse to the 
South, means visitors will benefit from the greatest natural sunlight this 
orientation affords, whilst enjoying the best views. 
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05   The Proposals

Contours & Culvert Site Views

It is vital that the clubhouse maximises the views towards the 1st and 10th 
tees and the 18th green, in addition to making the most of the panoramic 
views of the remaining golf course.  

The natural topography of the site slopes down to the South towards the 
main views, so the clubhouse will be designed to capitalise on these level 
changes. There is an existing underground culvert - Thirlemere Aquaduct, 
that runs through the clubhouse site. It is three metres in diameter and a 
notional clear zone of seven metres from the perimeter has been created to 
prevent any construction work disturbing it. The clubhouse will  be set out 
beyond this clear zone.
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Use
   
The clubhouse is the necessary operational core of the golf course. It serves 
as a control point for maintaining security and the general safe well being for 
the golfing grounds and community for anyone accessing the site. 

Signifying the start and finish of a round of golf, the clubhouse is also the 
social hub where members and visitors convene to watch games; use the 
changing facilities; collect and drop-off golf buggies; relax over food and 
drink; store equipment; purchase necessary kit; and attend events. 

This important role as the ‘hub’ of the course is the perfect location to pro-
vide external terraces offering views to the start and finish of games, which 
is essential when important events are taking place. These facilities are the 
minimum required to support Hulton Park as a prestigious golf course, espe-
cially a course capable of hosting The Ryder Cup, which is arguably the most 
celebrated golf trophy in the world. 

   
To fulfil its need to undertake the functions of a golf clubhouse there is 
a very specific schedule of accommodation required for acting within a 
Championship Course setting. The key spatial requirements are as follows:

• Reception
• Lounge
• Restaurant
• Kitchens and stores
• Bar
• Retail area
• Administration
• Golf bag store
• Changing facilities
• Toilets
• Function room

Some of these Front of House facilities (lounge, restaurant, bar, function 
room) lend themselves to more open plan with glazing/views. These are 
generally the facilities which have been located on the southern side of the 
building overlooking the course. Although more open plan, these spaces also 
have a brief requirement to, at times, be compartmentalised and subdivided 
to suit the various functions it is to undertake. The requirements for open 
plan areas which have the flexibility to be subdivided led the design away 
from a fully open space with extensive glazing to a more column based 
solution which allows for the level of flexibility required.

All the other facilities (reception, kitchens, stores, retail, administration, 
changing facilities and toilets) and are more cellular in nature, need extensive 
wall space for lockers, displays and shelving and require minimal glazed 
elements. Changing and toilet facilities by their nature need privacy whilst 
storage spaces need predominantly full height wall space. 

As a result of the brief requirements above and the precedent assessment 
identified previously also led us to a load bearing cellular nature building 
over 2 storeys. More open plan lightweight design solutions were considered 
at conceptual stage but for all the reasons identified previously these were 
discounted very early on in the process. It was agreed that a ‘glassier’, 
open plan design solution would not be deliverable for the accommodation 
requirements of the building. This design direction also aligned with the 
precedent studies which had been undertaken.

Golf Retail at Harrods, London

Pannal Golf Club, Harrogate

Tonto Verde Golf Club, Arizona, USA

The Century Bar, Gleneagles
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Amount
   
The areas required within the clubhouse have been thoroughly investigated 
by the golf course design experts European Golf Design and European Tour. 
These specialists have examined and reviewed the existing golfing locations 
throughout Europe to best meet the needs for a new golfing venue. 

The clubhouse changing and treatment facilities have the flexibility to house 
over 150 golfers. Its design provides maximum flexibility, whether male or 
female, local or visiting golf teams or for specialist events requiring security 
and privacy even whilst regular members continue to use the club. 

There is separate storage outside of the Clubhouse for 48no. golf buggies 
and maintenance area with the only covered golf buggy pick-up point in the 
country incorporated into the lower floor of the clubhouse for a further 12no. 
buggies. 

At the base of the internal central staircase an ante room is separated by 
sliding folding doors to an adaptable function room that can accommodate 
either 100no. banquet seats or 150no. theatre seats. The ante room and 
function room are versatile spaces that can be opened up to each other and 
used as one large space. 

Similarly the shop has been designed as a flexible retail area. Rather than 
being a closed unit it can either be segregated from or open to the main bar 
and restaurant, through the use of sliding folding screens, depending on 
what type of event is taking place. The retail overlaps and is integrated with 
the bar and restaurant in order to use the space most efficiently.

There is space for 75no. diners in the informal restaurant supported by the 
kitchen adjacent, that also serves the function room below. All of the upper 
level facilities take advantage of the dramatic views of the golf course, with 
the terraces allowing a 50% viewing capacity. 

The 110sqm bar can hold 50no. seated patrons and considerably more 
when standing for a specific event. This creates a fluid relationship between 
external and internal space. Modern golf club design no longer require 
members to wear hard spike shoes; soft spikes are normally recommended 
and allow golfers to access all areas of the clubhouse. 

The car park provides 150no. car spaces, of which 5% are disabled access 
bays, with a facility for overflow car parking (refer to ‘Access’ section of this 
document). This number has been determined by both the golf transport 
specialists based on similar national facilities and the expectation for 
members and visitors using the golf course. There are separate coach and 
car drop-off bays to maximise capacity when in high demand. 

The clubhouse creates 2414.5sqm gross internal area, which represents  
only 0.1% of the overall heritage park area.

Schedule of Accommodation   sqm    

Entrance & Circulation    286
Toilets      51    
Public Areas Total    337

Shop       68
Shop Storage      38
Admin      50
Golf Bag Storage    45             
Golf Operations Total    201

Bar          110
Casual Restaurant     170
Function Room      135
Kitchen      130
Kitchen Store                                                 38
Bottle Storage (on two floors)   43                    
Food & Beverage Total   626
                                                                                                                    
Changing Rooms Total    175
                                                                                                                                                                                 
Administration Area Total   36
                                                                                                                                                                                
Staff Total     28

General Storage     9
Maintenance Area     18                
Back of House Total     27  
                                                                                                                   
TOTAL AREA     1,430

Golf Cart Storage     442
Patio/Balcony      189
Maintenance Area     50         
Ancillary Total     681  
                                                                                                                
CLUBHOUSE TOTAL    2,111
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Key View Points DiagramsVisitor Journey Diagrams

Ground Floor

Lower Ground Floor
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Service Route Diagrams

Layout
   
Every measure has been taken to avoid construction work near the existing 
three metre wide Thirlmere aquaduct below ground, by creating a notional 
seven metre diameter clear zone, beyond which the clubhouse has been set 
out. 

Visually, the clubhouse is ideally situated in the North Meadows area of the 
heritage park, overlooking the 1st and 18th fairways, where the landscape 
naturally dips, therefore minimising the clubhouse’s visibility from the main 
A6 road. Trees help to  further screen it from the public highway. Utilising the 
existing northern approach road established in the 19th century respects the 
history and setting of the park by removing the need to create new urban 
highways within it and unnecessary tree felling.

Both service and visitor vehicles use the existing route that leads to the 
clubhouse. Immediately upon entering the car park there are set down bays 
for coaches and cars where visitors are relieved of their golf bags before 
continuing to park. For ease, the golf bag store is accessed directly from 
outside at the front of the building. 

Visitors enter a large lobby at ground level served by a manned reception, 
that is supported by administration directly behind. They continue through 
the flexible retail areas to either the bar or restaurant, where large expanses 
of glazing present views out and lead to the terraces that overlook the golf 
course. The terrace is also physically linked to the lower levels by staircases 
at either end giving players direct access from the course.  

The terrace has been incorporated to provide maximum visibility of the 
fairways but primarily from a level of +118.0m so as to allow views towards 
the 18th hole. This line of vision starts from the entrance lobby and continues 
directly through the building. The feature wall of the front facade looks to 
open out to the view from the moment of arrival and even the internal 
balustrade is clear glazed to maintain this important view.

A feature central staircase will include wrap around retail and awards display 
areas and high level roof lights. This leads up to a rooftop terrace, to further 
enhance views out to the golf, and down to the lower ground floor level. At 
+114.5m this level arrives at the ante space with a function room to one side 
and the changing rooms to the other side.

The clubhouse has been designed to make best use of the natural topography 
of the site by being built into the slope and so offers only a single aspect at 
this level. However, curving the facade maximises the views out. The WCs, 
staff amenities and back of house storage areas are also situated on this 
level, since these spaces do not require natural daylight they are ideally 
located on the side with no external elevation. Lower ground level storage 
rooms are accessed via steps and ramps rising up to +116.0m where the 
service bay and turning head for delivery vehicles are located. 

The outer ‘wings’ are for operational requirements although a terrace out 
from the restaurant sits above the East wing. The East wing primarily 
provides cover for service activities, essential for a building of this type. 
On the opposite side, the West wing contains a covered buggy point where 
buggy’s are returned and maintenance performed, which also gives direct 
access to the externally located larger buggy store. 

Ground Floor

Lower Ground Floor

Ground Floor

Lower Ground Floor
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OUTER WINGS
   
The Outer Wing Walls have a functional role through creating visual screen 
to hide the service areas at the either end of the clubhouse. Aesthetically, 
they act to elongate the north elevation, bringing emphasis to the central 
portico entrance and reduce the building’s overall mass. 

As the diagram above shows, the East Wing provides screening to the delivery 
drop-off and to the back of house areas. As a single storey structure, this 
works in tandem with the falls in landscape to minimise the visual impact 
of any servicing for the Clubhouse from the user’s approach. The East Wing 
wall also acts as a privacy screen for the restaurant terrace, allowing the 
end-users to enjoy the view down towards to the 18th Green.

DELIVERY AREA

TERRACE KEY ELEVATION 

VIEWS 

EAST WING DIAGRAM
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As the diagram above shows, the West Wing acts as a screen between the 
building’s approach from the north and the buggy service area. The flat roof 
above provides cover for the  buggy service area but has been designed to 
be in keeping with the terrace on the east elevation. 

This West Wing wall is longer and acts as the retaining wall, connecting the 
main elevation structure to the buggy store at the lower ground floor. The 
length of this is designed to strengthen the horizontal form and is punctured 
with openings to reduce the mass at the ends of the building.  This “stepping-
down” of the design in both of the outer wing walls is a key design element 
to help the Clubhouse sit comfortably within the registered heritage park.

BUGGY SERVICE 
AREA

FLAT ROOF

KEY ELEVATION 

VIEWS

WEST WING DIAGRAM

05   The Proposals
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Main Permeable Areas of Facade
NORTH ELEVATION

Views to 18th Green
EAST SECTION
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Scale
   
The clubhouse is designed to be viewed as a single storey building from 
its entrance approach. It appears to sit on a raised dais, or platform, to 
build an ascending procession leading up to the main entrance and to create 
an     element of theatre with the golfers raised on a podium to overlook the 
fairways.

The colonnaded façade and focal central portico entrance portrays the        
nature of an important building, the focus being concentrated on the primary 
entrance of the club which also helps to divide up the long elevation. This 
focal view continues into the landscape and beyond and highlights the visual 
axis into the golfing landscape. 

The robust main entrance elevation is contrasted by the rear curved                 
elevation articulated with a grandstand including open balcony, terraces and 
the appearance of stages to watch over the golfing. The mass of the building 
reduces at each end where the ground level grades up to meet the entrance 
level and as the curve fades with perspective. 

The rear central entrance and gallery provides the focal point for the         
building and as a winners’ display platform to overlook the spectators.                
Circulation and visual permeability is provided within, around and in-between 
what is in effect an extensive viewing gallery.Areas with views out to Golf Course

SOUTH ELEVATION
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Clubhouse Design Evolution
   
The first impression of the Clubhouse is key to deliver the required quality 
feel that reflects the existing registered parkland and the Hulton family 
legacy. It has been prudent to review existing UK based reputable golf course 
clubhouses, in order to understand how their appearance both contributes 
and conveys the prestige of the courses they serve.

These pages show the chronological development of the clubhouse design 
over the last year and a half and the existing golf precedents used to assist 
the development of the typology at Hulton Park.

A dual aspect design consists of the ‘approach’ to define the club formally 
with a pediment surmounting a entrance portico; and the ‘stage’ overlooking 
the 1st and 18th fairways where the landscape naturally dips. This also 
minimises the clubhouses’s visibility from the main A6 road entrance.

As the design has evolved there was a move away from the gable fronted 
design and replaced the roof design with shallow pitched roofs over a 
colonnade entrance on the front facade. This has since been reduced further 
by introducing flat roof and reducing the overall mass of the building.

The rear elevation of the clubhouse has developed to become a curved        
facade which is designed to offer panoramic views across the site and          
specifically uninterrupted views to the 1st and 18th fairways. 

The elevations overleaf highlight the drop in scale compared to the previous 
design and how the removal of a pitched roof helps the design sit more 
comfortably within its context.

SKETCH DESIGN

IDEA 2 - BRICK DETAIL

IDEA 3 - FULL MASONRY

TRADITIONAL STONE AND BRICK WITH CLOCK TOWER

CELTIC MANOR, NEWPORT

MUIRFIELD, EAST LOTHIAN

LINKS CLUBHOUSE, ST ANDREWS 

SUNNINGDALE, BERKSHIRE
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Previous Clubhouse Design Entrance

Previous Clubhouse Design

Previous Clubhouse Design

SOUTH ELEVATION

CLUBHOUSE CGI

WEST ELEVATION
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Extent of Previous Larger Scale Design Highlighted
SOUTH ELEVATION

Proposed Clubhouse Design

Proposed Clubhouse Design

= Extents of Previous Design

CLUBHOUSE CGI

WEST ELEVATION

Clubhouse Massing & Scale Designtt
   
The final iteration of the Clubhouse that has been proposed, sucessfully 
reduces the phsyical scale of the building, whilst delivering on the grandeur 
and quality offer, required for it’s registered parkland setting.

The key difference changed here is the removal of the heavy colonade on the 
south elevation and removal of the pitched roof in favour of flat roofs. This 
change lightens the entire scheme and allows for end-users to access the 
roof and allow it to become an active part of the overall scheme.

The elevational mass of the building has been reduced by 30% in both its’ 
short and long section. The materiality and detailing reflect elements of the 
hotel, creating a common language between the key functional buildings 
that anchor the scheme along the central spine of the Hulton Park site. 

By moving the access ramp in the proposed design to the East side of the 
building, this shortens the route from the accessible parking spaces to the 
Clubhouse. The benefit of this means there is one communal access that 
also acts as the route to the Golf Bag drop-off before you enter the building.

KEY:

05   The Proposals
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Appearance
   
It is vital that the form of the clubhouse building reflects the aspiration of the 
entire scheme to create a prestigious golf course that respects the heritage 
park in which it is situated. 

The architectural expression of the clubhouse has been designed to create on 
its main approach the solidity of a robust building suitably powerful to portray 
the image of an iconic Lodge of an Edwardian Mansion house as would have 
been created at the time of the Hulton ownership. Despite its lack of height 
the clubhouse expresses authority through the use of established classical 
elements of the raised dais, central portico, and repetition of columns across 
its linear facade, further reinforced by the balanced symmetry about the 
centre point. 

The design solution we have developed incorporates design aspects and 
details from the hotel but also establishes itself as a thoughtfully designed 
clubhouse. In its visual appearance the clubhouse is in a classical revival 
style. The northern mass wall is exposed allowing for the integration of 
planting (climbers) and sculptures to be facilitated along the elevation. This 
‘softening’ of the façade helps the building to seamlessly integrate into the 
landscape whilst maintaining the stature the building requires; reducing the 
scale of the building from the northern aspect and allowing for the inclusion 
of a rooftop terrace. This will have a significant benefit to the building and its 
use for formal functions whilst also improving the views across the course to 
the South. The roof area also includes an element of ‘green roof’ to soften 
what could potentially be a large expanse of flat roof area and complete the 
design principle of the soft landscaping becoming an integral part of the 
building itself. 

Traditional materials that would have been used at the same time Hulton 
Hall was built will form the majority of the building. The layering of stone 
columns against the continuous stone facade produce a strong unified look, 
that is punctured by full height glass infills. Voids within the stone, arches 
and the use of cylindrical columns add variation to soften the straight lines 
of the front elevation. The use of the flat roof will help maximise the effect 
of the elevational stone and glass and limiting the material palette simplifies 
the look and draws the eye to the detail of the forms. 

Window details have been translated from the Hotel building to create a 
more intricate and interesting elevation which enhances the connection of 
the clubhouse building with the more dominant hotel building. The cornice 
and pelmet details have been referenced from one building to the other. 
This has resulted in two buildings which do not mimic each other but there 
are similarities between the two, so they read as part of the same suite 
of buildings. This is in keeping with the design standards set within the 
masterplan.

The façade towards the fairways has to operate as an open viewing platform 
to watch the golfers as they approach the finish of play. Permeability is 
introduced through the use of the external galleries, producing greater 
transparency than solid. This gives the two storey curved facade a more 
ornate and delicate character, helping to reduce its mass on this elevation. 
The large expanses of glazing allow desirable views out; let natural daylight 
in and reflect the surrounding landscape. Archways and traditional filigree 
iron railings echo the curves present elsewhere in the elevations.  Being able 
to see the layering of the columns, balustrade, stone, glazing and internal 
activity adds to the porous depth of this facade. 

It is important, as a clubhouse for an internationally significant golf course, 
that the building has a sense of stature and is not apologetic in its appearance.   
The introduction of the roof level terrace allows for three levels of activity 
further improving the accessibility and animation of the development. A 
course such as this requires a striking design which announces itself to those 
who approach and use the building. We believe that these proposals create 
this. 
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Proposed Clubhouse Views
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Proposed Clubhouse Views
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Clubhouse Entrance (North) Elevation CGI
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Clubhouse Rear (South) Elevation CGI.

05   The Proposals
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Access
   
The design team have taken care to ensure the building and surrounding site 
takes full account of the needs of disabled users, staff and visitors alike in 
relation to the following statutory regulations:

• Building Regulations Part M
• British Standard 8300
• The Disability Discrimination Act

At the clubhouse there are continuous ramps with the appropriate landings to 
the main entrance facade. A landing, which is compliant with the regulations 
above, allows level access to the golf bag store, whilst still providing a 
comfortable ascension to the entrance. There are also many flights of steps, 
together with the ramps, these increase the awareness of the elevated 
platform level of the clubhouse. 

The clubhouse has been designed taking into account the existing three 
metre levels difference, so that the immediate surrounding landscape is 
manageably graded to suit level access at the upper level and level access 
at the rear through the lower level. The rear facade entrances on both upper 
and lower floors have level thresholds allowing all users to enjoy the external 
terraces. Once inside the clubhouse there is an accessible lift linking the two 
levels, which doubles as a service lift. 

It will be common for large groups to arrive by coach, so the car park has 
been designed with their manoeuvrability in mind, by creating a coach set 
down bay and enough space for a turning circle so they can exit with ease. 

There are 9 No. disabled car spaces in the Academy car park providing 
the 5% required by regulations and these have been located closest to the 
entrances for ease of access.  

There will be necessary security control measures in the form of barriers and 
cctv to ensure the car park is not accessed by unauthorised users. Those 
who have taken a wrong turn are able to use the service turning head, which 
is clearly intended for service and delivery vehicles. They are able to park 
in the pull in bay and use the ramps or steps down to the level threshold 
delivery access. 

Access via golf buggies to the academy on the opposite side of the A6 has 
been designed in the form of ramps that pass underneath the main road. 
This removes any highway disruption and creates an uninterrupted route 
between the two buildings. 

Access and Escape Diagrams

Ground Floor

Lower Ground Floor

05   The Proposals
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Clubhouse integration within the immediate landscape context

As was identified earlier, many of the precedent study clubhouses do not 
sit within a densely populated landscape area. This approach has been 
adopted here. Including extensive landscape around the building would be 
against the principles set within the masterplan and would also eliminate 
the buildings visual relationship to the course. Locally, directly around the 
building’s perimeter there are low level planting proposals, the introduction 
of the climbers to the northern elevation and the elements of green roof. 

The landscape design intent for the Clubhouse is to ensure that it 
sympathetically integrates into its landscape context in a similar fashion to 
the original design intent of Hulton Hall. The key principles being:
• A wooded backdrop with a foreground of lawn and meadows to the 

principle elevation.
• Ancillary building functions and structures (such as parking/buggy 

stores) should be screened from the wider park and key views. 
• Parkland trees should frame views and integrate buildings into the 

landscape setting. 
• Access and circulation should patterns that reflect the historic intent.
• Limited ornamental planting to the primary elevation, allowing the 

picturesque landscape to ‘roll’ up front door.

The detailed landscape proposals further integrate the building into its 
context in the following ways:
• New woodland planting to the north of the Clubhouse along the A6 

Manchester Road reinforces Webb’s design intent and strengthens the 
northern boundary.

• A new generation of parkland trees are proposed to replace lost 
historic specimens and ensure that there will be a succession of mature 
vegetation.  The locations have been informed following a review of the 
historic survey plans to ensure the original design intent and character 
set out by Emes and Webb is restored. 41 no parkland trees are proposed 
adjacent to the Clubhouse to integrate it into the parkland setting.

• The car park layout has been arranged to reflect and respect the 
surrounding existing woodland belts. The extent of hard surfacing is 
broken up with landscape strips planted with appropriate parkland trees 
to filter views and reinforce the wooded backdrop to the Clubhouse. 

• Soft landscape elements have been introduced to all the facades of the 
Clubhouse (evergreen climbers on intricate lattice framing; similar in 
design to that found on the hotel) to soften the elevations and further 
break up its mass. A small amount of ornamental planting is proposed 
to the southern elevation of the Clubhouse to provide an appropriate 
transition to the rolling parkland and  integrate the level change to the 
terrace. 

• The golf buggy store located to the west of the Clubhouse is partially 
buried into the existing topography and has a wildflower green roof to 
further minimise its visual impact and allow the landscape to flow up to 
the Clubhouse.

• Lighting will be limited to low level bollards within the car park and 
footpaths to minimise the impact on the landscape at night.

• The integration and impact of the Clubhouse on its local setting has been 
assessed within the HIA, and is visualised in VP08. It is acknowledged 
that the major change will be the Clubhouse, which will provide a 
dominant focus of the view, replacing Hulton Cottage. However the 
essential parkland character of the area will remain with grassland the 
dominant ground cover, albeit managed as a golf course. The existing 
clumps and trees will be maintained and replanted in the spirit of Emes’/
Webb’s design. It concludes that overall the adverse and beneficial 
impacts of the Clubhouse and golf course in the Northern Meadows will 
balance each other out resulting in a neutral impact.

Clubhouse
Golf buggy 

store

parkland trees

parkland trees

A6 Manchester Road

limited ornamental 
planting

new woodland 
planting

Northern Drive

significant view
s

Car park



Page 107Hulton Park - Design and Access Statement

Field Maple woodland understorey

Far rough species-diverse meadow Wildflower green roof Planted trellis

Beech parkland trees Oak parkland trees Small leaved lime parkland trees

Hawthorn woodland understoreyBlackthorn woodland understorey

Planting Strategy around the Clubhouse

A predominantly native tree palette will be used to reinforce and restore the 
sites parkland character. 

The proposed parkland trees will include appropriate species such as beech, 
oak, hawthorn, chestnut, small leaved lime, sycamore and turkey oak. To 
aid establishment and provide some structural diversity the parkland trees 
will be planted at various sizes from 1.8m height fully furnished feathers to 
standard 10-12cm girth trees. Smaller sized trees have been chosen for the 
wider parkland as they will readily adapt to the prevailing ground conditions 
and establish quickly.

New woodland planting to the north of the clubhouse adjacent to the A6 
Manchester Road will include a mix of tree species such as alder, beech, oak, 
chestnut, silver birch, small leaved lime and sycamore. The understory will 
consist of species such as blackthorn, holly and hawthorn.

New woodland planting consists of 85% whips and 15% 1.5m height fully 
furnished feathers with all plants securely guarded, staked and mulched to 
ensure the best possible establishment.

The Clubhouse car park will be planted with species such as beech, sycamore, 
lime and hawthorn to complement the existing and new trees surrounding 
the Clubhouse. The car park surrounds and far rough will be species diverse 
meadows, appropriate to the ground conditions.

The new tree planting around the Clubhouse will be planted at a larger size 
ranging from standard 14-16cm -18-20cm girth trees in order to frame the 
building and create immediate impact.

Ornamental planting around the Clubhouse will consist of a fairly limited 
palette of species that will be repeated to a certain degree to provide added 
emphasis. Species will be predominately evergreen to provide all year round 
interest. Herbaceous ‘high horticulture’ beds have been deliberately not 
provided as these would be inappropriate in this location. 

05   The Proposals
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Legend

Proposed underpass

Proposed bridges

Proposed Bridges and Underpass Plan

Underpass 
location

18th Bridge 
location

Walled Garden 
bridge location

13th Bridge 
location

Carr Brook 
Bridge location

Existing Mill 
Dam Wood 

Bridge

Existing bridge
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Proposed Bridges

Within the detailed application there are three new bridge structures 
required as part of the golf course and park restoration proposals along 
with one existing bridge that is in need of repair and strengthening.  

All of these structures cross the Mill Dam Stream that runs from the 
north west to the south east of the site (see Section 3.14 for existing 
hydrological conditions).

The new bridges are located at:
• The 13th hole at the south-east of the site
• The 18th hole at the north of the site
• In the Walled Kitchen Garden

The existing bridge to be repaired and strengthened is located to the south 
of the Kitchen walled gardens as illustrated on the adjacent plan.

Two of these new crossings are essential to ensure that the golf course 
meets championship standards. Without the 13th hole bridge crossing over 
the Mill Dam stream the golf course will not be able to satisfactorily utilise 
land south of the Mill Dam stream, such that the golf course would not 
achieve the minimum 7,200 yard length. Likewise without the 18th hole 
bridge crossing the golf course will not be able to return to the clubhouse.

The restoration of the Walled Kitchen Garden requires a new pedestrian 
bridge to connect the northern and southern sections over the Mill Dam 
Stream.

A further bridge is required with the outline residential area at Park End 
Farm. The bridge is required to cross the Carr Brook and provide vehicular 
access to the western part of the site from Broadway. Whilst this area is 
outline only illustrative information is provided to convey the design intent. 
This bridge is not linked with golf course access.

New Bridge options
A number of options were considered for the bridge structures, these 
were all assessed against the site constraints. A summary of the options is 
provided below.

13th Hole Bridge
At the 13th hole a multi-span bridge is required to span the 90m Mill Dam 
Stream crossing, supporting a 5.0m wide access. The scale of the crossing 
is necessary to be able to facilitate the movement of spectators across 
the course in this location. Earth battered options were considered for the 
crossing and discounted.

Two different three-span bridge options were then considered for the 
proposed bridge structure in this location. The founding soil requires 
both options to have similar reinforced concrete piled foundations and 
cantilevered solid leaf piers as internal supports and piled reinforced 
concrete abutments forming the banks seats. Both these option will ensure 
that Mill Dam Stream can pass beneath the structure unimpeded and will 
provide a dramatic new vantage point of the Mill Dam Stream valley.

Option 1 proposed a three-span precast reinforced concrete arch structure 
with a 21m long central span and two 20.8m outside spans. The spandrel 
walls, wing walls and the parapets would be formed of precast reinforced 
concrete units. The cladding of all concrete faces would be done with 
locally matching stonework.

Option 2 considered a three span steel arch structure comprising a 30m 
long central span and two no. 23.660m outside spans. The deck will be 
formed of composite steel/ concrete with metal parapets fixed onto the 
string courses. The steelwork to the structure will be weathering steel to 
reduce maintenance and provide a natural appearance that compliments 
the stonework finish to the abutments. The wing walls will be reinforced 
concrete clad with locally matching stonework.

Option 1 was discounted due to it visual impact and unsympathetic 
appearance. Option 2 was the preferred option that has been developed 
further primarily for heritage and setting reasons. The steel bridge 
structure is visually far lighter than the reinforced concrete option allowing 
for unimpeded views along the valley, particularly when viewed from the 
Mill Dam.  

18th Hole Bridge
At the 18th hole a single 19.770m span bridge is required to cross the 
Mill Dam Stream supporting a 6.0m wide access that can take heavy duty 
vehicles required for tournament set up.  

The bridge is proposed to comprise of precast reinforced concrete arch 
segments founded on a reinforced concrete piled bank seats. The parapets 
will be clad with locally matching stonework as will the spandrel and wing 
walls to ensure it is sympathetic and appropriate to its parkland context. 

Walled Kitchen Garden Bridge
Within the Walled Kitchen Garden a new pedestrian bridge is required to 
link the northern and southern sections allowing for pedestrian circulation 
around the full extent of the Walled Garden. Given the more domestic scale 
and character of the garden a hardwood solid beam bridge is proposed 
that can span the stream whilst providing an attractive new feature in its 
own right. The parapet would be formed by a hardwood hand rail with two 
intermediate horizontal rails, to ensure the bridge was as visually light as 
possible whilst preventing falls. 

Existing Mill Dam Wood Bridge
Structural inspections undertaken in 2016 identified that the bridge is not 
in a good condition and requires strengthening to ensure the predicted 
loads can be accommodated. Two options were proposed for this Bridge:

Option 1: Involves the demolition of the existing structure to be replaced 
with a new reinforced concrete arch bridge. The structure would have 
a 4.5m span and supported by a reinforced bank seats on reinforced 
concrete piled foundations. 

Option 2 involves the strengthening the existing masonry arch structure 
with a reinforced concrete saddle. Strengthening and making good of 
existing masonry structure as required. Wing walls, spandrels and parapets 
will be clad with matching stone and brickwork.

Option 2 has been promoted for heritage and setting reasons, ensuring 
there is little visual change. 

Park End Farm Bridge – Outline application
The bridge at Park End Farm is intended to be a single 10.0m span 
concrete arch bridge supporting a 14.5m wide access road spanning over 
the Carr Brook. The structure comprises precast reinforced concrete arch 
segments founded on a reinforced concrete piled bank seats. The parapets, 
spandrel walls and wing walls would be clad in local stonework.

The following pages illustrate some of the bridge options considered above 
and the show the elevations of the designs for which consent is being 
sought.

Underpass
As noted earlier the Academy and driving range are located to the north of 
the A6 to minimise the potential impacts on the Register Park and Garden. 
However in doing so, a secure and safe access across the Manchester Road 
(A6) is essential to link the two areas.  Providing the essential members 
access from professional driving range area to the main golf course and 
allowing for operational requirements such as maintenance vehicles.

Two options were considered to provide the required access that avoided 
using the public highway, these were:

• Bridge crossing
• Underpass

An assessment of both options was undertaken to review their impact 
on the Registered Park and Garden, existing vegetation, highways and 
adjoining neighbours. The option with least impacts that achieved the brief 
requirements was the underpass. A summary of the rational behind this 
choice is provided below:

• The elevated bridge option had a greater visual impact on the 
Registered Park and Garden 

• The bridge option provided the opportunity to act as a gateway to the 
site but had visual impacts on adjacent residential properties.

• The existing levels south of the A6 require a series of ramps to be 
provided with the bridge structure to provide DDA compliant access. 
Increasing its footprint and impact.

• The underpass option is more visually discrete.  
• Both options had similar impacts on existing vegetation and ecology, 

but the Underpass option allows for woodland mitigation planting post 
construction. 

The following pages illustrate the options and preferred developed plans 
submitted for approval for the bridges and underpass.

5.4 Bridge Structures
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Plans and sections of earth embankment bridge design

13th Hole Bridge Crossing  

The  adjacent plan and sections illustrates an early option for an earth 
battered crossing for the 13th hole. This option for the crossing was 
discounted due to its visual and physical impacts on existing vegetation and 
trees.
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As highlighted in section 4.1 several locations for the 13th bridge crossing 
were considered, the proposed location was chosen as it provided the least 
impact on the Registered Park and Garden and existing woodlands. Whilst 
being a large structure its location within the natural valley of the Mill Dam 
Stream and Mill Dam Wood ensure it is visually discrete within the parkland 
and retains the openness of the greenbelt.

The adjacent plan and sections show Option 1 for the 13th bridge a precast 
reinforced concrete arch structure clad with locally matching stonework.

This option was discounted due to it visual mass and unsympathetic 
appearance when viewed from the Mill Dam looking north west. 

Option 1 for the 13th bridge crossing

05   The Proposals
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The adjacent plan and sections show Option 2 for the 13th bridge, a 
composite weathering steel and concrete bridge with metal parapets fixed 
onto the string courses. 

This is the submitted option for the 13th crossing. Option 2 was the 
preferred option, the steel structure is far more visually lightweight 
than the reinforced concrete/stone option. This allows for unimpeded 
views along the valley, particularly when viewed from the Mill Dam. The 
weathering steel is far more appropriate and sympathetic to the existing 
woodland colours, allowing it to sit comfortably into its context.

The following pages illustrate the existing view from the Mill Dam and a 
photomontage of the proposed restored lake with the weathering steel 
bridge crossing in the distance. 

The photomontage highlights how:

• Transparent the structure is, allowing for views beyond.
• The proposed materials and design are sympathetic to its context.
• The existing mature woodland integrates the bridge into the valley 

setting.

The schemes impact on existing vegetation and trees is considerably less 
than the early earth battered option. Details on the tree removals required 
are explained on the adjacent page. Overall it is considered that option 2 
results in the least impact on both existing trees and views.

The retention of adjacent woodland results in the break in the woodland only 
being able to be perceived from a small section of the main drive within the 
Park, as illustrated below.
 

Option 2 for the 13th bridge crossing Extract of Masterplan

Woodland break 
perceivable from 
a small section of 
the main drive Woodland break 

not perceivable

Woodland break 
not perceivable
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Nikon D90                                     
Nikkor 35mm 1:1.8G
1.5 m AGL
11/01/2017 09:55

Camera:
Lens:
Camera height:
Date and time:

 
Heritage Viewpoint 2: The Mill Dam
Appendix 50° (planar projection)

45 cm

368521 E 404543 N
84 m
310°

OS reference:
AOD:
Direction of view:

Horizontal field of view:
Recommended viewing        
distance at A3:

7.12.1

Baseline photograph This image provides landscape and visual context only
Existing view of Mill Dam Lake
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Heritage Viewpoint 2: The Mill Dam
Appendix 50° (planar projection)

45 cm

368521 E 404543 N
84 m
310°

OS reference:
AOD:
Direction of view:

Horizontal field of view:
Recommended viewing        
distance at A3:

Photomontage showing tree clearance and proposed bridge

7.12.2

Photomontage illustrating new bridge for 13th Hole crossing restored Mill Dam Lake
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Option 2 for the existing Mill Dam Wood Bridge, showing repair of the existing bridge structure.

Submitted bridge option for the 18th crossing, structure clad in local stone to match other 
bridges on site and to integrate it into the parkland setting.

Precedent image of a solid beam pedestrian bridge proposed to be used within the Kitchen 
Walled Garden.

Indicative Carr Brook Bridge, adjacent to Park End Farm (outline application)
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Cross sections through proposed A6 underpass

The adjacent sections show the general arrangement of the underpass and 
how it relates to the A6 highway above.

The underpass will be gated at both ends so it can be secured overnight, 
internal lighting will also be provided. The lighting would be switched off 
once the gates were closed each evening.

Being at a lower level than the park the underpass will have no 
visual impact on the Registered Park and Garden, The Tree loss for 
its construction will be visible in the short term, but the replacement 
mitigation planting will ensure there are no long term impacts. 
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Use
   
The halfway house is a practical hut situated close to the half way point in 
the golf course. It’s function is to provide refreshments and WC facilities 
for players since it can take on average 5 hours to complete a round of 
golf. 

There is also a storage room for small items of equipment such as golf 
balls and golf tees that players may need to replenish at this point in their 
games. 

Amount
   
One fully accessible WC and one standard WC are required to serve players 
at this point. 

The storage room only needs to be approximately 2m2 since the items are 
only small. 

A basic kitchen consisting of a sink, fridge and cupboards will be installed 
with appliances including for a kettle and microwave, so that players can 
serve themselves. 

A lounge area of 10m2 is provided for players to rest and recuperate before 
continuing their games. 

Layout

The main entrance arrives directly into the lounge area with the store room 
and kitchen leading off this. 

The halfway house has been designed so the WCs are accessible from 
outside allowing the remaining areas to be secured independently. 
Designing them with this arrangement meant no lobbies to the WCs from 
the other areas were required and therefore the most compact design 
could be achieved. 

There is an external seating area with an overhead canopy to allow players 
to enjoy refreshments outside whilst still watching other games even in 
bad weather. 

Scale
   
The hut expresses the typical proportions of a house but on a much smaller 
scale. It has a 45 degree pitched roof to balance the height to the eaves. 
The roof oversails on the main entrance gable end to create the undercover 
seated area. 

The windows and doors are full height to the eaves to make the otherwise 
opaque hut appear lighter and help to reflect the landscape surrounding it. 

Halfway House

Plan illustrating the internal layout of the halfway house

Location plan showing the location of the halfway house
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Appearance

The form will be a simple timber structure that will be clad in timber 
effect inert boarding in order to maintain the intended colour against the 
elements but also appear natural in it’s woodland setting. 

Slate tiles will be used to cover the roof matching the materials used on 
the clubhouse and hotel to keep the buildings within the park unified. 

Access

The halfway house is situated in the treeline of the woodland area by the 
10th green to reduce its visibility as much as possible. 

The surrounding site takes full account of the needs of disabled users, staff 
and visitors alike in relation to the following statutory regulations:

• Building Regulations Part M
• British Standard 8300
• The Equality Act 2010

There are level thresholds to the main entrance and both external accesses 
to the WCs. There will be a hard standing surface to the perimeter to 
ensure the entrance remains level and does not fluctuate with ground and 
weather conditions. The floor will be even within the hut and it is small 
enough that all users will be able to navigate their way around the hut with 
ease. 
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5.5 Halfway House

Plan illustrating the internal layout of the Halfway House
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Starter Hut

Location plan showing the location of the Starter Hut

Elevations of the Starter Hut
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5.6 Starter Hut
Use
The starter hut is used to store small pieces of kit such as golf balls and 
golf tees. It is located North of the A6 Manchester Road adjacent to the 
practice green and the academy building, so it sits outside of the registered 
heritage park demise.  

Amount
The hut will be a mere 10m2 in gross internal area and consists of two 
small storage rooms, with one leading off the other. The main entrance 
opens into the first store room, which can be locked to ensure security. 

Scale
It is a shorter version of the halfway house since it does not require as 
many facilities. This keeps a uniform appearance to the out-houses on the 
course. 

Appearance
The same materials of inert timber horizontal boarding and slate roof tiles 
as the halfway house will be used. 

Access
As with all the buildings, the surrounding site takes full account of the 
needs of disabled users, staff and visitors alike in relation to the following 
statutory regulations:

Building Regulations Part M
British Standard 8300
The Equality Act 2010

There are level thresholds to the main entrance and there are no changes 
in level within the hut.

Plan of the Starter Hut
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Maintenance 
Building

Location plan showing the location of the
Maintenance Building

Plan showing the internal layout of the maintenance building and associated yard
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5.7 Maintenance Building
Use
   
The maintenance building is to be located between the proposed green 
at the 17th hole and adjacent to a clearing within the existing central 
woodland, as this position is ideal to serve all parts of the course. This 
location also means that it is outside of the most sensitive part of the 
Registered Park and Garden, being within the ‘West of House’ character 
area and concealed by the dense woodland therefore minimising the 
impact to the historic landscape.

With input from European Golf Design (EGD) and the European Tour, 
the proposed maintenance building has been developed to offer the 
optimum size of building, whilst containing all the appropriate maintenance 
and service equipment necessary for the golf course and surrounding 
parklands.

All of the golf course maintenance teams and staff will be based in this 
facility and therefore a fully accessible staff changing, canteen and training 
facilities will be located centrally in this facility.

In addition the maintenance courtyard will house the main equipment/
vehicle wash down and cleaning areas where regular cleaning will be 
undertaken. The central fuel store will be contained within the compound 
where all vehicles will need access to on a daily basis. 

Amount
   
The proposal has been developed based on the requirements of similar 
sized golf courses and facilities within Europe to meet the servicing and 
maintenance demands.

The extents of the maintenance compound measures approximately 91.5m 
x 42.5m and has been calculated to allow for a vehicular 13m turning circle 
adjacent to either side of the maintenance building.

An internal minimum height of 5m will be required for the operation of 
tractors throughout the majority of the machine repair rooms and access 
through 4m high roller shutter doorways.

Maintenance of vehicles will be undertaken within the main building. 
This will have suitably designed areas to protect the landscape from any 
possible petrol, oil and chemical spillages with suitably located petrol 
interceptors and workspace bunds. To meet current health and safety 
issues there will be a vehicle lift/hoist for access to vehicles undergoing 
servicing and repairs.

Areas for storing the golfing materials, fertilisers and compost/
waste needed during the regular servicing of the bunkers, roadways 
and extensive gardens will be securely contained in the building and 
surrounding compound.

05   The Proposals

Extract of landscape masterplan showing location of the maintenance building
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Proposed Maintenance Views

Layout

The workshop and machine store will form the central portion of the 
maintenance building with the fertiliser and repair stores located on one 
side and the staff areas located on the other side. The workshop will 
have roller shutter access from the service yard to allow machinery and 
equipment to be transferred directly between inside and outside. 

Part of the service yard will be graded towards a gully with a petrol 
interceptor by the petrol filling point. The remaining part of the service 
yard will drain towards a gully with a chemical attenuation tank by the 
wash down area for machinery. 

Covered storage bins will be provided in an area of the service yard remote 
from the main building to prevent any obstructions between the two areas. 

A water tank will be located outside of the service yard so it is 
independently accessible of the maintenance building. 

Car parking spaces are provided within the service yard area to ensure any 
associated activity is contained within the maintenance building site. 

Appearance

The main finish to the main building will be low maintenance and will blend 
into the surrounding environment. Therefore, a sustainable timber-finished 
inert material is proposed.

To maintain a greater level of sustainability, the proposed external 
boarding is to be manufactured from sustainably sourced timber, which is 
pressed into planks together with an inert resin.

The final colour choice will be a combination of several colours to create 
an appearance similar to the woodland locale. This proposal both respects 
the rich heritage and fauna whilst attaining the low-maintenance service 
requirements of the proposed building.

The compound will be laid to falls in order to contain two definitive areas, 
the “wash down” area and a “petrol filling” area. These areas will have 
waste storage areas to collect the fertiliser rich water from the regular 
cleaning of vehicles and the fertiliser silo stores.

These will be emptied regularly and deposited onto sites located around 
the while site where the excessive fertiliser will not create landscape 
contamination. Similarly, the “petrol filling” zone will contain a petrol 
interceptor to prevent contamination of the main surface water drainage.

A series of storage “bunkers” are arranged within the compound to contain 
extensive covered fertiliser stores. The stores will be weather protected 
with simple polycarbonate sheeting to protect the landscaping products 
they contain.

View from the south west of the maintenance compound

View from the north west of the maintenance compound
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Scale

This maintenance facility is designed as a farmyard/industrial building, 
constructed from a wide span structure. As such, the external finishes 
need to be suitably robust whilst easily hidden within the historic woodland 
environment.

Through the use of low maintenance materials, maintenance of the building 
will be minimal and discouraged, so as to allow the external finishes to 
naturally blend into the newly landscaped area.

The roof will be of mono-pitch construction and is concealed by the existing 
tree canopy. This will have a mono-tone membrane finish.

The fencing retaining the compound will be of timber and steel mesh. This 
is so that it is almost invisible in the woodland setting, due to the inherent 
low visual impact of chosen materials.

Access

The design team have taken care to ensure the building and surrounding 
site takes full account of the needs of disabled users, staff and visitors 
alike in relation to the following statutory regulations:

Building Regulations Part M
British Standard 8300
The Equality Act 2010

Main vehicular access to the maintenance shed is via a road that runs West 
to East and joins the main Northern site access. This road is for back of 
house operations only and there is no public access. 

The ground in this area is relatively level but localised grading will take 
place to ensure level access for all users. There will be machinery that can 
use off-road tracks and likely negotiate unlevel gradients stored here. 

A perimeter fence will enclose the maintenance building and service yard, 
with double door gates at the entrance to ensure only those permissible 
can enter. 

The service yard has a slight fall away from the main building towards 
drainage gulleys, which ensures level thresholds to all entrance doors into 
the building. This not only makes the building accessible for all but assists 
users with any heavy equipment they may need to transfer between inside 
and outdoors. 

Landscaping

The proposed maintenance compound location has been chosen because 
it is in a visually discrete location that can be further screened by new 
woodland planting without significant detriment to the parkland character. 
The location also benefits from being centrally located for ease of course 
maintenance. 

New woodland planting is proposed along the western boundary of the 
Registered Park and Garden to complete the wooded boundary to the Park 
and provide further visual separation between the proposed residential 
housing to the west and the maintenance building.

Elevated view of the maintenance compound from the north

Elevated view of the maintenance compound from the north west



Page 126 Hulton Park - Design and Access Statement

The academy site location falls outside of the Hulton Hall demise just North 
of the main golf course. As such the design does not necessarily have to 
maintain historical content or a reference to the listed status. However, the 
design endeavours to be respectful of the context, and as such the existing 
two storey houses that flank the site to the East and West, set the maximum 
height of the academy building. The boundaries to the academy site will 
maintain a minimum of ten metres from the boundaries of the properties. 
There is also an existing tree line separating the site from the main A6 road 
to the South that will dictate the site boundary on this side.

Site Analysis - Existing Houses and Treeline Sunpath & Key Views Diagram

There will be an adventure golf course and practice ranges positioned to the 
North of the site that the academy should look out onto. It would be advan-
tageous to orientate the building’s aspect towards this direction to benefit 
from the consistent North quality of light. The direct sunlight from the South 
could create unwanted glare for players. 
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5.8 The Academy 

Existing Routes Diagram New Routes Diagram

There is an existing pedestrian public right of way that runs North to South 
through the West part of the site. This will need to be maintained, if not in 
its current position then via a re-directed route. A dedicated right turn will 
be included within the current A6 main road for access into the academy 
site. Vehicles coming from both directions will be able to enter the academy 
without creating traffic congestion. Those using golf buggies will be able to 
travel between the academy and clubhouse via a new underpass route that 
avoids any disruption to the A6. The academy will need to have direct access 
to this underpass route. 

The dedicated right turn will serve a new landmark entrance created to the 
South of the site (refer to i-Transport section for details). Visitor and service 
routes will be separated once they enter the site. Visitors will be directed to 
the West, where this part of the site is larger, and will be able to accommo-
date the 100no. car parking spaces required and include for coach drop-offs. 
The service and staff route will be located on the opposite side so that daily 
operations do not obstruct customer visits. 
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Use

The Academy is an integral part of the golfing experience. It’s main aim is to 
be a ‘school of learning’ providing the means to access technical assistance 
for all of the many faces of golf as a major sport. Access to the academy 
facilities will be available to the general public with an interest in golf and 
wanting to learn about the sport. The facilities will include for ‘state of the 
art’ digital teaching methods and means of analysing golfing technique to-
gether with golfing specialists to give advice and personal coaching. 

A driving range will be operated directly from the academy together with a 
professional grass driving range for use by the main clubhouse and mem-
bers. 

A retail unit will be required offering specifically golfing goods, equipment 
and fashion items. 

A public café will be included, suitably sized to provide food and drinks for 
the public using the extensive facilities. 

Externally, a practice course for use by the public will be available together 
with an ‘Adventure Golf’ course. The adventure golf will be designed to be 
available for school visits from around the local area. The aim of this will be 
to introduce children to golf whilst providing teaching at the academy. 

The car park must have an element of future proofing to allow access for 
articulated lorry access which will be a requirement to enable the use of the 
site for the Ryder Cup and other national golfing events and competitions. Specialist training rooms, St Andrews

Adventure Golf Course, Celtic Manor

American Golf Shop, Trafford Golf

Adventure Golf Course, Celtic Manor
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Amount

The areas required for the academy have been produced through compre-
hensive investigations by the golf course design experts European Golf De-
sign, European Tour and also by a local driving range consultant. 

The academy is the control centre for the 6 hole practice course, 3000sqft 
‘Adventure Golf’ course and 24 bay driving range, all available for use by the 
public. These have generated the amenity areas required to support these 
activities. As such a 150sqm cafe is appropriate, along with specialist train-
ing rooms at 30 and 60sqm. 

The retail space of 350sqm is based on a successful model that has been 
operational for over ten years. This offers a national company the opportu-
nity to trade specialist equipment exclusive of the clubhouse to all users of 
the academy. WCs, ball wash, maintenance, storage and staff areas are also 
essential to maintaining the academy and have been incorporated into the 
design. 

Car parking for 100No. visitors will be available together with sufficient 
space for coach visits to enable school visit access. Coaches will be able to 
drop off passengers and park off site. An area of parking for 50No. cars is 
to be housed within the Northern site academy area to provide parking for 
the whole golf course site. To locate staff parking within the Heritage Park 
would not be in the interest of retaining the majority of parkland within the 
heritage asset. 

The academy represents 0.09% of the overall application site area and 8% 
of the academy site area that includes the adventure golf. 

Schedule of Accommodation   sqm  

Entrance and Circulation Areas   60
Reception     11
Café and Servery    168
Kitchen      70
WC      29
Retail and Retail Store    455   
Public Areas Total    793

Office 1                12
Office 2                30
Workshop                                                      30
Storage & Ball Washing Area    7.5
General Store     30       
Golf Operations Total    97.5

Studio 1*     30
Studio 2*     30
3D Analysis*     60
Therapy Diagnostic*    80
Physical Training    30    
Teaching Area Total    230
(*Rooms to have open access to practice area with shutter doors)
                                                                                                                                                                                                      
Staff Area Total    43
                                                                                                                                                                                                                   
TOTAL AREA     1,163.5
                                                                                 
Staff Parking (50 spaces)    575
Driving Range Area    518
Astroturf driving    125
Plant       82.5
Store/ Future Staircase    9          
Ancillary Total    1,309.5
                                                                                                          
ACADEMY TOTAL    2,455 sqm
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The Academy

Location plan showing the location of the
Academy
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Layout

The academy site boundary has been set out to be at least ten metres from 
the neighbouring properties’ boundaries, with the academy building being 
set well within this boundary, specifically 40 metres to the closest building. 
This ensures there are no overlooking issues and the activities of the build-
ing do not impinge on the adjacent sites. The academy has been orientated 
so that the main views face toward the Northern driving range for the best 
quality of light with no solar glare for those using the driving ranges, and 
away from the existing houses. 

The car parking is located adjacent to the A6 Manchester Road for ease of 
access from the main road and to guarantee no habitable rooms are near 
the existing houses to maintain their privacy. The car park has been set back 
from the main road to respect the line of established trees here, which cre-
ate a natural screening. There is an existing pedestrian public right of way 
that runs through the car park which has been re-routed around the bound-
ary for security. Upon entering the car park visitors are directed West where 
there is a pull-in bay large enough to be sufficient for coaches, with enough 
space for them to three point turn and exit. Service vehicles are guided East 
where the external compound is located and again there is a turning-head, 
adequate for a ten metre rigid axle vehicle. This keeps the public and back 
of house areas separate. 

The drop-off bay is immediately in front of the main entrance reception 
where all the academy staff can control the regular daily activities for opera-
tion of the retail, training and other public facilities within a central area. 

This leads to the public routes which all pass through the retail areas, where 
the specialist training rooms are accessed directly from, and into the wider 
site circulation. These rooms open onto the driving range to allow driving 
directly from within the teaching areas and maximise the connectivity to the 
adventure and practice golf areas. 

The cafe occupies the ‘west wing’ of the academy, along with the kitchen and 
WCs, and has direct access to the driving ranges to allow for ease of move-
ment between these complimentary areas. 

The ‘east wing’  consists of the back of house operations including the staff 
amenities and maintenance areas.  This area can be directly serviced via the 
compound. 

Academy building and car park layout 

Academy

Staff car park

Visitor car park

Disabled spaces

Coach drop-off

Gated entrance

Practice range

New woodland 
planting

Public right of 
way

New tree 
planting

Outdoor 
seating

Highway resurfacing to create 
gateway
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Main Areas of Visual Impact

Permeable Areas that Create Visual Link with Golf Course.
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05   The Proposals

Scale

The Academy is outside the Heritage landscape zone and as such does 
not necessarily need to include for historical design references. However, 
there is an architectural link between the main golf course buildings and 
the academy building, purely to maintain the visual completeness of the                   
development as a whole. 

The main emphasis for the design of the site is to focus on the entrance of 
the academy as a dominant focal point, to attract the public both locally and 
along the approach on the main A6 highway. 

The single storey design is respectful of nearby existing house heights and 
the design riffs on the historical context of individual barns stationed within 
the landscape. The form is articulated to provide direct daylight into areas 
such as the retail zone and cafe whilst the internal layout has been future-
proofed to allow the building to extend into the higher areas of roofspace.

A modern take on a traditional form will be implemented with the use of high 
quality materials and a variation in depth of the main elevational elements. 
The structural frame protrudes from the elevation of the main entrance that 
further enhances this timber clad central element as the main focal point.

Example of Specialist Training Rooms Overlooking Driving Ranges at St Andrews
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ACADEMY DESIGN EVOLUTION
   
The proposed Academy sits to the north of the A6 and outside the boundary 
of the registered parkland that makes up the majority of the Hulton Park 
development. It has been prudent to review existing UK based reputable 
golf course academy’s, in order to understand how their appearance both 
contributes and conveys the prestige of the courses they serve.

These pages show the chronological development of the Academy design 
over the last year and a half and the existing precedents used to assist the 
development of the typology at Hulton Park. 

DEVELOPMENT 

The designs were initially created to reflect the Clubhouse and Hotel buildings 
however as the Academy is North of the A6 and outside of the registered 
historic parkland, it was more appropriate to develop a more domestic to 
work with its’ surrounding context.

The penultimate iteration of the academy design (see image left) looked at 
reflecting the local vernacular, keeping many details and materials the same 
through low pitched roofs and brick and timber being introduced across 
the scheme. This approach, however appropriate was developed one stage 
further within the proposed design to take these ideas and create a more 
fresh, modern approach to the Academy’s aesthetics.

PROPOSED DESIGN 

The proposed design see’s the use of modern domestic materials, combined 
with a farmhouse scale and details to create an appropriate proposal that 
sits comfortably within it’s setting. The use of timber-clad gable walls on the 
central axis defines the building’s entrance, whilst elements of the timber 
are use across the proposal to contrast the light brickwork and soften the 
corners of the gable walls. 

This design uses the farmhouse scale to meet the building’s functional 
requirements and blends domestic materials to create familiarity with the 
end-user’s and creating a homely feel within this domestic setting. This 
proposal offers a fresh aesthetic and create an attractive proposal that 
reflects the scale of the surrounding area.

SKETCH DESIGN - CLASSICAL

IDEA 1 - DESIGN REFLECTS CLUBHOUSE

IDEA 2 - BRICK DESIGN WITH CENTRAL PITCH

BRICK AND TIMBER LOW RISE DESIGN

FARMHOUSE/ DOMESTIC STYLE

GOLF ACADEMY, ST ANDREWS

MODERN BARN DOMESTIC PRECEDENTS 

PROPOSED DESIGN

RUDDING PARK ACADEMY, HARROGATE

GOLF ACADEMY, MOTTRAM HALL

THE SCULPTURE GALLERY, WOBURN
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05   The Proposals

Appearance

The Academy maintains the local vernacular of traditional low brick barn 
buildings with pitched roofs. In using high quality neutral tone materials it 
also reflects the same architectural language as the golf course buildings to 
create a visually holistic development. 

The predominant external material will be masonry with a slate effect roof 
finish. The extensive roof on the single storey academy will contrast with the 
neutral masonry work and will work to weight the building within the rela-
tively open location. Areas of dark timber cladding will help to add variation 
and work into a two tone theme. 

The specialist training rooms on the rear facade open up to the driving 
range, and mainly use timber cladding or roller shutters to allow fully open-
ing apertures when in use and provide security when closed. This transpar-
ency is reiterated along the elevation, with full height glazing for the remain-
ing areas. As shown on the previous page this creates a strong relationship 
between the internal and external uses. 10 degree pitched roofs, supported 
by timber posts, form a rainproof shelter over the driving ranges. 

Material 4 - Slate RoofsMaterial 3 - Larch

Material 2 - Oak Frame

Material 1 - Limewashed Brickwork
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Proposed Academy Views
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[THIS PAGE HAS BEEN LEFT 
INTENTIONALLY BLANK]
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05   The Proposals

Visualisation of the Academy
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Precedent image of practice range to be provided adjacent to the Academy Precedent image of 6 hole course

Precedent image of adventure golf facilityPrecedent image of adventure golf facility well integrated into its context
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Extract of landscape masterplan showing the proposals for the Academy

Practice range
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planting

Existing 
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Public car 
park

6 hole short 
course
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Underpass

Staff car 
park

Highway resurfacing 
to create gateway

New woodland 
planting

M61

05   The Proposals

Access

The design team have taken care to ensure the building and surrounding site 
takes full account of the needs of disabled users, staff and visitors alike in 
relation to the following statutory regulations:

• Building Regulations Part M
• British Standard 8300
• The Disability Discrimination Act

The building is single storey with 9 No. disabled car spaces in the main car 
park, providing the 5% required by regulations, and these have been located 
closest to the entrances for ease of access.  

It will be common for large groups to arrive by coach, so the car park has 
been designed with their manoeuvrability in mind, by creating a coach set 
down bay and enough space for a turning circle so they can exit with ease. 

There will be necessary security control measures in the form of barriers and 
cctv to ensure the car park is not accessed by unauthorised users. Those 
who have taken a wrong turn are able to use the service turning head, which 
is clearly intended for service and delivery vehicles. They are able to park 
in the pull in bay and use the ramps or steps down to the level threshold 
delivery access. 

Access via golf buggies to the academy has been designed in the form of 
ramps that pass underneath the main road. This removes any highway 
disruption and creates an uninterrupted route between the two buildings. 
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Academy building and car park layout 

Academy

Staff car park

Visitor car park

Disabled spaces

Coach drop-off

Gated entrance

Practice range

New woodland planting

Public right of 
way

New tree 
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Outdoor 
seating

Highway resurfacing to create 
gateway
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Landscape

The car park layout has been arranged to respect the existing trees along 
Manchester Road and the extent of hard surfacing is broken up with 
landscape strips planted with appropriate trees to further integrate it into its 
context. Paving around the Academy will be block paving with the car park 
and access routes being surfaced in macadam. 

Planting proposals adjacent to the Academy building will be limited to semi 
mature trees to southern facade with only a small area ornamental planting 
outside the cafe.

The main landscape proposals for the Academy site primarily seek to 
integrate the required facilities into its context and retaining key trees and 
vegetation.

The existing hedge and line of mature trees that run along the Manchester 
Road filter have mostly been retained and will filter views of the car park 
from the Manchester Road. This will be supplemented with the addition of 
new trees and woodland planting to create a strong landscaped boundary 
on all side of the Academy site. The new underpass beneath the A6 will be 
screened and integrated into its context with new woodland planting.  

The new 1.8m high acoustic fence provided to the rear of all properties along 
the Manchester Road, to ensure any potential noise issues are addressed, 
will be incorporated within new woodland planting to provide additional noise 
attenuation and filter views.  

Where not defined by the new acoustic fence, the entire Academy area will 
be fenced with a 1.8m height vertical bar fence. The fence alignment has 
been located within or adjacent to existing hedgerows or new woodland 
planting to integrate it into the landscape setting.

As part of the adventure golf, 6 hole course and practice range proposals 
significant areas of woodland planting are being planted to integrate them 
into their setting, provide adequate separation to adjoining residential 
properties as well as providing enhanced wildlife connectivity. Five new small 
ponds are also being created for biodiversity enhancement.  

The northern section of the practice range adjacent to the M61 is to be raised 
by approximately 6m and heavily planted with new woodland to reduce the 
dominating effect of the M61 embankment.

The academy site and facilities are effectively split in two by a Public Right of 
Way (WES211) along Punch Lane. The 6 hole course and adventure golf are 
located to the west with the practice range to the east. 

The majority of the PRoW will be retained on its current alignment with just 
a small section at the southern end diverted (highlighted) around the end of 
the new public car park to ensure the safety of users. The diverted section 
of the PRoW is contained with a landscaped corridor to maintain its visual 
amenity until it rejoins its original alignment. 

The existing fragmented hedgerow that runs along both sides of the existing 
PRoW will be in filled with suitable species to create unified hedgerows along 
both sides of the PRoW. Users of the PRoW will be protected from stray flying 
golf balls by a fence located adjacent to the western edge of practice range. 

05   The Proposals

Existing winter view from Punch Lane PRoW

Proposed winter view from Punch Lane PRoW
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Existing Access Around Hotel Site

Existing Access Around Hotel Site

This diagram shows the current location 
of agricultural buildings surrounding the 
proposed golf hotel site and the various 
access routes between these.

1. Original location of the former Hulton 
Hall.

2. Existing location of curved wall 
connecting the former Hall to the 
stable block

3. Existing location of the stable block
4. Existing agricultural outbuildings to 

be demolished and excluded from golf 
hotel proposals

5. Existing Grade II Dovecote to be 
retained

6. Existing red brick hay barn to be 
retained

7. Existing carriage access to hall from 
Newbrook road to Manchester Road 
(A6)

8. Existing Pedestrian access around 
agricultural buildings

9. Existing Ha-Ha
10. Existing location of the lake, west of 

the former hall

Analysis of existing historical elements 
surrounding proposed hotel location

Analysis of Existing Historical Elements 
Surrounding Proposed Hotel Location

This diagram shows the existing historical elements 
on the site to be retained as part of the proposed 
golf hotel development. The proposed hotel will sit 
on the site of the former Hulton Hall (See 1) and the 
axial relationship between the hall and landscape 
features will be retained (see 3). The curved wall 
that connected the former hall and stable blocks 
will be reflected within the landscape proposals that 
connect the proposed golf hotel and the conference 
areas. The conference areas will be located on the 
site of the existing stable block (see 4). To access 
the site the existing carriageway will be retained and 
developed as part of the vehicular and pedestrian 
access.

1. Original location of the former Hulton Hall.
2. Original location of the Jetty connected to the 

former Hall
3. Visual locus point in front of existing hall 

location. This symmetrically splits the location of 
the existing hall on an axis directly to the jetty 
adjacent to the river

4. Original location of the stable block.
5. Existing Grade II Dovecote
6. Existing red brick hay barn
7. Existing carriage access to hall from Newbrook 

Road to Manchester Road (A6)
8. Listed Walled Garden
9. Existing Ha-ha

2
3

4

5

6

8

9

7

1

10

From 
Newbrook 

Road

To Manchester 
road (A6)
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Existing building analysis

Existing Building Analysis

This diagram shows the current site and 
the location of the existing buildings and 
their proximity to the original location of 
the former Hulton Hall and historically 
significant structures. 

1. Original location of the former Hulton 
Hall.

2. Existing agricultural outbuildings to 
be demolished and excluded from golf 
hotel proposals

3. Existing Grade II Dovecote to be 
retained 

4. Existing red brick hay barn to be 
retained and utilised within the wider 
golf hotel proposals

5. Existing location of the lake, west of 
the former hall

6. Original location of the Jetty connected 
to the former Hall

7. Existing location of curved wall 
connecting the former Hall to the 
stable block

8. Existing location of the stable block

Key visual connections as part of the wider 
hotel and landscape scheme

Key visual connections as part of the wider 
hotel and landscape scheme

This map shows the key visual connections to be 
developed as part of the wider hotel and landscape 
scheme. 

1. Original location of the former Hulton Hall
2. Visual locus in front of existing hall location
3. Original location of the Jetty connected to the 

former hall
4. Existing location of the lake, west of the former 

hall
5. Existing Grade II Dovecote to be retained
6. Existing red brick hay barn to be retained
7. Key views along entrance road from Newbrook 

Road to be retained as a core element of the 
hotel and landscape proposals

5.9 The Hotel Complex 
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Photograph of the former Hulton Hall from 1939
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Artist’s Impression of the Proposed Hotel from main approach road

05   The Proposals

Use

Located at the heart of the Hulton Park will be a 4-5* quality hotel resort. 
This will also offer a large spa, conference facility and fine dining restaurant 
to compliment and complete the premium golf resort offer.

The proposed hotel takes the opportunity to reinstate the original focal 
point to the Emes/Webb designed landscape by being located on the 
original site of the former Hulton Hall, which was demolished c.1958 and 
is currently grassed and planted with trees (see section 3.5 for details). 
Without the hotel the ‘Pleasure Grounds and Woodland’ character area 
of the Registered Park and Garden would remain without the originally 
intended centrepiece and Emes/Webb’s design would become largely lost. 

The hotel complex has been designed in direct response to this threat 
to the original design of the park, which also represents a significant 
opportunity. The location, orientation and layout of the hotel complex 
has sought to reflect key aspects of the former Hulton Hall. In particular, 
it encompasses the footprint of the Hall and its main facades have been 
designed such that they reflect the Hall’s original proportions. The hotel 
complex will also restore an active use to the surrounding landscaped 
pleasure gardens, with visitors to the golf resort and hotel complex making 
use of the area for leisure and recreational purposes.

The original Hulton Hall was a two-storey neoclassical building and 
formerly formed a group with stables to the north-east, linked by a high 
curving wall. The original curved wall still exists but is structurally unstable. 
The location of this is to be reinterpreted within the landscape design of 
the public amenity space adjacent in order to respect its position within the 
site. The layout of the proposed hotel and conference facility reflects the 
historic locations of the original hall, lake and the stable block. Historically, 
there was a lake to the west side of the original Hulton Hall, which is to be 
de-silted and restored. 

The introduction of these public amenities at the centre of the Hulton Park 
development creates a new public destination in what is a historically 
private location. Each of the hotel’s main public amenities have dedicated 
ground floor entrances from the outside ‘drop-off’ area, which contain 
visitors within the locale of the original main hall entrance. 

The spa is located underneath the hotel ground floor, which both minimises 
the overall building footprint and integrates the spa into the existing 
historical landscape. This allows direct access from the reinstated historic 
lake to the spa and subsequently enhances the rear of the hotel. 

There are clear and significant heritage benefits to the development of 
a hotel complex in this part of the site, which contribute to the overall 
objective of restoring the Park. It lends support to the development of the 
hotel complex as part of the overall golf resort and as a lasting contribution 
to the site. 

The inclusion of the hotel complex is critical to maximise the prospects 
of a successful outcome for a bid to host the Ryder Cup on the site; and 
provides the means to reinstate the central design focus for the Registered 
Park and restore an active use to the surrounding landscaped Pleasure 
Gardens. These are critical aspects of achieving the heritage objectives 
of the project to restore the Park to its past glories and provide it with a 
lasting future. No other building required for the golf course could serve 
that purpose, and the hotel is needed in any event to support the golf 
course.
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17 01 10 - WIP- Revised Hulton Hall Hotel_Espa_142bed.xls

ROOMS                                              No. of Bedrooms (Keys)

 Bedroom
43No. of bedroom per floor

Net Areas   Qty m2 Net  m²

1 BEDROOM  BLOCK 
1.1 Standard Bedrooms (80%)                           (Including vertical risers) 130 26 3380

1.2 Junior Suites (10%) 12 39 468
1.3 Executive Lounge 1 175 175
1.4 Linen Rooms (bedroom levels) 6 102.5 102.5
1.5 Lifts (guests & service) + service lift landings 4 18 72
1.6 Stairs - 275 275
1.7 Bedroom corridors  (1.5m wide min) & Guest lift landings - 550 550
1.8 Main Mech/Elec risers (excl bedrm risers) - 25 25

Total 1 50% 35.5  m² 5,048

2 PUBLIC AREAS                (floor to ceiling h >= 3.5m minimum)

2.1 Reception lobby, Reception 1 245 245
2.3 Luggage room + safe room (inc in front office) 1 0 0
2.4 Business centre 1 13 13
2.5 Public toilets on reception floor - 40 40
2.6 Cocktail Bar including lounge, counter and storage 1 220 220
2.7 Lobby bar (including lounge, counter & store) 1 200 200
2.5 Restaurant       (including buffet areas) (4m2 per seat) 1 205 205
2.6 Circulation  - 280 280

Total 2 12% 8.5  m² 1,203

3 ADMINISTRATION
3.1 General manager office & PA 1 14 14
3.2 Other admin. offices, stores, archives - 128 128
3.3 Front Office + alarm panel (1 m²) 1 46 46

Total 3 1% 1.0  m² 142

4 KITCHEN AND ANNEXES

4.1 Kitchen & Stores 1 232 232
4.3 Beer Store 1 38 38
4.4 Wine Store 1 28 28

Total 4 3.0% 2.1  m² 298

5 STAFF ROOMS
5.1 Staff Dining 1 38 38
5.2 Training room  (25 m² minimum) 1 31 31
5.3 Toilets and lockers (including for external staff) 2 32 64
5.4 Circulation areas 1 30 30

Total 5 1.6% 1.1  m² 163

6 BACK OF HOUSE
Main Linen room 1 44 44
House Keeper + Uniform 1 36 36
Preparation area incl. cold stores 1 34 34
Delivery area; security;toilet 1 26 26
Refuse rooms & empty boxes store 1 55 55
Circulation areas - 118 118

Total 6 3.1% 2.2  m² 313

7 LEISURE & SPORT AREAS (ESPA STANDARDS)
7.1 Reception (inc. desk) , retail 1 77 77
7.2 Admin 1 16 16
7.3 Gym 1 137 137
7.4 Sauna & Steam + Wet area - 60 60
7.5 Changing rooms - 120 120
7.6 10No Treatment rooms, (incl. 1No double & nail and beauty - 145 145
7.7 Juice Bar & Relaxation - 100 100
7.90 Swimming pool area (5x16m) 1 170 170
7.10 Outdoor Jacuzzi 1 40 40
7.11 Kitchen (inc. stores and food store) - 85 85
7.12 Circulation - 85 85
7.13 Store 1 45 45
7.14 Entrance at Ground Level 1 15 15

Total 7  10.9% 7.7  m² 1,095

8 PUBLIC AREAS
8.1 Lobby/Main Reception 1 128 128
8.2 Break-Out/Pre-function 1 210 210
8.3 Public toilets - 82 82
8.4 Cloakroom 1 0
8.5 Small Meeting rooms  (divisible into 2x50m2 & 1x25m2) 5 25 125
8.6 Multipurpose room    (divisible in 3); Minimum area: 450m2 3 155 465
8.7 Function Bar - inc counter; stillroom & store - 44 44
8.8 Conference Bar - Inc counter & store 1 185.5 185.5
8.9 Kitchen 1 50 50
8.10 Board Room 1 63 63
8.11 Furniture Store; store 1 89 89
8.12 Circulation - 116 116

Total 8 15.5% 11.0  m² 1,558

9 ADDITIONAL
9.1 Plant Room (GF) 1 87 87
9.2 Pool Plant 1 45 45
9.3 IT 1 30 30

Plant Room (LG) 1 63 63
9.4 Substation/LV 1 31 31

Total 9 0.9% 0.6  m² 256
internal walls 4% 393

Net Internal Floor Area 96% 10,076
74.6sqm/Bed

3796
1145

10469

2
1
0
-1

TOTAL 

1346

7433 - Hulton Park

73.8sqm/Bed

3

Proposed Areas

HOTEL AREAS

1711
1711

LEISURE AND SPORT (ESPA STANDARDS)

Hotel Schedules of Areas

N° 142

GROSS INTERNAL 
AREA (sqm)

760

CONFERENCE

LEVEL

4
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The proposed hotel will be at the centre of a European Tour designed 
championship golf course and aims to create a destination hotel with 
upscale services and facility mix that differentiate the development from 
local competition. The hotel and it’s historic location aim to develop 
on the current demand for leisure breaks (spa and golf), as this sector 
is experiencing growth after years of stagnation due to the economic 
downturn.

For further details on the feasibility and demand for the hotel please see 
GVA Feasibility Report 2015.
 
The hotel areas have been calculated according to international 4-5* 
quality hotel brand standards for a 142 bedroom hotel. This figure is 
considered the optimum size for a destination hotel and spa facility. 
The spa has been designed according to ESPA standards. This is on the 
recommendations of a GVA Feasibility Report that focused on reputable 
global brands to ensure a quicker market establishment and to increase 
the viability of overseas business. 
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Layout

Initial plans for the hotel positioned the hotel public areas such as the 
lounge, bar and restaurant to the front of the building with the leisure 
offer located at the rear over two levels, giving gym and pool users a 
view across the reinstated lake. The staggered shape of the leisure areas 
responded to the shape of the lake. 

An external courtyard space sited within the footprint of the conference 
facility was used to create views out for those using the meeting rooms 
that fronted this area. 

During design development it was felt there should be more space around 
the lake  to be more in-keeping with the original relationship between 
Hulton Hall and the landscape. It was also felt the restaurant should take 
advantage of the lake side views. This involved repositioning the restaurant 
to the rear but still with direct access from the kitchen and moving the 
meeting rooms to the restaurant’s previous position. This now meant the 
meeting rooms were located on an external wall and naturally had views 
out so the courtyard was no longer required. 

A reposition of the leisure areas was also required. We were conscious of 
not increasing the size of the hotel footprint or height, in order to stay 
true to the scale and massing of the former Hulton Hall. It was decided the 
leisure facilities could still be located at the rear but on the lower ground 
level. This would make best use of the steep topography levels in this area 
that slope towards the lake, whilst leisure users can still enjoy lakeside 
views and terraces. 

Early Plan for the First Floor Layout

05   The Proposals

Early Plan for the Ground Floor Layout
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The hotel facilities are spread across six floors. The public amenities; 
restaurant, boardroom/meeting facilities and conference area are located at 
ground floor level; whilst the spa occupies the entire lower ground floor. The 
first floor provides an executive lounge and ‘executive guest rooms, and a 
public mezzanine over the main hotel reception. The second and third floors 
contain typical bedrooms layouts and the fourth floor is the primary suite 
level.

The location of the spa below ground allows easy access for guest through 
its connection to the hotel and the historic lake, whilst also affording views 
from the ground floor restaurant over the landscape. 

The footprint has been kept small by locating the leisure below ground and 
the upper public spaces to utilise terraces overlooking the lake.

With the hotel being located on the original siting for Hulton Hall, the main 
façades have been keep proportionally similar to respect this heritage. 

The entrance to the hotel has been located to retain the visual focal point 
that the original Hulton Hall offered from the entrance gateway. The proposed 
entrance portico to the hotel is located to allow a direct axial connection to 
the timber jetty which will be reinstated in the proposed lake. The south 
entrance  see’s the location of the cocktail bar within the reinstated semi-
circular bay on the south façade, which also has an axial connection with an 
external landscape feature.

To enhance the connection to the public to the historic landscape, these 
public areas have inclusive access to external terraces to allow a physical 
connection. 

Key public areas within the hotel, the bar, lounge and restaurant, have been 
given central positions within the original hall’s footprint. The reinstatement 
of the existing lake to the north of the original hall, means that their location 
makes the most of the attractive views offered at Hulton Park.

Section through hotel entrance showing connection to lake
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1
2

3

1. Hotel main entrance 
2. Leisure/ Spa facilities entrance
3. Conference entrance

The 142 bed hotel will contain within it, 100-150 cover restaurant, ESPA standard leisure & spa facilities, a boardroom / meeting rooms and conference area.

05   The Proposals

Each hotel facility; hotel, spa, conference and meeting rooms, have 
independent external access from the South facing public landscape gardens. 
The entrances to all facilities have been organised around the original 
frontage, to create a new inclusive area that revitalises the site’s history.

The front line of the new hotel follows the footprint of the former Hulton 
Hall and the conference facility sits on the line of the old stable block, whilst 
the curved wall that used to join these two parts is referenced within the 
landscape design. 

The conference rooms have Southern aspects to maximise the natural 
daylight. Recreation and F&B facilities take advantage of lake side views.

Services and staff are naturally screened from public view from the existing 
trees, which also reduces the visual impact on the historical park. 
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Diagram shows connect between landscape & hotel
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1 2 3 4

Entrance to historic walled garden

Historic Connections

Current curved connecting wall to be reflected in landscape of groundfloor Listed Dovecote to be retained Existing Haybarn to be retained

1

2

3
4
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Approximate footprint of former Hulton Hall overlaid the Proposed Hotel Ground Floor
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The Proposed Hotel follows the line of the previous Hulton Hall thereby reinstating the focal point to the Emes/Webb designed landscape,  
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Scale 

Original landmarks and buildings are to be references in new built forms, 
landscaping and the reinstatement of use where appropriate. 

The original ‘hall’ circulation and axis are to be reconstructed into the new 
hotel building. The listed dovecote and existing hay barn will be made into 
features. The walled gardens to the South of the old Hulton Hall are to be 
restored and incorporated as part of the hotel experience. 

The scale and size of the hotel has been designed to work within typical 
brand standards for a 142 bed, 4 star quality hotel. The final plan has 
been developed through various iterations to provide the most rational and 
effective use of space to deliver the necessary quality of service across all 
facilities.

The original Hulton Hall was a two-storey neoclassical house with an 
entrance portico on the East (main entrance) façade and a two-storey 
semi-circular bay facing South.

The proposed hotel on the site of the original Hulton Hall footprint 
expresses five storeys above ground and one storey below ground level, 
where the spa and gym facilities are located. The height of proposed hotel 
decreases by one storey then reduces further in the conference facility, to 
create a graduated reduction in scale towards the listed Dovecote, to help 
the hotel fit within it’s immediate landscape.

All public functions are linked internally for guests and with independent 
external entrances for visitors and non-residents. 

Architectural Design Principles
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Hotel Massing

This diagram displays the proposed hotel massing and its’ relation to the 
existing historical context of the former Hulton Hall.

The hotel massing can be clearly separated into three defined forms; Hotel 
Accommodation, Conference facility and the Leisure/Spa facility.

The core hotel block is the more formal element that reflects the proportions 
of the former Hulton Hall, whilst the remaining hotel accommodation is 
designed to sit further back to appear less prominent, helping to break up 
the overall massing. The scale of the hotel accommodation steps down to the 
conference facility as an intermediary height before stepping down again to 
the listed Dovecote in order to connect the user to the historical landscape.

- Hotel Facility

- Conference Facility

- Leisure Entrance and outline

- Listed Dovecote

1

2

3

1

2

3
4

4
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This diagram shows the three main massing elements that define the hotel.

The line of the original Hulton Hall and stable block were found using historical 
maps and plans. These generated the external constraints for the proposed 
massing. It was important to re-create a landmark building in the same 
position as Emes / Webb original landscape design. This restores a focal 
point and purpose to the views from Newbrook Road processional approach.

- Hotel Facility Entrance

- Conference Facility Entrance

- Leisure Facility Entrance

- Listed Dovecote

3

1

2

1

2

3

4

4

The Defining Hotel Massing Elements
Front Elevation Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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- Hotel Facility

- Conference Facility

- Leisure / Spa Facility

- Listed Dovecote

This diagram displays the proposed hotel massing and the change in level 
at the rear elevation.

Here the direct relationship between the leisure / spa facilities and the 
heritage gardens that surround the proposal can be seen. By locating these 
on the lower ground level, which is intentionally hidden by the contoured 
landscaping on the front elevation, the physical mass is minimised and 
therefore reduces the visual impact on the historic landscape. 

The exit from the hotel restaurant (denoted by red arrows) brings users 
down to the lake. The exit from the spa (denoted by blue arrows) leads 
directly out to the lake, as it is situated at the same level.

This external space is intended to be flexible and usable to compliment the 
built form. 

1

2

3

1

2

3

4

4
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The Defining Hotel Massing Elements
Rear Elevation Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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Hotel Axis Connections to Landscape

- Hotel Facility

- Conference Facility

- Leisure Entrance and outline

- Listed Dovecote

1

2

3

4

1

2

3
4

This diagram shows the axial connections between the proposed massing 
and the surrounding historical landscape. Each axis represents a formal 
element to define key view lines that locate the entrances on the proposal.

The dominant hotel lake view axis shows the line of symmetry within the 
facade and is designed to align with the existing views to the former hall’s 
approach. This axis continues through the rear elevation and to the existing 
location of the historic jetty.

The walled garden axis and conference entry axis define the axis that runs 
perpendicular and locates the entrances. 
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- Listed Dovecote

- Hotel Facility

- Conference Facility

- Leisure and Spa Facility

1

2

3

4

1

2
3

Hotel Axis Connections to Landscape 
Front Elevation

4
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Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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The scale of the entrances change through the use of canopies, overhangs 
and feature windows, to reduce the building’s thresholds’ scale to one that 
is relative to the human scale. This allows the mass of the building to stand 
proud within it’s historic setting, whilst simultaneously giving the user a 
feeling of comfort and familiarity of scale as they access the building.

- Hotel Facility

- Conference Facility

- Leisure and Spa Facility

1

2

3

4

1

2

3

4

Hotel Axis Connections to Landscape 
Rear Elevation

- Listed Dovecote

Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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Hotel Elevation Protrusions and Recesses
Front Elevation

- Listed Dovecote

- Primary Elevation Protrusions

- Secondary Elevation Layer

- Tertiary Elevation Recess

4

4

This diagram shows the layering of the main front elevation and the vertical 
elements that punctuate the mass of the building. 

The dominant lake view axis symmetrically divides the core hotel block. The 
central portion of this part (shown orange) is set back to follow the footprint 
of the former Hulton Hall. 

The secondary elevation layer contains the feature staircase and the end of 
the bedroom block, which act as full stops to the bedroom accommodation.

The tertiary elevation layer shows the elements that are recessed furthest 
back from the front elevation and therefore the least imposing. - Feature staircase5

5

- End of bedroom block6

6

- Core accommodation block7

7
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Hotel Elevation Protrusions and Recesses
Front Elevation

The arrows show the vertical elements of the elevation designed to 
punctuate the mass of the building.

The rhythm of the protrusions and recesses on the front elevation reflect 
the former Hulton Hall elevation profile and act as natural wayfinding 
points for the entrances. 

4
5

6

7

- Listed Dovecote4

- Feature staircase5

- End of bedroom block6

- Core accommodation block7

- Primary Elevation Protrusions

- Secondary Elevation Layer

- Tertiary Elevation Recess

Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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- Listed Dovecote

- Primary Elevation Protrusions

- Secondary Elevation Layer

- Tertiary Elevation Recess

4

- Feature staircase5

- End of bedroom block6

- Core accommodation block7

Hotel Elevation Protrusions and Recesses
Rear Elevation

This diagram shows the layering of the rear elevation and the change in 
focus when compared to the approach elevation.

Here the focus is the connection between the reinstated lake and the 
informal elements of the hotel. The leisure / spa facility that are contained 
below ground extend into the landscape and reduce the massing of the 
hotel as it approaches the lake. This affords opportunities for external 
terraces to the restaurant above and enhances the appeal of these garden 
areas.

This reduction in scale also brings with it a horizontal layering that steps 
down to invite users into the historic landscape. 

This elevation faces West and is designed to maximise exposure to the 
evening sun for the hotel guests.

4

5
6

7

- Leisure and Spa Facility3

3
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Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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Hotel Horizontal Language

Front Hotel Elevation
Elevation detail displaying double height windows rhythm and material language

- Hotel Facility

- Conference Facility

- Leisure and Spa Facility

1

2

3

4 - Listed Dovecote

1 23
4

This diagram displays the horizontal language developed as part of the 
hotel scheme. With the hotel facility having five levels above ground, the 
use of double-storey windows help maintain a consistent proportion to the  
elevation. 

The repetition of the window elements, in combination with the horizontal 
stone banding that wraps around the entire building, are details echoed from 
the former Hulton Hall.

The detail elevation (top) shows the material treatment and how this 
repetition of elements in combination with the protrusions and recesses in 
the elevation create a horizontal rhythm across the building, which naturally 
breaks up the long elevation. 
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This diagram shows the repeated window elements in 3D along the 
protrusions and recesses of the hotel’s mass. 

As the three-storey hotel accommodation element was not part of the original 
hall, the recessed mass creates a sympathetic addition to the historic site.

The conference facility has a separate elevation treatment which consists 
largely of glazed panels to allow a constant visual connection between the 
breakout spaces and the immediate landscape.

This visual language contrasts with the hotel in its lightness of materials 
and through its transparency, aims to connect users to the external 
environment so it feels part of the internal space.

4

- Listed Dovecote

- Hotel Facility

- Conference Facility

- Leisure and Spa Facility

1

2

3

4

1

23

- Core accommodation block7

- Core conference rooms8

8
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Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 

The internal core conference rooms are constructed of high thermal mass 
materials to contrast with the elevational treatment. This core protrudes 
above the main elevation to create a desirable high ceilings that can be 
capture natural daylight from high level glazing.
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The rear elevation has a double-height glazing feature to the bar / lounge 
that sits on the central axis of the core hotel block and connects to the 
terraced gardens. Adjacent to this is the restaurant that protrudes over the 
leisure / spa facility to interrupt the regular window treatment.

This reduces the massing and helps the hotel gradually step down into the 
landscape to celebrate the reinstated lake.

- Listed Dovecote

- Hotel Facility

- Conference Facility

- Leisure and Spa Facility

1

2

3

4

1

2

3

4

Please note diagrams omit landscape for clarity, please see landscape proposals for more accurate representation of building views. 
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05  The Proposals

BELFRY HOTEL BIRMINGHAM 
Refurbished 2014

Hosted Ryder Cup in 1985, 1989, 1993, 2002

CELTIC MANOR RESORT HOTEL NEWPORT 
Built 1999 

Hosted Ryder Cup 2010

GLENEAGLES HOTEL PERTHSHIRE 
Built 1924

Hosted Ryder Cup 2014 

HOLIDAY INN HOTEL BOLTON

MERCURE HOTEL BOLTON

MARRIOTT HOTEL & SPA WORSLEY

APPEARANCE: Existing References

The first column of photographs show the UK Ryder Cup venues’ hotels. 
All of which were built in the 20th century (after the former Hulton Hall), 
so stylistically they are not very relevant to the Hulton Park site. However, 
it is noteworthy that the use of stone has been used to express quality, 
robustness and prestige. 

The second column of photographs show the existing 4-5* quality hotel 
offers in the local area. Again, stylistically these are not appropriate to 
draw inspiration from for this site. They were built in different time periods 
from when the landscape and Hulton Halls were designed, and in order to 
respect the setting it’s important reference be made to the history of the 
site. 

The design of the hotel responds in three distinct wants to its setting: the 
‘Near’, the ‘Close’ and the ‘Distant’.

The ‘Near’ – uses elements of ornament and detail to provide the richness 
and visible tactility when interacting both personally with the hotel and 
externally at a physical level, through the choice of material.

The ‘Close’ – uses an architectural definition of detail to emphasise the 
building’s use and recognition of the space accommodated within the 
building.

The ‘Distant’ – through the use of architectural symbolism such as duality, 
symmetry and proportion, focal points of entry and activity have been 
created. The emphasis of enriched detailing generates a visual connectivity 
with guests approaching the hotel.

The use of these relatively simple architectural techniques in combination, 
have been essential in harmonising the hotel into it’s historical setting.
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4 RODE HALL & GARDENS

2 HEATON HALL & PARK 

1 ASTLEY HALL & GARDENS

3

4

2

1

MANCHESTER

BOLTON

CREWE

CHESTER

LIVERPOOL
WARRINGTON

REFERENCE MAP SHOWING LOCATIONS OF NW SITES FEATURED IN THE PHOTOS

3 TATTON HALL & PARK

SITE
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APPEARANCE: Historical References

John Webb (1754-1828), the landscape designer who also trained as an 
architect; was the pupil, and later partner, of William Emes. Together, they 
designed Hulton Park, which at the time included the former Hulton Hall. 
Webb had extensive practice as a landscape designer and architect in the 
late-18th and early-19th centuries working mainly in the Midlands and the 
North of England. 

He is associated with the following sites:
Aqualate Hall
Arderne Hall
Ashridge
Astley Hall, Chorley
Brockhall Park
Cassiobury Park
Cholmondeley Castle
Dodington House
Eaton Hall, Eccleston
Heaton Park
Holkham Hall
Hulton Park
Lamport Hall
Lowther Castle
Maer Hall
Oulton Park
Poole Hall
Rode Hall
Sandon Park
Shugborough
Somerford Park
Tatton Park
Warleigh Manor
Weston Park, Weston-under-Lizard
Willersley Castle
Woolley Hall, Wakefield

In a number of cases Webb appears to have implemented the plans of 
other pre-eminent landscape and garden designers such as Lancelot 
“Capability” Brown and Humphry Repton. Landscapes designed by Webb 
himself (including those in partnership with William Emes) adopted 
a similar picturesque style that characterised 18th century English 
Landscapes. They often involved large-scale parkland landscapes with 
extensive woodland plantations and large serpentine bodies of water. His 
hallmark was the balance between woodland and meadow areas.

Webb took over the design of the Park at Heaton Hall in nearby North 
Manchester on Emes’ retirement in the early 1790s and expanded it 
from 80 acres to its current size of 650 acres. He created a picturesque 
landscape of enormous scale with a sweeping drive passing through 40 ha 
of meadows, plantations and up to the Hall standing on elevated ground. 
Both Webb’s and Emes’ designs were sympathetic to the surrounding 
environment and their balanced use of woodland and meadow areas with 
more formal flower gardens complimented the structures and architecture 
within the park.

Some of Webb’s more significant designs are illustrated in the images 
opposite. They are typical of the sites he worked on, in that they consist of 
notable stately homes within large estates.

05  The Proposals

1 ASTLEY HALL 2 HEATON HALL

4 RODE HALL 4 RODE HALL

3 TATTON HALL
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1 YEAR AGO

6 MONTHS AGO

3 MONTHS AGO

1 MONTH AGO

APPEARANCE: Evolution of Hotel Design

After careful consideration of the historical and existing references in 
relation to the hotel’s current role and setting, the traditional Palladian and 
modern classical styles emerged as the most appropriate to explore. It 
was decided the approach of the latter style incorporating typical Palladian 
elements would be best to present a classic, yet relevant building.  

Focussing on a modern classical appearance to the overall building ensures 
the avoidance of a pastiche, whilst creating contemporary clean lines that 
contribute to a suitably timeless building, able to portray the prestige 
required to host the Ryder Cup and enhance its setting. 

Defining the use of each hotel element was key to articulating the 
appearance. The 4 main uses were to be expressed as individual 
characters:  

The Entrance
• A resemblance to the former Hulton Hall.
• The focal point along the processional drive in the same position as its  
  predecessor. 

The Bedrooms & Rear Elevation
• Large openable double windows with Juliette balcony detailing to interact  
  with the park.

The Conference
• A conservatory glass enclosure surrounding a large non-illuminated 
function space.

The Leisure
• Discreet private spaces overlooking the lake.

These characters were processed via a series of three dimensional 
sketch proposals, each offered as alternatives depending on use, finished 
materials, aspect and historical location.

2 MONTHS AGO
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Proposed Hotel Elevation Detail
Front hotel elevation close-up 

01

00

02 

03

04

The Entrance

Image of former Hulton Hall Entrance Portico
June 1958

Key

Proposed  Hotel Front Elevation Visualisation

The scale and material of the entrance portico reflects and celebrates the 
former Hulton Hall entrance (see image below).

The formal grand entrance also creates a balcony for bedrooms on the 
second level. 

05  The Proposals
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Proposed Hotel Elevation Detail
Rear Hotel elevation close-up 

Proposed  Rear Hotel Elevation Visualisation

The Bedrooms & Rear Elevation

Precedent Image: Ca D’Oro, Glasgow
Example of British 19th century metal window tracery 

Key

Glass tracery is used in this protrusion of the core hotel block and forms 
the exit from the lounge. The glazing breaks up the stone mass and 
interrupts the repetition of windows, whilst echoing circular elements from 
the front facade. This expansive transparency connects the building users 
to the landscape and in particular the lake. 

This alludes to the historic hall which had glazed protrusions allowing the 
evening sun light into the informal spaces.

01

00

02 

03

04

Precedent Image:  Villa 1 Diplomaten Park, Berlin
Simple minimalist windows and juliette balconies 

set a constant rhythm to the elevation
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Precedent Image: Ca D’Oro, Glasgow
Example of British 19th century circular and curved window shapes

The Conference

Key

-01

The conference facility is expressed as a mostly transparent element 
through the use of full-height glass. This creates a break in the elevation 
from the stone that is used elsewhere on the building to give a lighter 
appearance. The curves and circular shapes on the glass soften the 
rectilinear geometry of the main hotel building and gives the conference 
it’s own identity. 

01

00

02 

03

04
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Precedent Image: Palm House Sefton Park, Liverpool
Example of impressive 19th century domed glazing nearby in the NW

Precedent Image: Orangery at Castle Ashby, Northampton
By Capability Brown, who inspired Emes and Webb

Precedent Image: Bank, 1862. Extension C.1880. Manchester
Example of nearby 19th century tall ground floor plate glass window tracery

Proposed Hotel Elevation Detail
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The Leisure

Proposed Hotel Elevation Detail
Rear Hotel elevation close-up 

Key

01

00

02 

03

04

-01

The leisure facility uses a pattern of transparency and solidity through the 
use of glazing and stone but in a different rhythm from the main hotel 
block. This introduces variation to an otherwise repetitious elevation and 
indicates the use of this part of the building is different.   

Precedent Image: Dodington House 1796-1816, Bristol
Semi-circular window shape featured in the 18th century, 

which was when the original Hulton Hall was designed
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APPEARANCE: Materials

Materials consisting of stone cladding on all four elevations and slate tiles 
for the roof will be used. The conference element will consist largely of full 
height glazing. This restrained palette contributes to the contemporary 
aspect of the design. The single colour will create a calm backdrop that will 
enhance the landscape. 

Using these traditional materials is in-keeping with the setting of the 
originally 19th century designed park and the former Hulton Hall. Where 
stone is used in the local area indicates important and established buildings 
e.g. Bolton Town Hall, the use of which is echoed here. 
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Proposed Hotel Views

Aerial View towards Main Entrances Aerial View towards Main Hotel Entrance

Aerial View towards Lakeside Facade Aerial View towards Terraces on Lakeside Facade
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View towards Leisure Entrance View towards Bar terrace on South side

View towards Bar terraces on Lake side View towards restaurant on Lake side

05  The Proposals
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[THIS PAGE HAS BEEN LEFT 
INTENTIONALLY BLANK]
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View of Hotel Lounge from Terrace

View of Hotel and Leisure Entrances from Conference

View along Lake side terraces

View of Main Hotel Entrance
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Visitor car 
park

Retained barn

Walled garden

Dovecote
Service 

yard

Conference 
entrance 

space

Outdoor 
terrace

New woodland 
planting

New woodland 
glade/meadows

Hotel and 
conference 

centre

Landscape - The Hotel Surrounds
Design proposals have been developed that provide an appropriate setting, 
that respects the original design intent, to the Hotel complex whilst 
carefully integrating the functional requirements of facility of this size.

To the rear (west) of the Hotel two formal terraces have been provided to 
allow for outdoor eating and spill out space from the restaurant. Allowing 
users to  enjoy the views of the restored lake and Pleasure Grounds to 
the south. The terrace are separated with ornamental planting and formal 
hedgerows to accommodate the change in level and integrate them into 
the Pleasure Grounds.

The front (eastern) elevation of the Hotel is treated simply allowing the 
building elevation to visually connect with the wider park, as per the 
original design intent. Planting will be limited to a number of small planters 
and formal hedges that sit either side of the main entrance steps. Paving 
around the Hotel will be natural stone with the drive and drop off being 
surfaced in resin bound gravel to maintain the high quality parkland 
character.

An important element of the original design is that the principal building 
should visually read as the primary building on site, with the Stable Block/
Conference Centre being secondary and screened by vegetation. This 
intent is reflected within the current scheme proposals with extensive 
planting being provided to the south of the Conference Centre, which 
visually separates it from the wider park, ensuring that the new Hotel is 
the primary building when viewed from the Park and historic approach.

Landscape - Car park
Car parking is accommodated on the current Home Farm site and benefits 
from being well screened from the surrounding park by the extensive 
woodlands around it. Given the extensive areas of hardstanding at Home 
Farm only limited tree clearance is required for access roads to the car 
park. Existing  hardstand areas not required for parking and access are 
proposed to be returned to woodland or woodland glades. The extent of 
hard surfacing for the car park is further broken up through the use of 
soft landscaped strips that are to be planted with native trees allowing it 
to integrate within its woodland context. The car park will be surfaced in 
resin bound gravel to match that of the primary access drives ensuring 
continuity with the rest of the parkland.

The Hay Barn and listed Dovecote have both have been incorporated into 
the scheme layout and will be retained and restored in accordance with 
best conservation practice. The listed Dovecote will be repaired, restored 
and given a new and more appropriate setting within a new walled garden. 
The walled garden proposals  consists of new 2.5m high walls containing 
formal paths, flower beds, espaliered fruit trees and fine lawns. The space 
will be primarily be used as external breakout space for the Conference 
Centre. The Hay Barn will be repaired, restored and given a new function 
by providing shelter to the cycle and motor cycle parking requirements of 
the scheme.

The existing woodlands around the Hotel, Conference Centre and car park  
will be retained and enhanced by bringing them into active management.  

Further details on the Pleasure Grounds and hotel complex setting can be 
found in Section 5.11 (‘Parkland Restoration’).

Active 
management 
of existing 
woodland Active 

management 
of existing 
woodland

New woodland
planting

Active 
management 
of existing 
woodland

Lake
restored

Landing stage 
provided

Visual link to park 
reinstated

Drop off

Active 
management 
of existing 
woodland

Far rough

Fine lawn

Fine lawn

Extract of landscape masterplan showing the proposals around the Hotel
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Access
    
The vehicular access to the hotel utilises existing road infrastructure and 
reacts to both listed structures and landscape to deliver the service needs 
of the development.

The existing vehicular access to Hulton hall site from Newbrook Road is to 
undergo alterations to create a vehicular circulation route that connects to 
access from the site entrance at the A6 Manchester road. 

This vehicle route will include secure barrier access to the hotel site and 
carparks, separate drop-off facilities for the hotel and conference facilities. 
This route retains the uninterrupted sight lines from the existing site 
conditions towards the proposed hotel. The former carriage entrance and 
pedestrian entrance from the A6 Manchester road, is to be reinstated to 
provide vehicular access for service access and overflow car park access. 

The proposed service yard is located at the north of the hotel and is 
located directly to the back of house hotel areas. The location of the 
service yard and access road are screened by the natural vegetation, 
keeping it out of direct views across the wider site.

There will be 150 car parking spaces provided at the hotel. There will 
be 6% parking provision for disabled park spaces which will satisfy 
Requirement M1 of Schedule 1 to the Building Regulations 2010.

To minimise impact of parking on the heritage site, all staff car parking for 
the golf course will be located on the north site, next to the Golf Academy 
building.

Although it is not known who the hotel and commercial operators will be at 
this time, the current access has been designed to meet British standards 
and approved documents. This means all access will be non-discriminatory, 
fully inclusive and DDA compliant.

There is fully inclusive access to all facilities within the hotel. Each facility 
has independent external access with inclusive access at into its’ entry 
point. 

To reduce distance between all facilities, the main entrances are in close 
proximity to each other and create safe congregation areas outside of 
building and away from road. All facilities are linked internally through 
equal and inclusive access.

Vehicular Access

Drop-off area

From Newbrook Road

From (A6) 
Manchester 

Road

Conference 
break out

New dove 
cote garden

Connecting 
landscape

Pedestrian Access
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Artist’s impression of the proposed hotel facility at Hulton Park PROCESSIONAL APPROACH TO HOTEL



Page 185Hulton Park - Design and Access Statement

REAR OUTDOOR TERRACES VIEWED FROM FINE LAWNArtist’s impression of the proposed hotel facility at Hulton Park
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Illustrative sketch of Park End Farm residential area

Illustrative sketch of arrival into Dearden’s Park
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The Design Codes are a form of detailed design guidance which establish, 
with precision, the two and three-dimensional design principles of the 
development.  Such codes are intended to set out design parameters which 
provide certainty, without being unrealistically or unreasonably restrictive.

The Design Codes for these parcels seek to establish the following:

• Assist in delivering a residential development of the highest quality 
reflective of its location within the Registered Park and Garden;

• Provide a level of detailed design guidance via written and graphic 
rules and parameters that are technical and precise enough for the 
site;

• Provide instructions on the physical components of the development 
such as easements, topography etc; and

• Make positive statements about particular qualities of place, firmly 
establishing the must have design elements.

The Design Codes will also maintain a sense of cohesion across the 
development, while allowing a degree of architectural flexibility in detailed 
proposals which will be developed as detailed applications come forward. 
It is intended that the design codes for the eastern parcels will establish a 
benchmark for the western parcel located outside of the RPG.

The Design Codes have been developed following consultation/discussions 
with Bolton Metropolitan Borough Council.

Introduction

The residential element is a key component of the scheme. It will provide 
essential cross-funding to make the project commercially deliverable.

Outline planning permission is being sought for the proposed residential 
development with all matters reserved for subsequent approval, except 
some access.

The locations for the residential parcels have been informed following 
extensive assessment and appraisal of the site constraints, opportunities 
and brief requirements as described in sections 2,3 and 4 of this document.

There are three proposed parcels that have been identified as being 
appropriate and capable of accommodating the residential development 
without significant harm being caused to the sites heritage significance. 

Section 4 of this document illustrates the options assessment undertaken 
to ensure potential harm was minimised.   

One of the parcels is situated outside, but within the setting, of the 
Registered Park and Garden, and is known as the Western Parcel. The 
other two are within the curtilage of the Registered Park and Garden (RPG) 
in the north east and south east sections as illustrated on the adjacent 
plan. 

The two parcels located within the RPG are located in areas with the least 
historically sensitivity and significance and benefit from being screened by 
existing mature woodland and topography.

To ensure the quantum of development provided is appropriate and 
realistic an illustrative residential masterplan has been prepared, this 
is not submitted for approval but provides an understanding of how a 
development in accordance with the defined parameters and design 
principles could be delivered and the quality that would be achieved. The 
development of the illustrative residential masterplan was undertaken 
in parallel with the detailed Park proposals to ensure any impacts were 
minimised and a cohesive scheme was provided.

Following the iterative development of the illustrative residential 
masterplan the design parameters for all three parcels have been set by 
the Parameters Plan (drawing 15191 (P1) 500 U). The Parameters Plan 
defines the extent and distribution of development within the Site, and 
the relationship with green infrastructure. It also defines building heights 
and points of access. These parameters establish a framework for how 
the residential areas will be developed, pursuant to the reserved matters 
process.

The detailed design and mix of homes will be confirmed through the future 
reserved matters process. However, it is envisaged that a variety of high 
quality mid-market family homes will be provided, in line with the growing 
need and demand for such homes in the local market area.

The design parameters for two residential parcels that are located within 
the RPG have been further defined in Residential Design Codes, which 
have been prepared for each area. This has been undertaken to ensure the 
development will be of the highest design quality and appropriate to their 
setting. 

Masterplan boundary

Residential Area Outside 
Registered Park and 
Garden

Residential Area Inside 
Registered Park and Garden
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Illustrative Residential Masterplan

Given the historically sensitive location and context of the three residential 
parcels the existing landscape framework and character were considered 
to be key drivers for the development of the illustrative residential 
masterplan.

It was agreed that the overall character of all the residential development 
areas should be one of parkland to reflect and respect the sites heritage 
context and significance. 

A strong landscape framework is currently provided by the existing 
woodlands within and surrounding the parcels which provide an immediate 
character. This character should be reinforced by the architectural 
treatments, hard landscape materials, tree strategy and soft landscape 
proposals. 

The parkland character of the residential areas should also work closely 
with the strategies for the wider Hulton Park proposals to produce a fully 
integrated and mutually supportive sense of place. The key elements of 
this approach are:

• Creation of a semi-rural landscape framework within which the 
residential parcels are located

• An emphasis on ecology with a widespread use of native species, 
habitat creation and ecologically focussed management to create a 
vibrant landscape

• The creation of a dynamic landscape where seasonal change is 
maximised with the use of plant colour, form and movement

• A sustainable landscape that is robust, flexible and capable of 
management without excessive resource inputs

• An appropriate landscape which matches the scale of both site and 
development, acknowledges it's context and builds on these assets

• Retention and enhancement of existing Public Rights of Way

The proposed landscape character for the residential areas is illustrated in 
the precedent images adjacent.   
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Residential Landscape Framework

The landscape framework for the proposed residential development at 
Hulton Park seeks to retain, reinforce and enhance the existing parkland 
character and ensuring the development integrates with the local 
landscape and minimises impacts on the surrounding context.  

The key principles behind the design are therefore as follows:

• Retention and enhancement of the existing woodlands, tree copses 
and vegetated edges that surround and frame the proposed residential 
developments to provide immediate landscape/parkland character to 
the residential areas. 

• Creation of a ‘green spine’ that provides a pedestrian and ecological 
link through the centre of the western residential area to compliment 
the existing woodlands and provide a strong and legible green 
framework within which the residential parcels are located.

Key Objectives
The key objectives for the landscape framework can be summarised as 
follows:

• Characterful place – streets and neighbourhoods that benefit from the 
parkland setting.

• Inclusive place – for pedestrians, cyclists and vehicles.
• Sustainable landscape – water management, planting & ecology.
• Improved links – to the surrounding landscape and communities.
• Recreation – places for recreation and play.
• Heritage – celebrating the history of the site.

Key Aims
The key aims for the landscape framework can be summarised as follows:

• To conserve and enhance the existing woodlands, hedgerows and 
individual trees to enhance the biodiversity and landscape character of 
the site.

• To reserve portions of the site for open landscape, pocket parks 
and play space. The purpose being to provide attractive amenity for 
residents and the local community.

• Retain and enhance existing Public Rights of Way, albeit along diverted 
alignments.

• To upgrade and extended the public footpath and cycleway network, 
enhancing connectivity with the wider network.

• To use new planting, landform, water bodies and open space to screen 
and enhance views of the development including distant views and 
provide a verdant setting to the new residential areas.

• To make use of existing water bodies for visual amenity, to enhance 
biodiversity and contribute towards the sustainable urban drainage 
strategy.

• Provide wildlife corridors and replacement hedgerows to enhance 
biodiversity.

Landscape Framework

Existing woodlands to be retained 
and or enhanced to screen and 
enclose development as part of the 
detailed application

Village centre*
'Green spine' / green ecological 
corridor linking residential areas

Existing footpaths retained/diverted 
as required to provide legible routes 
and efficient housing layouts. 

Woodland

Proposed residential 
areas

Vehicular access to 
residential areas

Primary pedestrian 
access links

Indicative footpath 
routes 
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Final Illustrative Residential MasterplanInitial layout of the Residential Parcels and Road Structures
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Design Development of Illustrative Residential Masterplan

The initial residential layouts were prepared, tested and refined against the 
site constraints and landscape framework to ascertain the development 
parameters. Through discussions within the design team, stakeholders 
and Bolton Metropolitan Borough Council the development proposals on all 
three sites were adjusted and reduced to lessen their impact on the sites 
landscape and ecological features, the RPG, its setting and surrounding 
residential areas.

The following summary illustrates a number of the iterative design changes 
that were incorporated into the illustrative residential masterplan:

• The proposed housing areas have been significantly reduced to the 
current proposed 45.12ha. The western fields, Park End Farm and 
Dearden’s Park were identified early on in the design process as having 
residential potential, following landscape and heritage analysis. Other 
areas within the Park were tested to respond to the commercial cross-
funding brief, as illustrated in section 4 of this document,  but were 
discounted on landscape and heritage grounds.    

• All Public Rights of Way were retained, albeit some on diverted 
alignments.

• Housing heights were generally kept at 2.5 storeys in height to ensure 
they would be screened and integrated into the landscape by the 
existing mature woodland and plantations. Housing adjacent to the 
periphery of the sites should be predominately 2 storey in height.

• Larger 3 storey apartments and the commercial space required within 
the western parcel were located away from the RPG boundary, adjacent 
to existing woodlands.

• The Local Centre has been re-designed around a village green to 
provide a sense of place, identity and centre piece to the development.

• The extent of housing within the northern section of the south east 
parcel was reduced in to lessen the visual impact on the Registered 
Park and Garden. The housing is now located at a lower level so it is 
less visible from the New Park Wood fields.

• Layouts were revised to ensure housing predominantly faced onto 
woodlands around the periphery of the sites whilst respecting the set 
off distances from tree canopies. The houses were also re orientated 
to face onto Public Rights of Way and open spaces to provide passive 
surveillance.

• Road verges were introduced throughout to allow for street tree 
planting.

• Key water bodies of ecological value were retained and incorporated.
• Open spaces were provided to the south of the western parcel and 

north of the north eastern parcel to provide landscaped buffer to 
existing residential properties.

• A new Public Right of Way (Hulton trail) was incorporated into the 
layout providing a new publicly accessible link between the western 
and south eastern parcels. Providing access to the locally important 
Pretoria pit.

• Character areas were established within each of the residential parcels 
to provide a sense of place. The character areas are illustrated on the 
adjacent plan.  

1 - Hollins Hey 
2 – Rawsthorn 
3 – Belgrave Spinney 
4 – New Park Wood 
5 – Park End Farm (within Registered Park and Garden)
6 - Dearden’s Park (within Registered Park and Garden)

 

Character Area Plan

Overall Building Height Strategy

As noted in the design development, in order to integrate the residential 
development into its setting and reduce its visual impact, a building height 
strategy was developed, details of which are provided below:

Hollins Hey Character Area (1)
This character area is residential only. The building heights within 
this character area should be no more than 2.5 storeys in height with 
predominantly 2 storey dwellings to the site periphery adjacent to the 
woodlands.

Rawsthorn Character Area (2)
This character area has a mixture of residential and retail / commercial 
space within the local centre.  The residential consists of housing and 
apartments.

A centre piece village green has been provided to celebrate the entrance 
to the development. The village green is flanked on the northern edge by 
retail and community uses and to the south, two blocks of apartments. The 
retail / Community use will be single storey with some elements of  two 
storey to assist in articulating the elevations with providing additional floor 
space. The apartment blocks will be a maximum of three storeys with a 
pitch roof. The houses should be no more than 2.5 storeys in height.

Belgrave Spinney Character Area (3)
This character area is residential only.  The building heights within this 
character area should be no more than 2.5 storeys in height.

New Park Wood Character Area (4)
This character area is residential only.  The building heights within this 
character area should be no more than 2.5 storeys in height with a 
predominance of 2 storey dwellings to the site periphery adjacent to the 
woodlands and golf course.

Park End Farm Character Area (5)
This character area is residential only.  There is a mixture of bungalows 
and two storey dwellings within this character area. The building heights 
within this character area should be no more than 2.5 storeys in height 
with a mixture of 1 and 2 storey dwellings to the site periphery adjacent to 
existing residential areas and the Pretoria Pit Memorial.

Dearden’s Park Character Area (6)
This character area is residential only.  There is a mixture of two storey 
dwellings and apartments within this character area. The building heights 
within this character area should be no more than 2.5 storeys for the 
houses. 

An apartment block is located within the southern portion of the character 
area adjacent to the existing woodland block to integrate it into the 
landscape context.  The apartment block should be no more than three 
storeys in height plus a pitched roof.  This is to ensure there are no 
adverse visual impacts on the Registered Park and Garden.

It is proposed that a portion of the existing Dearden’s Park is to be retained 
and converted to residential.

1.

2.

3.

4.

6.

5.

Village centre

Proposed Hotel & Golf 
Course

*
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Park End Farm

The plan opposite shows the illustrative residential layout for Park End 
Farm. The area is 5.56ha and the outline application seeks permission for 
90 residential dwellings. A brief description of the development and its key 
elements is provided below. 

Park End Farm is the smallest character area within the overall residential 
development.  The site itself is set within a woodland environment with 
pockets of residential development parcels presenting themselves linked by 
roadways.

This area is located within the Registered Park and Garden but within an 
area that has been assessed as having little historical significance (as 
illustrated in section 3.5 of this report). It benefits from being screened by 
existing woodland and topographical changes to the north, thereby visually 
separating it from the remainder of the Park. 

The extent of housing provided in the north of this area has been restricted 
to minimise any potential visual impacts on the New Park Wood and Fields 
area of the Registered Park.

The Pretoria Memorial will be retained along with the two principle Park 
End Farm buildings which will be retained and converted to residential. 

The parcel will be accessed principally from Broadway in the south east, 
with a small number of dwellings served from Woodlands Drive.

The existing Public Right of Way through this area (WES126) is proposed to 
be slightly diverted and upgraded with new surfacing and way finding.  

A new Public Right of Way (Hulton Trail) will be provided through the centre 
of the residential area, linking Broadway to the Public Rights of Ways to 
the west. The precise route of the trail trough the residential area is to be 
determined at reserved matters stage, but the route will connect through 
New Park Wood, providing access to the Pretoria Pit site which currently 
has no access. Interpretation of the areas heritage and a new open space 
called ‘Pretoria Park’ which will be provided to the north west (as part of 
the detailed application) for the benefit of local residents and ramblers. 
Further information on the Public Rights of Way can be found in section 
5.14 of this document.

The existing Carr Brook running north – south through the site is to be 
retained and a new bridge is proposed to cross the brook to access the 
western part of this site.  Careful consideration has been given to the 
modification of the sites topography required to facilitate residential 
development in and around the brook and adjacent woodland.  

The dwellings are 1-2.5 storeys in height to ensure they are in keeping 
with the existing residential areas that adjoin the site. Lower storey height 
buildings are proposed around the Pretoria Pit Memorial to maintain its 
current setting.

The housing areas and access roads have been sensitively laid out to 
minimise tree and woodland loss. Residential properties will front onto 
existing woodlands and public rights of way to enable casual surveillance.
 

Extract of landscape masterplan showing illustrative layout for Park End Farm

Park End Farm 
buildings

Existing woodland

Existing woodland

Existing woodland

Broadway

New bridge

Carr Brook

Hulton trail

Hulton trail

WES126

*

Woodlands Drive

Pretoria Pit 
Memorial
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Extract of landscape masterplan showing illustrative layout for Dearden’s Park

Dearden’s Park

The plan opposite shows the illustrative residential layout for the 
Dearden’s Park Area. The area totals 7.44ha and the outline application 
seeks permission for 191 dwellings (of which 30 are apartments). A brief 
description of the development and its key elements is provided below.
 
Dearden’s Park is the larger of the two independent parcels of housing 
located within the Registered Park and Garden. The area however has been 
assessed as having little historical significance (as illustrated in section 
3.5 of this report) and benefits from being screened by existing mature 
woodlands to the south and west, thereby visually separating it from the 
remainder of the Park. The northern and eastern boundaries of the parcel 
are defined by existing residential development. 

The existing Dearden’s Farm buildings are proposed to be demolished as 
they hold little architectural or heritage value. However, the masterplan 
illustrates that the new dwellings in this location could be configured to 
replicate the Farm courtyard, paying homage to the history of the site. The 
site will be accessed directly off Manchester Road. The access will take the 
form of a ghost-island T junction.

The mature landscape surrounding the site is preserved along with the 
ecologically important pond located on the eastern boundary which 
contains great crested newts. 

The Thirlmere aqueduct is retained and its easement reflected in the parcel 
layout. 

A public open space is proposed along the northern boundary to provide a 
landscape buffer between the existing properties along Manchester Road 
and the new development. 

The houses are all 2-2.5 storeys in height to ensure they are in keeping 
with the existing residential areas that adjoin the site and to ensure their 
visual impact is minimised. The apartment block should be no more than 3 
storeys in height plus pitched roof. 

The apartment block has been located away from existing residential 
properties, adjacent to the existing woodland, to ensure its visual impact is 
minimised. 

Access roads have been sensitively laid out to minimise tree and woodland 
loss. With the housing layout predominantly facing onto woodland around 
the periphery of the site whilst respecting the set off distances from tree 
canopies. The houses also face onto the public open space to provide 
passive surveillance. 

On the eastern elevation back gardens are proposed to mirror those of the 
existing residential areas and provide adequate offset distances. 

Existing woodland

Thirlmere aqueduct

Public Open Space

Access
A4 Manchester Road

Existing pond 
retained
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Illustrative layout of the northern section of the western parcel

Western Residential Parcel

The plan opposite shows the illustrative residential layout for the western 
residential parcel. The area is 35.28ha and the outline application seeks 
permission for 739 residential dwellings (of which 144 are apartments). 
A brief description of the development and its key elements is provided 
below. This parcel is not located within the Registered Park and garden.

Highway access to this parcel is proposed from the A6 Manchester Road, 
towards the west of Hulton Park’s A6 frontage.  It is proposed that this 
access will form the first phase residential access to the Western Fields 
area, prior to delivery of the new link road, and thereafter it would provide 
a secondary access to the residential parcel. 

The local centre has been positioned adjacent to the link road. Its location 
and layout have been designed to provide a legible and welcoming gateway 
to the residential area. There is a possibility that the local centre will 
be located offsite - pending the development of Lee Hall site (for more 
information see the subsequent section on the ‘Local Centre’)/ Car parking 
is provided within the local centre to service both the facilities and to 
provide parking for users of the Hulton Trail.

There are nine existing Public Rights of Way within this area. All will 
be retained but a number are proposed to be diverted as part of the 
illustrative residential masterplan. The diversions are required primarily 
because the existing alignments conflict with the development of efficient 
housing layouts.  The new alignments shown on the illustrative masterplan 
will benefit from receiving upgraded surfacing and way finding to BMBC 
standards, as will the newly created Hulton Trail that runs long the parcels 
southern and western boundaries. The new trail will also provide heritage 
interpretation for the benefit of local residents and ramblers. Further 
details on the PRoW strategy can be found within section 5.14 of this 
report. 

The Local Centre has been re-designed around a village green to provide a 
sense of place, identity and centre piece to the development.
Three fields have been left to the south of the housing layout, it is 
envisaged that these will be either open grassland or potential playing 
fields. These fields provide a buffer between the new development and the 
existing Hag Fold residential area.

The layouts ensure housing predominantly faces onto woodland around 
the periphery of the sites whilst respecting the set off distances from 
tree canopies.  The houses also face onto the public rights of way and 
public open space to provide passive surveillance. The mature landscape 
surrounding the site is preserved along with the ecologically important 
ponds. Following comments from GMEU a 15m wide wildlife corridor has 
been provided along the southern boundary.

Local public transport infrastructure, such as bus routes, will also be 
subject to service enhancements to provide opportunities for sustainable 
connectivity. In particular, there is potential for new bus routes to be 
implemented. These are discussed in the accompanying Transport 
Assessment (ES Volume 4 Appendix 11.1). The housing stock has a 
broad mix of family dwellings. Details on building heights within each 
character area have been provided in the building height strategy provided 
previously. The 3 storey apartments and Local Centre have been located on 
the western side of the site so that they are located at the key entrance off 
the proposed link road to provide a gateway to the development.

The illustrative housing layouts have also been laid out to also work with 
the staging of the Ryder Cup. The road structure is essential to the success 
of the staging of the Ryder Cup and key routes have been designed to 
accommodate the necessary infrastructure such as hospitality, coach 
parking and security.  Details of the Ryder Cup staging plans are included 
within section 5.1 of this report.

Illustrative layout of the southern section of the western parcel
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Tree Strategy

Trees  & Woodland
A predominantly native planting palette, of local provenance, should 
be used, particularly near to the site boundaries and where wildlife 
connectivity/ habitat creation is desirable. Species found within the 
site and immediate vicinity are predominantly native and include a 
range of broadleaved species including Oak, Ash, Beech & Sycamore 
(canopy species), in addition to Field Maple, Rowan, Wild Cherry & Apple 
(secondary canopy). Shrub and understorey species include Hawthorn, 
Hazel, Blackthorn, and Dog Rose. Such species would be appropriate for 
the hedgerows and woodlands proposed, particularly where woodland with 
understorey is required to the site boundaries to fulfil a screening/habitat 
barrier function. Understorey species should be chosen for density/ thorny 
habit and fruiting potential. 

Woodland within the site creates the potential opportunity to use structural 
planting to create filtered views and different spatial experiences.

English alder and shrubby willows such as Osier and Sallow would be 
appropriate for wetland areas in low lying parts of the site, particularly 
adjacent to wet areas and watercourses. 

Primary avenue trees
The primary routes through the residential development should be laid out 
as avenues lined with native tree species such as Oak, Beech and Lime. 
These routes will form the backbone of the development and provide a 
continuity of tree species through each of the different residential character 
areas. Oak, Beech and Lime are suggested to tie into the existing tree 
species present on site and for their stature and longevity.

Placemaker trees
A limited palette of tree species for the secondary roads will create a 
coherent and legible landscape framework for the site. Within the separate 
residential parcels, character areas should be defined by the use of 
'placemaker' trees. The predominant use of a single species of trees in 
each character area will help differentiate areas within the site and provide 
a legibility to residents and visitors. 

As noted in section 5.11 of this document the reserved matters for outline 
residential application areas should include a combined total of no fewer 
than 2,600 trees, 3,700m of hedgerow and 7,253m2 of woodland. The 
illustrative masterplan demonstrates that these quantities can be delivered 
and it is anticipated that this would be secured by planning condition.

Native woodland 
and edge

Green spine/
Primary Avenue 

'Placemaker' trees/ 
Secondary Roads

Indicative Tree Strategy
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Indicative Tree Hierarchy Plan - Western Parcel

Village centre 

            Primary avenue routes 
 (Oak, Beech, Lime tree species)
  Secondary streets
 ('Placemaker' tree species)

 

Mixed smaller trees

            Primary avenue routes 
 (Oak, Beech, Lime tree species)
  Secondary streets
 ('Placemaker' tree species)

 

Mixed smaller trees

Indicative Tree Hierarchy Plan - Western Parcel
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Indicative Tree Hierarchy plan - Dearden’s Park Indicative Tree Hierarchy plan - Park End Farm

            Primary avenue routes 
 (Oak, Beech, Lime tree species)
  Secondary streets
 ('Placemaker' tree species)

 

Mixed smaller trees

            Primary avenue routes 
 (Oak, Beech, Lime tree species)
  Secondary streets
 ('Placemaker' tree species)

 

Mixed smaller trees
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Example of placemaker tree - Birch (Betula pendula)

Example of placemaker tree - Rowan (Sorbus aucuparia)

Example of primary avenue trees  - Beech (Fagus sylvatica) Example of mixed smaller trees - Apple (Malus sylvestris)

Example of primary avenue trees  - Lime (Tilia cordata) Example of mixed smaller trees - Serviceberry (Amelanchier Sp)
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Hawthorn (Crataegus prunifolia)

Silver Birch (Betula pendula)

Field Maple (Acer campestre) Cherry (Prunus avium)

Hawthorn (Crataegus sp)

Rowan(Sorbus aucuparia)

1.

2.

3.

4.

6.

5.

Tree Strategy (continued)

The images adjacent illustrate the indicative tree palette.

The placemaker trees suggested have been selected for their 
distinguishable leaf forms, colour, blossom and local provenance.

Illustrative Character Area ‘Placemaker’ trees:

 1. Hollin Hey - Field Maple

 2. Rawsthorn -  Hawthorn
 
 3. Belgrave Spinney - Birch
 
 4. New Park Wood - Native Cherry

 5. Park End Farm - Hawthorn

 6. Dearden’s Park - Rowan
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Woodland Boundary and Southern Wildlife Corridor Character

Green Spine Character

Woodland Edge Character

Central Residential Area Character

Open Space Character

Edge Residential Area Character
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Residential Soft Landscape Strategy

The overall soft landscape strategy for the residential development should 
reinforce the landscape character set out previously to produce a fully 
integrated and mutually supportive sense of place. 

Native Woodland Edges 

Existing woodland edges will be retained and enhanced within the 
detailed Park application to provide a strong boundary to the residential 
development. Woodland maintenance and the planting of new woods with 
native species including Oak, Beech, Hawthorn, Birch, Hazel, and Rowan 
will compliment the existing broad-leaf woodland and provide ecological 
habitat corridors. Providing a heavily vegetated backdrop to the residential 
areas. Following discussions with GMEU a 15m wide wildife corridor has 
been provided along the southern boundary of the western parcel.

Green Spine

Through the middle of the western residential development a 'Green Spine' 
should be provided, again planted using native species. The purpose of the 
spine will be to unify the various residential areas and provide a corridor 
for movement through the site for both people and wildlife. 

Pocket Parks & Greenspace

Dispersed through the neighbourhoods will be a number of pocket parks 
and greenspace – places for meeting, sitting and play. These spaces will 
offer a green outlook for surrounding residents, doorstep play facilities and 
opportunities for larger specimen tree planting to give height and scale to 
the streetscape. Details on the open spaces requirements are set out in the 
following Parameter Plan section.

Residential Areas

Set within the a semi rural/parkland framework, parcels of residential 
landscape will introduce a variety of other trees and plants drawn from 
a largely native palette, using cultivated forms of species with more 
fastigiate and dense, compact habits for the principal areas of avenue tree 
planting within the site. Where appropriate, species and cultivars would be 
selected which provide wildlife as well as amenity value, such as fruiting or 
heavy nectar bearing species. A more ‘domestic’ scale of trees should be 
introduced for residential gardens. 

Local centre

The Local centre will form the heart of the development and  the focus of 
social interaction with shops and community facilities. The centre should 
be characterised with mature specimen trees and bold swathes of planting. 
The local centre may not be located within the development site, in which 
case would be secured through a planning agreement on the Chequerbent 
site to the west of the site (see p.205).

Precedent images of the woodland edges, green spine, greenspaces and 
residential areas are provided adjacent. These highlight the intended 
character to be provided.

Soft Landscape Strategy

Native woodland 
edge

Native green spine

Residential areas 
with 'Placemaker' 
trees and open 
spaces

Hotel & Golf Course

* Local centre
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Street Furniture and fencing

An appropriate and limited palette of street furniture should be selected 
to compliment the architectural treatments, provide long-lasting quality 
and uniformity. A uniform street lighting scheme should be utilised 
across the entire Hulton Park Development. Furniture and fittings should 
predominately be manufactured from timber or steel to compliment the 
parkland character. 

It is envisaged that the following items would be included:

• Litter bins
• Benches
• Bollards
• Fencing
• Tree grilles

The precedent images adjacent illustrate a range of appropriate street 
furniture. 
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Equipped Children’s Play Space

The quantum of informal open space, which will provide the land necessary 
for amenity greenspace and children’s playspace is set out in the following 
Parameters Plan section.  

In order to help reinforce the parkland character of the residential 
development play equipment should be predominately timber. Play areas 
will provided within the residential areas and along the Hulton Trail to 
ensure adequate play provision across the site.

The precedent images adjacent illustrate a range of appropriate equipment 
which will appeal to a variety of ages and abilities.
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Parameter Plan - Land Use and Quantum

The residential parameter plan (drawing 15191 (Pl) 500 U) provided 
adjacent fixes the following:

• Boundaries of the residential development.
• Extent and massing of the development. 
• Existing vegetation to be retained including offsets for tree root 

protection zones.
• Access connections to the surrounding road network.
• Wildlife corridor and new hedge planting to the southern elevation of 

the western fields

The Parameters Plan also provides indicative information, such as the 
prospective alignment of principal roads and Public Rights of Way, to aid 
understanding and interpretation of the parameters. Such matters are not, 
however, for detailed approval.

The residential development comprises  48.28ha of land located at three 
areas within the Site, providing up to 1,020 new homes with associated 
landscaping, public open space and a local centre
 
The Parameter plan sets out:

35.28ha of residential development (gross) at the west of the Site, referred 
to as Western Fields, which has the potential to deliver approximately 
739 dwellings and will be accessed from the A6 and via a new link road 
to the west. Part of this area is proposed in the alternative, for either 
residential use or the development of a local neighbourhood centre 
of up to 1,382sqm; if the local centre is delivered on-site the scale of 
residential development would reduce to 34.76ha (gross), with capacity for 
approximately 739 new homes

7.44ha of residential development (gross) at the north-east of the 
Site, referred to as Dearden’s Park, which has the potential to deliver 
approximately 191 dwellings and will be accessed from the A6

5.56ha of residential development (gross) at the south-east of the 
Site, referred to as Park End Farm, which has the potential to deliver 
approximately 90 dwellings and will be accessed from off Woodlands and 
Broadway.

The detailed design and mix of homes will be confirmed through the future 
reserved matters process. However, it is envisaged that a variety of high 
quality mid-market family homes will be provided, in line with the growing 
need and demand for such homes in the local market area. 

The Illustrative Masterplan shows that the scale of development proposed 
on the Parameters Plan can be achieved alongside appropriate areas of 
open space and green infrastructure.

Land use/Parameters Plan
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Local Centre

The Western Fields area of residential development includes a Local Centre 
which is approximately 0.61ha in size and comprises up to 1,382m2 of 
floorspace. The planning application seeks permission for development 
within use classes A1 (shops), A2 (financial and professional services), A3 
(food and drink), A4 (drinking establishments), A5 (hot food takeaways) 
and D1 (non-residential institutions) to provide flexibility to respond to 
local convenience/service needs and act as a local centre.

The provision of such a facility is important for the sustainability of this 
western residential community. There are however, emerging proposals 
for extensive residential development of land to the west of the Site, and 
should this come forward the Local Centre would be expected to serve this 
wider community. In such circumstances, the optimum accessible location 
of the Local Centre is likely to be within this wider development area to the 
west. 

As such, the Local Centre could be delivered either ‘on-site’ or ‘off-site’. 
The approach to its location and delivery is discussed in detail in Planning 
Statement. It is proposed that a condition (or, if necessary, obligation) 
is attached to the grant of planning permission catering for both delivery 
options. 

Paragraphs 92 of the NPPF sets out that large scale developments should 
plan positively for the provision and use of shared spaces, community 
facilities (such as local shops, meeting places, sports venues, open space, 
cultural buildings, public houses and places of worship) and other local 
services to enhance the sustainability of communities and residential 
environments.

As identified above the proposed development includes the provision of a 
Local Centre to serve the Western Fields area of residential development. 
The following paragraphs discuss the scale, proposed uses, location and 
impact of the Local Centre.

Size, Layout and Mix of Uses

The proposed Local Centre is approximately 0.61ha in size and 
encompasses:

• Up to 1,382m2 of floorspace; and
• 0.16ha of car parking (approximately 64 spaces).

Matters relating to the detailed design of the Local Centre are reserved for 
future approval. Nevertheless, as illustrated by the Indicative Masterplan, 
it is currently envisaged that it will be comprised of one larger unit and 
a parade of up to four smaller units, all of which would be one-storey in 
height. 

The precise size and use of different ‘units’ within the Local  Centre – and 
hence the type of operations which they could accommodate – will be 
determined with BMBC prior to its construction and will have regard to 
the demands of the market and the need to ensure a sustainable mix of 
operations which can cater for the needs of local residents. However, the 
scale and mix of uses for which outline planning permission is sought could 

enable the following operations to be provided:

• Local shops and community amenities, including:
‒ Convenience retail, such as a local foodstore;
‒ A range of small-scale shops or services, such as a newsagent, 
           hairdressers, dry cleaners, estate agency, bank, etc;
• A pub, wine bar, restaurant and/or café;
• A health centre or clinic.

The above operations offer the potential to meet the basic day-to-day 
needs of new residents in the Western Fields area. It will provide a 
range and choice of local amenities which will complement and support 
the development as a whole, whilst enhancing its the vibrancy and 
attractiveness for residents and visitors.

Location
The Indicative Masterplan proposes that the Local Centre will be provided 
adjacent to the western boundary of the Site.

Such a location would ensure that all new homes in the Western Fields 
area are within a c. 900m walk of the Local Centre, which is a reasonable 
walking distance. The accompanying Parameters Plan includes provisions to 
‘fix’ this location.

As such, it is proposed that the Local Centre will be delivered according to 
one of the following two scenarios:

(a) ‘Off-site’ within the Chequerbent site, no more than 250m from the 
western boundary of the Hulton Park site. Under this scenario, the area 
shown as a Local Centre within Hulton Park on the Indicative Masterplan 
will instead be developed for residential uses, as proposed by the 
Parameters Plan; or

(b) In the event that it has not been delivered within the Chequerbent site 
upon the completion of the majority/an agreed proportion of the dwellings 
within the Western Fields area (specific figure to be agreed with BMBC), 
‘on-site’ within the Hulton Park site, in the area shown on the Indicative 
Masterplan and Parameters Plan.

This approach will secure the delivery of the Local Centre either ‘on-
site’ or ‘off-site’ but in a location in close proximity to the new homes in 
the Western Fields area. This provides the necessary certainty that the 
new homes will have sustainable access to local services and facilities. 
The approach and scenarios set out above will be secured via the s106 
Agreement in the event that planning permission is granted.

Open Space and children’s play space

Policy IPC1 of the adopted CS sets out that new residential development 
will be expected to contribute to open space provision and maintenance. 
The Infrastructure and Planning Contributions SPD43 informs that 
development that will accommodate 600 or more occupants should provide 
open space provision within the site. It establishes a requirement of 2.8ha 
of open space provision per thousand population of the development, of 
which 1.2ha should be playing fields and 1.6ha of informal open space, 
including children’s play space.

Using the average household size for Bolton, it is estimated that the 
development will accommodate up to 2,445  residents. On this basis, the 
total amount of on-site open space required is 6.8ha, of which 2.93ha 
should be playing fields and 3.91ha should be informal open space, 
including children’s play space.

The residential development is submitted in outline. As such, the precise 
number of new homes and hence the open space required will be 
confirmed at a later date via the reserved matters process. 

Nevertheless the Parameter Plan includes 6.8ha of informal open 
space, which will provide the land necessary for amenity greenspace 
and children’s playspace, the precise scale and location of which will be 
determined at the reserved matters stage. 

If playing pitch provision is require then opportunities to improve existing 
pitches in the local area will be considered, along with potential provision 
either on site or on land owned by the applicant in the vicinity. 

It is therefore clear that sufficient open space can be provided to meet 
BMBC’s requirements in this respect.
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Design Codes for Park End Farm and Dearden’s Park

As noted earlier the Park End Farm and Dearden’s Park character areas 
are situated within the Registered Park and Garden boundary so Design 
Codes have been prepared. These establish a series of design rules and 
guidelines to further control the development of these sites and ensure a 
quality design and appropriate environment is brought forward at detailed 
planning stage. It is intended that these Design Codes will establish a 
benchmark for the western parcel outside the Registered Park and Garden.

The Design Codes for Park End Farm and Dearden’s Park have developed 
the information provided within the Illustrative Masterplan and Parameters 
Plan and provide further details on the following: 

• Hulton Park Estate Vision
• Strategic Design Principles
• Local Context
• Outline Parameters
• Green Infrastructure
• Streets and Movement
• Built Form Character
• Composite Design Framework

Please refer to The Hulton Park Residential Design Code – Character Area 5 
Park End Farm and Character Area 6 Dearden’s Park for further details. 
 
The adjacent images and following pages are extracts from the Dearden’s 
Park Design Code and illustrate the level of detail provided.

It is considered that delivered this way the residential areas within the 
Hulton Park development will provide the high quality, appropriate and 
sustainable communities required to cross fund the revitalisation of Hulton 
Park.

Dearden’s Park Composite Design Framework
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Street Hierarchy - TYPOLOGY 3 - Woodland EdgePlot characteristics 

This street type should be used in those areas facing 
onto the woodland edge. It will allows development 
to have a continuous positive frontage onto the 
woodlands. This street type could be delivered as a 
conventional carriageway or shared surface. 

Carriageway width of 4.8m could reduce to 4.2m 
in places to help calm traffic and where the street 
terminates at shared driveways the width could 
reduce further.

The concept sketches here demonstrate approach to 
plot configuration at Dearden’s Park, guiding design 
decisions on set back and parking in particular. 
Developers and their design teams will show how plot 
characteristics fully complement design principles 
relating to Green Infrastructure and Street and 
Movement (sections 4 and 5 of the Design Code). 
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Pleasure Grounds

Historic Drive

Hulton Cottage and 
Northern Gates

Southern Ha Ha

Mill Dam 
Lake

5.11 Park Restoration
For ease of reference the Park restoration proposals have been broken 
down into two general areas identified on the adjacent plan, these are:

1. The Wider Park 

That contains the following character areas as defined by the Conservation 
Plan and described earlier:

• The Park
• Mill Dam Wood and Lake
• North Meadows
• West of House
• New Park Wood and Fields
• Park End Farm (outline application for residential only)
• Dearden’s Park (outline application for residential only)

2.   The Pleasure Grounds and Woodland

The following pages set out the proposals for the repair, restoration or 
rational for removal of the heritage assets within each of the areas.

There are no repair or restoration proposals to the western agricultural 
land (outline application for residential only) or the Academy as these are 
outside the Registered Park and Garden Boundary.

The plan adjacent shows the locations of the Parks main heritage assets:

Wider Parkland
• Lodge and Entrance Gates
• Historic Drive
• Mill Dam
• Mill Dam Lake 
• The Northern Drive
• Hulton Cottage 
• The Northern Entrance Gate (Manchester Road)
• Park End Farmhouse

Pleasure Grounds
• Kitchen Walled garden
• Ha Ha
• Northern Lake
• Dovecote
• Hay Barn
• Southern Ha Ha
• Curved Arcade Wall
• Stable Block

For further details please refer to the Historic Structures Condition & Repair 
Issues Report, Heritage Impact Assessment and Conservation Plan, which 
are submitted in support of this planning application and contained within 
ES Volume 4 of the Environmental Statement.

Heritage Feature Plan

Mill Dam

Park End 
Farmhouse

Northern Lake
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Northern lake: currently heavily silted, to be restored as a lake

The historic drive will be repaired and resurfaced with resin bound gravel Mill Dam structure to be repaired  

View of Mill Dam Lake to be de-silted and restored to its original size

View of Hulton Cottage and associated buildings and parking to be removed.

View of alignment of ‘lost’ Northern Drive that will be reinstated
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The Wider Park Restoration Proposals

As described earlier in the Section 5.1, great care has been taken in 
locating the golf course and buildings into the wider parkland. The Park and 
Gardens are in decline due to the lack of investment in the landscape from 
the previous owner of the site. Likewise the historic features and assets 
have also decayed due to the lack of maintenance by the previous owner of 
the site.

The Great Park is one of the most historically sensitive areas within Hulton 
Park as it is an example of historic designed landscape by Emes and 
Webb. Therefore great care has been taken to preserve its special qualities 
including:

• Retaining parkland trees wherever possible
• Woodland loss has been minimised wherever possible 
• A new generation of parkland trees will be planted to replace lost 

historic specimens and ensure that there will be a succession of mature 
vegetation when the existing trees reach their safe biological life and 
have to be removed

• The locations of the new parkland trees have chosen following review 
of the historic survey plans to ensure the original design intent set out 
by Emes and Webb is faithfully restored

• All woodlands will be brought into active management, with invasive 
species removed to enhance biodiversity

The built heritage features within the wider park have been fully assessed 
and detailed recommendations for their repair, restoration or rational for 
removal are provided within the Historic Structures Condition & Repair 
Issues Report, Heritage Impact Assessment and Conservation Plan, 
submitted as part of this planning application.

The wider park contains the following heritage assets:

• Lodge and Entrance Gates
• Historic Drive
• Mill Dam and Mill Dam Lake 

• The Northern Drive
• Hulton Cottage 
• The Northern Entrance Gate (Manchester Road)
• Park End Farmhouse

The following text provides a brief summary of the proposals to each 
heritage asset.

Lodge and Entrance Gates
Lodge - Undertake repair works including, localised minor masonry and 
brickwork repairs, re-pointing in lime mortar and minor roofing repairs to 
relocated dislodged slates/flashings. The entrance gates will be carefully 
removed and the fittings will be restored off site. The gate posts and 
fittings will be refitted and repaired.  Minor masonry repairs will be carried 
out to masonry to areas of damage and redundant fixings. The railings 
and backstays will all be restored and repaired: all fixed railings will be 
repainted according to an agreed specification and approved colour scheme 
base on historic paint analysis. Minor masonry repairs including minor 
resetting of displaced plinths/backstay blocks will be carried out to the 
stone plinths on the north side of entrance.
 
Historic Drive
The Historic Drive will be maintained at its current width (with passing 
bays) and will be repaired and resurfaced in appropriate materials that 
reinforce the parkland character.

Mill Dam
A programme masonry repairs will be undertaken to make good where 
masonry has been lost and to reset copings and top stones to the dam 
structure and its side walls. These works will be coordinated with an 
appropriate water engineer to ensure that the restored dam structure 
works efficiently with the proposed new over chute facility to the south.  

Mill Dam Lake 
Works to the Mill Dam Lake will include, Clearance of self seeded 
vegetation from the heavily overgrown western end of the lake. Draining 
and de-silting the water body to expand the lake back to its original 
historical size. Reconstruction of the lake edges with shelved profiles to 
enable a diverse range of marginal and aquatic species to be planted.

The Northern Drive
The northern drive will be reinstated as a 6m wide route, to provide the 
main access to the Hotel complex and Clubhouse. This will utilise a lost a 
historic route rather than the insertion of a new access road. Reinstating 
this access ensures that the historic drive from Newbrook Road can remain 
at its current width and minimise the impact on the historic core of the 
park. 

Hulton Cottage 
The cottage will be demolished to allow for improvements to the northern 
access to the Park. By removing the cottage, it will avoid felling a section 

Northern Gates to be repaired and relocated within Park
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of existing woodland that screens the park from the main road. While 
the demolition of Hulton Cottage will cause a loss of historic fabric, the 
alternative removal of trees would be more harmful to the setting. 

Park End Farm
Park End farmhouse and the adjoining large brick barn will be restored 
and converted to residential use, while the modern farm buildings will be 
demolished. Extensive repairs will include re-roofing, brickwork repairs, 
replacement of rainwater goods, windows and external joinery. 

Ha-ha
The Ha-ha will be fully restored to its original height and depth, based on 
archaeological evaluation. The work will include partial rebuilding, repair 
of existing stonework and supply of new stone blocks and copings as 
required. The original gateway at the entrance to the Pleasure Grounds will 
be moved back to its former location and repaired, with new sections of 
estate fencing to match the existing. 
 
Garden Walls to the Walled Garden
The brick garden walls are in very poor condition, and will be rebuilt/
restored to their original height using bricks reclaimed from the site and 
new stone copings. The heating chambers within the section of heated 
wall will be restored. The stone flag fencing along the southern boundary 
of the walled garden will be reinstated. The gateway will be fully restored 
and reinstated, based on further archival and scholarly research. The area 
within the walls will be cleared of invasive vegetation and landscaped for 
use by hotel guests and for functions.  

Dovecot
The dovecot will be fully restored, including repairs to the roof, external 
walls and nesting boxes. The floor will be reinstated and a new door 
installed. The setting of the dovecot will be improved by making it the 
centrepiece of a sunken garden for use by hotel guests.
 
Hay Barn, Home Farm
The Hay Barn will be fully restored, including repairs to the roof, timber 
work and brick piers. Its setting will be improved by the removal of the 
adjoining modern agricultural sheds.
 
Ruins of the Stable Block and Arcade Wall
The stables survive in a fragmentary and dangerous condition. The ruins 
will be taken down following archaeological recording, and replaced 
with the conference centre on the same footprint. The attached curved 
arcade wall is also incapable of repair due to its structural condition and 
will be demolished, with a memory of its form and layout reflected in the 
landscape design. 

The Northern Entrance Gate (Manchester Road)
The posts, vehicular gate and side gates are to be carefully dismantled for 
restoration off site, before being refixed in new location within estate on 
restored gate posts.
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Precedent image of views out to the wider parkland

Existing listed Dovecote to be repaired and restored and provided with an appropriate 
setting

Hay Barn to be repaired and restored 

Original gate piers at the end of the historic drive, adjacent to the Ha Ha will be 
repaired and restored  

Existing entrance porch to the Walled Garden to be repaired and restoredNorthern lake Dam
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Pleasure Grounds and Woodland 

The Pleasure Grounds and woodland are one of the most historically 
sensitive areas within Hulton Park and have been designed accordingly, to 
remind visitors to the site of the historical significance of the estate. Great 
care has been taken to preserve its special qualities and restore this area 
to its former splendour.

The new Hotel complex is located broadly on the demolished hall and 
derelict stable blocks historic footprint. The introduction of these new 
buildings recreates a central focus for the estate as per the historic 
design intent and re-established the role of the Pleasure Garden as the 
centrepiece within the designed landscape.

The heritage features within the  Pleasure Grounds  have been fully 
assessed and detailed recommendations for their repair, restoration or 
removal are provided within the Historic Structures Condition & Repair 
Issues report, Heritage Impact Assessment and Conservation Plan.

The Pleasure Grounds contains the following heritage assets:

• Kitchen Walled garden
• Ha Ha
• Northern Lake
• Northern Lake Dam
• Dovecote
• Hay Barn
• Southern Ha Ha
• Curved Arcade Wall
• Stable Block

The following text provides a brief summary of the proposals to the each 
heritage assets.

Extract of landscape masterplan showing the proposals for the Pleasure Grounds & Woodland

Northern Lake
Hotel 

Complex

Hotel car 
parking

Access routeAccess route

Access route

East Lawn

South Lawn

The Kitchen 
Walled Garden

Mill Dam 
stream

Dovecote

Ha Ha

Southern 
Ha Ha

Service
yard

Visual link 
between park and 
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Active 
management 
of existing 
woodland

Drop 
off
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Precedent image of the newly de-silted lake

Example of ornamental planting proposed adjacent to the HotelExample of a pathway through the Pleasure Grounds

Precedent image of ornamental planting within the walled garden

Precedent image of outdoor seating to enjoy views across the lake

View of the extensive silt build up within the current much reduced Lake.

General appearance of existing Pleasure Grounds
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The Pleasure Grounds
The restoration and re-establishment of Pleasure Gardens  as the 
centrepiece within the designed landscape is a key element of the scheme 
design. Proposals include:

• East Lawn - The removal of inappropriate trees and restoration and 
remodelling of the lawn will restore the key historic views towards 
the Park. The lawn will be substantially widened to the south with 
Rhododendron clearance, to restore William Emes’ original setting for 
the house. New planting to the north of the east lawn will be provided 
to filter views to the front of Conference facility ensuring the Hotel is 
the principle building seen for the historic drive.  

• The South Lawn forms a wide grassed glade through decorative 
planting and mature trees, that leads south towards the Mill Dam 
Stream and the Walled Garden. Self sown trees and rhododendron 
will be removed to make way for more appropriate woodland garden 
planting and new footpaths will be created along the alignments of the 
historic paths. In doing so this will faithfully restore the setting of the 
house, and the ‘Shrubbery Walk’ that was an Emes signature design 
element.

• The existing woodlands around the Pleasure Grounds will be retained 
and enhanced by bringing them into active management.  

Walled Kitchen Garden
The Walled Garden dates back to the work of William Emes in the 1760s. 
Proposals for this area include:

• Entrance Porch - Removal of all invasive vegetation from upper 
sections of archway structure to reveal clear views of entire 
configuration.  Undertake photographic survey and measured drawings 
to allow the dismantling and reconstruction.  Reconstruction to include 
existing stone facings and brick backing on new reinforced concrete 
raft foundation.   

• Garden Walls -  It is proposed that the all walls be rebuilt with the 
brickwork identified as original from low level up to an assumed height 
of 3m.  The brickwork is to adopt the existing thickness of the wall as 
so far as can be ascertained and that the garden wall bond should be 
so structured to ensure a cross bond from the front to the back wall

• Creation of a new garden layout - The layout of new footpaths 
reference the original layout. 

• Insertion of a new pedestrian bridge to provide access across the 
Mill Dam Steam allowing for a circular route around the flower beds, 
espaliered fruit trees and fine lawns.

• Fine lawns to provide space for a marquee to host events within the 
garden.  

The Ha Ha 
Proposals for this feature include: 

• Gateway - Careful removal/set aside existing stone gate posts and ball 
finials.  These are to be assessed for repairs in stone mason’s yard 
and schedule agreed. Remove existing remnants of estate fencing 
either side of entrance road and set aside as template for new sections 
required.  Refix restored gateposts and erection of estate fencing each 
side of posts. 

• Structure - Careful removal of all invasive vegetation and self-seeded 
saplings over full length of ha-ha wall.

• Regrading of trench/banking to suit archaeological findings.  Once 
structure is revealed and levels are restored the scope of repairs and 
repair/restoration schedule would be agreed.
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Espalier fruit trees
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Kitchen garden 
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Extract of landscape masterplan showing the proposals for the Pleasure Grounds & Woodland
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Existing derelict Stable Block to be replaced with Conference facility on its historic 
footprint 

Pleasure Grounds and Woodland (cont.)

The Northern Lake
The Northern Lake was the centrepiece of the garden to the west of the 
house, proposals for this area include:

• Clearance of self seeded vegetation, including the removal of invasive 
species.

• Draining and de-silting the water body to a depth of 1.5m.
• Expanding the lake back to its original historical size. 
• Reconstruction of the lake edges with shelved profiles to enable a 

diverse range of marginal and aquatic species to be planted.
• Repair and consolidation of the dam structure to the south of the lake.
• Construction of a new landing stage. The landing stage has been 

located directly on the axis of the front door of the Hotel to lead people 
through the building and entice them into the Pleasure Grounds. 

Northern Lake Dam
Proposals for the repair of this feature include: 
• Careful remove all overgrown vegetation and invasive plant growth 

from adjacent areas to the stone masonry walls and top of the dam 
structure.  

• Undertake photographic survey and measured drawings to provide the 
base information for proposed remedial/restoration works.  

• It is envisaged that a programme of simple masonry repairs will be 
required to make good where masonry has been lost and to reset 
copings and top stones to the dam structure and its side walls.  

The Dovecote
Proposals for the repair of this listed feature include: 
• Applying ‘like-for-like’ materials and techniques.  Given that the 

structure will be retained as a point of focus in a landscape setting it 
will not be necessary to deliver any ‘betterment’ (insulation, ventilation 
etc) other than that provided by the existing arrangements.

Red Brick Hay Barn 
Proposals for the repair of this feature include: 
• Applying ‘like-for-like’ materials and techniques.

Southern Ha Ha
Proposals for the repair of this feature include: 
• Careful removal of vegetation adjacent to the stone ha-ha across its 

full length so that a full assessment of the ha-ha structure can be 
made.  

• It is likely that 50% of the structure will need to be reset in the vertical 
position and that stainless steel ties will need to be introduced to 
reinstate the lost mechanical fixing between the individual elements of 
stone, their stone posts, and the adjacent retained earth.  

The Curved Arcade Wall
The curved arcade wall is in poor condition and it is not economically viable 
to implement repairs and incorporate the structure into the proposed 
regeneration scheme. 

Allied to this, the setting of the wall has been substantially degraded 
through 
• The unchecked growth of adjacent trees. 
• The loss of the hall and
• The parlous condition of the adjacent stable block. 

It is considered likely that the necessary removal of the remnants of the 
ruinous stable block will lead to the loss of substantial sections of that 
which remains. 

Bearing the above in mind, it is recommended that prior to demolition 
the curved arcade wall is exposed (careful removal of vegetation) and 
the structure is recorded by photographs, dimensional surveys and in 
archaeology.  The record is to be retained in a dedicated archive file 
subject to agreement on location, format and management.

The footprint of the curved arcade wall is referenced in the landscape 
design layout and delineated by a new hedge.

The Stable Block Ruins
The stable block is in a ruinous condition and is not capable of economically 
viable restoration and incorporation into the regeneration proposals.
 
Sections of the stable block are clearly dangerous and in the immediate 
term suitable fencing and signage should be installed to ensure access is 
controlled. 

Bearing the above in mind, it is recommended that prior to demolition the 
vegetation is careful removed and the structure is recorded in photographs, 
measured surveys and via archaeology.  The record is to be retained in 
a dedicated archive file subject to agreement on location, format and 
management.

The stable block is referenced in the development proposals with the 
footprint of the new conference centre, reflecting the original stable block.

Southern Ha Ha to be repaired 
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Viewpoint location planBefore and after visualisation showing the improvements to the Dovecote
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Viewpoint location planBefore and after visualisation showing the improvements to the Entrance Porch
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Viewpoint location planBefore and after visualisation showing the view from above the Ha Ha
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Viewpoint location planBefore and after visualisation showing the improvements to the Entrance Approach
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Tree Removal Plan
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5.12 Tree Removals

Tree Removals 

The proposed development would necessitate tree removal, principally to 
facilitate the construction of new buildings, access routes, and the formation 
and layout of the proposed golf course. All construction, management, 
tournament hosting and operational requirements to remove trees have 
been assessed and trees that would need to be removed to facilitate the 
proposed development have been identified. Most proposed tree removal 
would be undertaken during an initial clearance phase to maximise the time 
available for resilience to develop, to create the operational space required 
for the construction phases and to establish a new baseline for ongoing tree 
management. 

236 individually surveyed trees; 3.26ha of tree groups; 6.37ha of woodland; 
and 2,908m of hedgerow would be removed. There would be no loss or 
deterioration of TPO trees, veteran trees or ancient woodland. The majority 
of tree removal is concentrated in a few key areas. Clearance around the 
location of the hall and for the reinstatement of associated grounds and 
gardens accounts for a large proportion of proposed clearance. Removal 
of trees is also proposed to allow the 3rd, 4th, 5th, 13th and 18th holes to 
achieve the required dimensions; particularly driving distances. Of these, 
the 13th would be played across Mill Dam Stream and a bridge is proposed at 
the same location as well as clearance of trees growing within the silted pond 
as part of desilting and restoration works. Smaller areas and individual tree 
removal across the site are also associated with level changes, new access 
routes, engineering works and other layout elements. A large majority of 
trees would be retained. 

Tree Planting Assessment 

An assessment of effects associated with tree removal has been made 
using a points-based system according to tree quality (as defined by British 
Standard 5837). Under this system, the proposed tree removals have been 
scored according to the quality of the tree, group or woodland with those in 
higher categories (A and B) having a greater weight than those in the lower 
categories (C and U). This system has been used to generate adjusted totals 
to better reflect the nature of the proposed tree removal and to underpin the 
general ambition to prioritise the retention of higher quality features. 
The adjusted scores have been used to inform the design and scope of 
mitigation planting that is proposed to offset the loss of existing trees within 
a reasonable timescale. According to the methodology presented, high 
quality (Category A) trees would be replaced at a rate of 4:1 for trees and 2:1 
by area for groups and woodland; moderate value (Category B) trees would 
be replaced at a rate of 2:1 for trees and 3:2 by area for woodland. Low value 
(Category C and U) features would be replaced on a 1:1 basis. Hedgerow 
would be replaced at a rate of 2:1. 

Tree and hedgerow planting is proposed (detail) or illustrated (outline) 
that is consistent with the objective of no net loss of tree cover and 
quality according to the assessment methodology presented. Planting 
in areas for which outline consent is sought would not be determined by 
the current application but would be reserved. However, the illustrated 
scope of mitigation planting within residential areas has been assessed as 
a reasonable representation of what could be delivered to determine net 
effects across the whole development. 

The proposal will result in new planting of 10.5ha of woodland, 3,477 
individual trees and 6.3km of hedgerow within the site.  

This results in a net gain of 3,226 trees, 0.97ha of woodland and 3.4km of 
hedgerow within the site as compared to the baseline . The adjusted scoring 
criteria for tree replacement would also be exceeded within the site, over the 
long term. Ecosystem, habitat, landscape and amenity functions associated 
with mature trees would develop over time and ultimately exceed the 
baseline. 

Further to the net effect on canopy cover, new planting would have the effect 
of connecting currently fragmented areas of woodland. In particular, the 
western boundary of the park would be connected with blocks of woodland to 
infill existing gaps. New woodland would be planted to improve connectivity 
between New Park Wood and Mill Dam Wood and the eastern boundary 
would be strengthened and augmented to improve continuity of tree canopy 
between New Park Wood, The Firs and Park Pits Wood. New woodland is also 
proposed to screen residential properties north of the A6 and to provide a 
buffer between the proposed practice course and the motorway. 

In consideration of the projected decline in baseline condition and proposed 
increase in canopy cover, it is reasonable to base a delivery model for 
arboricultural mitigation on an outlook of 40 years post-completion. 

In recognition of consultation advice from GMEU regarding accelerating the 
recovery of woodland value, off-site woodland planting and management 
will also be implemented under s.106 agreement.  Land at Gorse Wood, just 
north-east of the site boundary presents an opportunity for 3.15ha of new 
native species woodland planting and 7.4ha of woodland restoration and 
management.  The s106 agreement provides for other options to deliver 
off-site planting and management in Bolton.  In the event the Gorse Wood 
project is not implemented, the s106 heads of terms provide for new planting 
of 5.36ha, or a combination of new planting and management equivalent in 
value to new planting of 5.36ha. 

Mitigation

In order to deliver all phases of the proposed development in accordance 
with the Arboricultural Impact Assessment, the detail presented at reserved 
matters for outline application areas should include a combined total of 
no fewer than 2,600 specimen trees, 3,700m of hedgerow and 7,253m2 of 
woodland. The illustrative masterplan demonstrates that these quantities 
can be delivered and it is anticipated that this would be secured by planning 
condition. 

An Environmental Manager (EM) will be appointed to oversee the delivery 
of tree works, tree protection and tree management.  They will monitor all 
arboricultural works and the condition of trees, woodland and hedgerow.  The 
responsibilities of the EM are described in the AIA and LHMP.
Detailed tree works and tree protection plans including the specification, 
arrangement and phasing of temporary tree protection measures and 
working methods for each phase of the construction will be produced as part 

of the CEMP.  A scheme of tree protection and monitoring during the Ryder 
Cup will be produced as part of the ETMP.  Equivalent detail for residential 
construction phases will be provided at the Reserved Matters stage/s.  The 
production of all such detail should be in accordance with the LHMP and can 
be secured by planning condition.

The Interim LHMP establishes objectives and a strategy for management 
of all remaining and proposed new trees, woodland and hedgerow with 
a 20-year outlook. The final LHMP will include a detailed schedule of 
operations.  Measures to improve woodland and tree management will 
include the control and eradication of invasive species, the translocation of 
deadwood habitats into retained or new woodland, woodland improvement 
works and planting, hedge laying, veteranisation, understorey planting 
and improvement of resilience in new woodland edges. In the longer term, 
woodland management will include biosecurity monitoring, tree hazard 
assessment, and improvements to amenity and visitor engagement. It is 
anticipated that the production and implementation of the final LHMP would 
be secured by planning condition. 

There will be no loss or deterioration of ancient woodland at New Park 
Wood.  The CEMP and the LHMP will also prevent adverse effects arising 
from trampling or emissions, and the development accords with updated 
Natural England Standing Advice on protection of ancient woodland (issued 
November 2017).

Conclusion 

There will be an unavoidable short and medium term adverse effect on tree 
quality as a function of the reduction in average tree maturity. However, 
woodland management secured via the LHMP would have an immediate 
positive effect and will halt the current decline in the remaining woodland. 
The proposed mitigation planting of woodland, parkland trees and hedges 
within the site would give rise to a net increase in canopy cover and 
eventually arboricultural quality as new trees develop and as new woodland 
connectivity develops functionality. No irreplaceable habitats would be 
adversely affected and the context and management of the woodland margin 
around the ancient woodland would be improved. The additional off-site 
woodland planting and management will be delivered at an early date and 
will also mitigate the construction-stage effects of woodland removals.  
On balance the measures described above will ensure that the proposed 
development would constitute a net positive effect on trees in the long term 
and would establish a sustainable and economically viable site use that is 
compatible with responsible tree management. 

For further information regarding trees and impact refer to ES Addendum 
Volume 4A Appendix 10.3a Arboricultural Implication Assessment.
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Tree Planting Plan
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KEY

EXISTING WOODLAND 
RETAINED

PROPOSED WOODLAND

APPROXIMATE HISTORIC 
LOCATION OF PARKLAND 
TREES

REGISTERED PARK & 
GARDEN BOUNDARY 

Historic plan (1890) of the western boundary Current planning application proposals and historic plan overlay

Western 
Residential Parcel

Historic hedgerow 
boundary with 
intermittent tree planting

Back o’ th’ Lawn Wood

Belgrave 
Spinney

Maintenance 
building

New woodland 
planting to strength 
boundary edge

Western Boundary:

Bolton MBC requested further historic information on the boundary woodland/
vegetation to the west of the Registered Park and Garden. The request is to 
ascertain if a break was or was not part of the designed landscape and if it 
is appropriate for this area to be subject of new tree planting, as currently 
proposed.

The plan on the left shows the historic 1890 OS plan of the western edge of the 
Park. It shows the western boundary was defined to the north with a linear tree 
belt and to the south by a ditch and hedgerow with intermittent tree planting. 
This illustrates that this section of the boundary was vegetated, albeit it not with 
wide woodland blocks as found elsewhere.

The plan on the right shows the proposals included in the current planning 
application. The western boundary is proposed to be strengthened with new 
woodland planting. 

There are two issues to address in response to the question of whether new 
woodland planting in this location is appropriate.  

1. Historic Design Intent -  The historic analysis undertaken in the Conservation 
Plan shows that much of Emes and Webbs boundary and woodland planting 
was specifically provided to screen views of colliery working and developments 
outside the estate,  providing a tranquil and picturesque rural landscape. 

Given the location of the Hulton colliery, railway line and Chequerbent Pits to the 
west it is highly unlikely that a designed view or ‘gap’ would have been provided 
on the western boundary. 

The land use analysis reinforces this point highlighting that the West of House 
character area has always been agricultural land of less significance than that of 
The Great Park and Meadows.  As such, there are historic landscape reasons in 
favour of strengthening the boundary as currently proposed.

2. Landscape Character - The boundary has always been defined by vegetation 
so strengthening it and providing ecological connectivity would be appropriate 
from a landscape character perspective.

Historic linear tree belt
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Additional off-site woodland planting and management

In accordance with advice from GMEU regarding the acceleration of the 
recovery of woodland value, additional off-site woodland planting and 
management will also be implemented. The s106 Agreement will establish 
a requirement for 5.36ha of new planting, delivered either via new 
planting or a combination of both new planting and the enhancement and 
management of existing woodland, in accordance with a range of defined 
criteria. Land at Gorse Wood – a Grade A Site of Biological Importance 
set amongst pasture fields located immediately northeast of the proposed 
development – represents one potential option for the delivery of this off-
site woodland planting and management.

The key features of the proposed activity are:

1. Gorse Wood SBI and an adjoining deciduous woodland will be brought 
into management.  The semi-natural woodland which has developed 
through natural regeneration on former coal workings and abandoned 
land, covering 7.4ha in total, will have invasive non-native species 
removed and glades will be opened up, especially in wet areas to 
encourage a greater diversity of birds.

2. The woodland has various features of historical interest, including 
stone structures and trackways.  These will be cleared of scrub.  There 
are some veteran trees, notably beech, lining the trackways and these 
will be retained and their buffer root zone managed carefully.

3. 2.83ha New Woodland Planting will be established in pasture fields 
around Gorse Wood.  The species mixes will include using lowland 
broadleaved (NVC W10 type) and wet woodland mixes (W6), according 
to the nature of the soils.

4. 0.32ha new parkland/orchard planting will be established in an area of 
permanent pasture between two existing waterbodies 

5. 2 new ponds will be created on the north side of Gorse Wood, these 
being relatively small to reduce attractiveness to fish introduction and 
to promote amphibian diversity.

6. This scheme will result in a net total woodland area of over 10ha being 
established and managed.  This will enhance the south-north ecological 
network from Pretoria Pit to Rumworth Lodge and reduce the barrier 
effect of the M61 for flying species.

7. The Local Angling Club at Gorse Wood will be sustained as they are 
good stewards of the site.

ES Addendum Volume 4A Appendix 10.13 provides more details.

Gorse Wood Plan
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5.13 Landscape Strategy 
Habitat Creation 

A key objective is to deliver a net gain in biodiversity and improve 
ecological networks. 

All construction, management, tournament hosting and operational 
requirements have been assessed in the ecological section of the 
Environmental Statement and its Addendum. Significant habitat creation 
measures are proposed and have been carefully integrated into the 
landscape strategy and the habitat proposals will enhance the parkland 
character.  The Landscape and Habitat Management Plan has been 
developed in consultation with GMEU and includes management strategies 
for all protected and priority sites, species and habitats. The development 
will provide habitats which are of higher quality, better connected, and of 
greater diversity than exists on the site at present.

A summary of the key points is provided below: 
• The removal and management of non-native invasive plants (Japanese 

knotweed, Himalayan balsam and rhododendron) will enhance 
the quality of the woodlands. New tree and woodland planting will 
connect the various woodland blocks . This increased connectivity 
will greatly benefit woodland flora and fauna. Losses of mature SBI 
woodland to create the golf course will be fully compensated by the 
new planting and woodland management arrangements, and the new 
landscape structure will be more resilient to climate change and other 
environmental pressures than the existing woodlands. Additional off-
site woodland planting and management will be delivered through s106 
agreement.

• Ancient Woodland (at New Park Wood) will be fully protected and its 
buffer zone managed to avoid any ground disturbance within 15m. 
Potential problems with trampling or emissions will be managed to 
ensure no adverse effects.

• The figure adjacent (taken from ES Addendum Volume 3bA, Appendix 
10.9a) identifies areas of new wildflower grassland to be created, 
predominantly within and surrounding the new golf course. Grassland 
management will promote botanical diversity. Although the quantity 
of open grassland habitats will reduce as a result of the residential 
development and golf course buildings, the retained grasslands will 
have higher quality and diversity than prior to development.

• 6.1km of new hedgerows will be created, replacing the 3km hedges 
lost to development.

• The quality and extent of ponds will be significantly improved. 27 
new ponds will be created, and 5 will be enhanced through de-silting 
and enlargement. Please refer to Drawing G5136.045 (ES Addendum 
Volume 3bA, Appendix 10.10a). 

• Different management regimes will apply for different types of 
pond. The Great Crested Newt (GCN) ponds will be kept free of fish, 
for example, as fish can decimate GCN populations. The ongoing 
strategy for GCN will  encourage the population to spread out from 
a temporary newt reserve area to be created prior to construction of 
the golf course. The temporary newt reserve area is shown at drawing 
G5136.040 (ES Addendum Volume 3bA, Appendix 10.7a). 

• The new landscape will improve foraging quality and continuity of cover 
for bats, birds and amphibians. Bat boxes, bird boxes and barn owl 
boxes will be provided on retained trees and on new buildings; these 
will compensate for losses of bat roosts and barn owl nesting sites, and 
will be maintained for the long term.
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2. Pleasure 
Grounds and 

Woodland

1. The Park

4. North Meadows

7. Academy

5. West of House

6. New Park Wood 
and Fields

3. Mill Dam 
Wood and 

Lake

NOTE: 
• All existing woodland will be brought 

into active management. 
• Character areas 8, 9 & 10 are outside 

of proposals for Detailed Design. 
Please refer to the Residential Design 
Guide for refer information.

Tree Planting Strategy

A predominantly native tree palette will be used across the site to reinforce 
and restore the parkland character. 

A new generation of parkland trees will be planted across the whole Park to 
replace lost historic specimens and ensure that there will be a succession 
of mature vegetation when the existing trees reach their safe biological life 
and have to be removed.

The locations of the new parkland trees have chosen following review of 
the historic survey plans to ensure the original design intent set out by 
Emes and Webb is faithfully restored, as illustrated on the following pages.
 
1. The Park
The proposed parkland trees located in this character areas will include 
species such as beech, oak, hawthorn, horse chestnut, small leaved lime, 
sycamore and turkey oak. 

New woodland planting will include a mix of tree species such as alder, 
beech, oak, chestnut, silver birch, small leaved lime and sycamore. The 
understory will consist of species such as blackthorn, holly and hawthorn.

2. Pleasure Grounds & Woodland
The proposed tree planting within the Pleasure Grounds will consist 
of species such as alder, beech, english oak, lime and sycamore. A 
number of non-native feature trees will also be planted including Cedar, 
Sequoiadendron and Taxodium, adjacent to the lake. Within the Walled 
Garden espalier fruit trees will be planted and trained against the restored 
walls.  

Individual trees planted to the surrounds of the hotel, conference centre 
and car park will consist species such as small leaved lime and turkey 
oak to frame entrance ways and provide attractive space to sit. The new 
woodland planting around the car park will consist of the same species 
used within the Park woodlands. 

3. Mill Dam Wood and Lake
New woodland and understory planting will be provided to the edges of the 
existing woodland following the tree removal required for the 13th hole. 
Species will include alder, downy birch, goat willow, silver birch, sycamore, 
blackthorn, holly and hawthorn.

4, 5. and 6. North Meadows, West of House and New Park Wood and Fields
The proposed parkland trees located within these areas will include species 
such as beech, oak, hawthorn, chestnut, small leaved lime, sycamore and 
turkey oak. 

New woodland planting will include a mix of tree species such as alder, 
beech, oak, chestnut, silver birch, small leaved lime and sycamore. The 
understory will consist of species such as blackthorn, holly and hawthorn.

The Clubhouse surrounds and car park will be planted species such as  
beech, sycamore, lime and hawthorn.

Tree Strategy Plan

10. Residential Parcel
(Refer to Residential 

Design section of D&A 
Statement)

9. Park End Farm 
(Refer to Residential 

Design Code)

8. Dearden’s 
Park

(Refer to 
Residential 

Design Code)
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Hawthorn woodland understorey Hazel woodland understorey

Blackthorn woodland understorey Holly woodland understorey
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Tree Planting Strategy (continued)

7. Academy
Tree planting around the Academy will include species such as hornbeam, 
beech and sycamore. 

New woodland planting will include a mix of tree species such as alder, 
beech, oak, chestnut, silver birch, small leaved lime and sycamore. The 
understory will consist of species such as blackthorn, holly and hawthorn.

Specification
To aid establishment and provide some structural diversity it is proposed 
that the parkland trees will be planted at various sizes from 1.8m height 
fully furnished feathers to standard 10-12cm girth trees. Smaller sized 
trees have been chosen for the wider parkland as they will readily adapt to 
the prevailing ground conditions and establish quickly.

New trees planting around the Hotel, Conference centre, Clubhouse and 
Academy will be planted at a larger size ranging from standard 14-16cm 
-18-20cm girth trees in order to frame the buildings and create immediate 
impact. 

All trees will be securely staked, guarded and mulched to ensure they  
establish quickly.
 
New woodland planting consist of 85% whips and 15% 1.5m height fully 
furnished feathers. Woodlands will be planted at a density of 1 per square 
metre with all plants securely guarded, staked and mulched to ensure the 
best possible establishment. 
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Parkland tree succession plan 

The plan opposite illustrates and analyses the succession plan for parkland 
trees in the Registered Park & Garden. Including those that will be replaced in 
historic locations, those that can’t be provided because of the golf course and 
additional trees that will be planted to maintain the parkland character.

Summary:
Approximately 267 parkland trees are shown on the 1890 OS plans that are not 
present on site today. 

165 new parkland trees are provided approximately in historic locations.

102 parkland trees cannot be planted in approximate historic locations due 
to the golf course design.

156 other proposed parkland trees are provided to maintain and enhance 
the parkland character

The net result is that 321 new parkland trees will be provided to replace 
the historic parkland trees that have been lost since 1890, to restore the 
parkland character and provide a succession plan for the existing parkland 
trees.

The proposals result in an approximate increase in 54 parkland trees across 
the entire park/RPG. The increase reflects the provision of new parkland 
trees within the West of House character area, which historically had very 
few parkland trees  due to its use as agricultural land. 

Please note the above numbers do not include the existing parkland trees 
retained as part of the development.

KEY 

PROPOSED PARKLAND TREES  IN 
APPROXIMATE HISTORIC LOCATIONS 

HISTORIC PARKLAND TREES NOT 
REPLACED DUE TO GOLF COURSE 
PROPOSALS 

OTHER PROPOSED PARKLAND TREES 

TOTAL OF PROPOSED PARKLAND TREES 

165no.

102no.

156no.

321no.
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FENCE TO PREVENT SPECTATOR 
ACCESS

TEMPORARY DEER PROOF 
FENCING TO PARKLAND TREES

Precedent image of estate rail fencing

Woodland and Parkland tree Protection

Fencing will be provided to both new and existing woodlands and 
parkland trees in order to limit the access of golf spectators.

New estate railings will be provided to the edge of existing and proposed 
woodlands and significant existing parkland tree groups with the 
main park. This will limit spectator access and enhance the parkland 
character. The plan opposite indicates the proposed alignment of the 
fencing (red dashed line). 

New parkland trees are generally contained within far rough of the golf 
course and are not proposed to be permanently fenced off to ensure the 
parkland does not become visually cluttered with inappropriate fencing. 
In the short term the new parkland trees will be protected by deer proof 
fencing to aid establishment. Once established the fencing would be 
removed.

The new proposed fencing to protect the existing woodland blocks will 
be black estate rail, as illustrated below.

05   The Proposals
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• ‘Green’ trees are those of no immediate concern.  They are in Good 
condition and have a Long remaining lifespan (more than 40 years);

• ‘Amber’ are neither precarious nor performing well.  They are in Fair 
condition or have a Medium remaining lifespan (20 to 40 years);

• ‘Red’ are the most at risk trees.  They are in Poor condition or have a 
Short remaining lifespan (less than 20 years).

• Only those trees within the historic park were included in the analysis.  
Trees located within woodland and larger blocks were excluded because 
these are a distinct component of the parkland treescape which has 
been assessed separately and is broadly intact.  This analysis considers 
individual trees and some small groups such as clusters of individuals 
around ponds and some groups that appear to follow the distribution 
of specimen trees shown on early OS mapping.  It should not be 
inferred that all trees in this analysis were planted as part of the original 
landscape design; they were not.  The purpose of this analysis is to 
assess the condition and prospects of the entire current specimen tree 
population as a component of the treescape, including subsequent 
planting, rather than to assess the remaining ‘original trees’.  The 
methodology is therefore likely to be conservative in the assessment of 
deterioration because it includes younger trees.

The results of this analysis are presented in drawing D5136.04.067.  There 
are two main findings, which both augment and confirm the findings of the 
AIA and ES:

1. Almost half of the specimen trees are in the Amber and Red categories.  
48% is a relatively large proportion and is not representative of a typical 
distribution of tree condition in a population of this size.  52% is an 
unsustainably low proportion of trees of no concern.  This should be 
regarded as clear evidence of widespread deterioration in the parkland 
trees.  In a healthy population, the number of trees in the ‘at risk’ 
categories should be expected to be much lower.  It is the proportion 
rather than the number of trees in these categories that is the cause 
for concern because it is evidence of an aging population without 
replacement and renewal.

2. The number of specimen trees is too low, and decreasing.
The total number of specimen trees now present is equivalent to 
about 25% of those within the original landscape intention.  75% of 
specimen trees have already been lost.  The condition and function of 
those trees that do remain is also sub-optimal as described at point 
1.  The traffic light system described above includes an assessment of 
longevity; Red trees are at risk with 20 years and Amber trees are at 
risk within 20 to 40 years.  This can therefore be used to form a crude 
forecast of population dynamics.  Without new planting, it is estimated 
the specimen tree population will reduce to c.20% within 20 years and 
c.13% within 40 years.

Explanatory note for Condition and longevity of open grown 
parkland trees:

The ES and AIA find a net positive effect in relation to specimen tree planting 
within the parkland.  Specimen tree planting is an important component 
of the proposed mitigation measures, not only as replacement for 
specimens that would be removed but also to reinstate an absent parkland 
characteristic and thereby provide a compelling net benefit to that element 
of the treescape.

The application documents describe a deterioration of intactness in terms 
of the parkland as a landscape, a habitat and an arboricultural asset.  This 
finding is based on the distribution and condition of specimen trees within 
the Registered Park and Garden, as compared to the original landscape 
design for the park, near contemporary ordnance survey mapping, and 
professional judgement.  It is also informed by the distribution and condition 
of parkland species and habitats such as the complexity and species of the 
grass, dead wood and fungi.

The net benefit that would be provided by specimen tree planting rests in 
part on the significant increase in the number of specimen trees, particularly 
where these would reinstate a parkland character that is currently absent 
or incomplete.  However, the assessment of benefit is also informed by the 
projected condition and longevity of existing parkland trees both within 
the timeframe of development and thereafter.  The parkland contains a 
number of trees that are in decline, in poor structural condition or with short 
remaining lifespan.  This is not a population defect per se and the value of 
senescent, aged or dead trees, particularly for their habitat functions, has 
been recognised.  However, for a population to survive it must also contain 
subsequent generations of trees to provide continuity.  These younger 
generations of specimen trees are largely absent from Hulton Park, which 
means that a high and increasing proportion of declining, moribund or dead 
trees represent a diminishing asset rather than a component of a sustainable 
and stable ecosystem.

In response to a request from BMBC for further analysis on specimen 
parkland trees, the following methodology was applied.  On the basis of 
the tree survey data contained within the AIA, trees have been categorised 
using a ‘traffic light’ system.  Trees have been categorised as Green, Amber 
or Red to provide a quick reference based on the Condition and Longevity 
assessments made during the tree survey.  

New trees take time to establish and their mitigation function increases as 
they mature.  The approach adopted within the proposal is to balance the 
need to deliver the replacement of tree cover within a reasonable timeframe 
by forecasting this development.  More trees are proposed than would be 
removed in order to accelerate the delivery of mitigation and in the very 
long term, canopy cover, connectivity and quality would be increased.  For 
the purposes of ES and AIA assessment it is estimated that mitigation 
planting of all types will have reached functional maturity after 40 years and 
thereafter there will be a net gain in benefits.  40 years is also the minimum 
lifespan requirement for a ‘Green’ tree, which allows a comparison to be 
made between the proposed development and a scenario in which no action 
is taken. 

Parkland specimen trees after 40 years without intervention
The decline or possible loss of almost half of the existing specimen 
trees would be anticipated.  Those that remain would be in impaired 
condition and or not functioning as intended.  The remaining trees will be 
approaching 10% of the ideal population in terms of number and function.  
The opportunity to recreate a parkland landscape including a meaningful 
population of existing and mature trees will be diminishing: with it, 
opportunities to provide habitat continuity by establishing trees alongside 
the current specimens.

Parkland specimen trees 40 years post-consent
New specimen planting will be maturing and form a significant new tree 
population to augment those that remain.  The density and distribution 
of specimen trees within the original landscape design will be effectively 
reinstated with an equivalent scheme rather than a replica.  New and now 
middle aged trees will be managed alongside mature trees that pre-date the 
development allowing transfer of habitat functions.  Specimen trees that 
pre-date the development would form a smaller proportion of the treescape 
and risks to the treescape associated with their ultimate senescence will 
therefore be managed at a sustainable level.
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Trees with Long safe remaining lifespan (<40 years) in Good condition

Tree Categorisation

KEY
[This drawing must be reproduced in colour]

Trees with Medium safe remaining lifespan (20-40 years) or Fair condition

Trees with Short safe remaining lifespan (>20 years) or Poor condition

[NOTE: Tree locations, dimensions and survey data are taken from Arboricultural Impact Assessment (5136.04.001).  Those
shown are open grown individual specimens within the Registered Park and Gardens.  Woodland and large blocks of planting,
stands of trees in fenced or walled enclosures, young/small natural regeneration and hedgerow are excluded.

No exclusion on the basis of age has been made.  It is therefore likely that the trees shown opposite include some that are not
features of the original landscape design for the park.  This methodology may therefore be conservative in assessing specimen
tree deterioration.]

Table 2: Number and proportion of parkland trees including approximation of absent trees
based on OS Mapping

Table 1: Number and proportion of parkland tree condition based on current tree survey data

EXPLANATORY NOTE:

An assessment of existing trees based on current data in Table 1 shows that around half of all
parkland trees have a reduced life expectancy and/or condition.  Notably, a fifth of all specimen
trees fall into the 'Red' category, which includes those that are dead, moribund, have a short
remaining life expectancy or are in poor condition.  This figure is unusually high for a tree
population of this size.  Around three quarters of the tree groups included fall into the lower
categories.

LUC has estimated based on contemporary OS mapping that there are approximately 267
parkland specimen trees absent (i.e. those which have died or otherwise been removed since
c.1890).  Table 2 includes these trees into a hypothetical 'original parkland tree population'.
Based on this model and the definitions used in the tree survey, approximately three quarters
of all parkland trees are no longer present.  This figure would be expected to increase to 80%
within 20 years, and subsequently to 90% within 40 years.  For context, the positive effects
associated with mitigation planting described the Arboricultural Impact Assessment were
assessed on the basis of a 40 year outlook (i.e. conceived to deliver mitigation within 40 years
prior to functional maturity in the longer term).

Parkland trees in good condition and with a long remaining lifespan are equivalent in number to
approximately 13% of the number originally conceived in the landscape design.  If this total
were amended to reflect only those trees that are considered to be contemporary with the
landscape design (i.e. older mature trees) this figure would reduce further.  If groups were
included, the proportion would not change but the cohort would have a poorer outlook in the
medium term.
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Condition & Longevity of existing parkland trees:

The plan opposite categorises existing parkland  trees based on their condition 
and expected life-span. 

Please refer to the explanatory note on the adjacent page.
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Soft Landscape Strategy Plan

The Hotel Complex

Clubhouse

Academy

Proposed ornamental planting

Legend

Proposed woodland garden planting

Proposed fine lawn

Proposed amenity grass

Planning application boundary

Registered Park & Garden boundary

Proposed meadow

Fine Lawn – High quality turfed lawns located at key gathering spaces 
adjacent to the Hotel. Turf  will be laid over 300mm depth cultivated 
topsoil, protected by temporary fencing until established.

Amenity Grass – Hard wearing amenity lawns used for both passive 
and active recreation. British Seed Houses - A19 mix (All Purpose 
Landscaping). A19 is a tough multipurpose mixture suitable for projects of 
this nature. It produces a fine even textured ground cover which maintains 
good all year greenness.

Meadows - Will consist of 70% grass species and 30% wildflower species, 
to reflect that of the far rough within the wider parkland, thus ensuring 
visual connectivity is achieved.
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Ornamental planting proposed to the surrounds of the Hotel and within the Walled 
Garden

Woodland garden planting proposed within the Pleasure Grounds

Fine lawn to the east lawn

Espalier fruit trees within the walled garden

The Soft Landscape Strategy 

The soft landscape strategy works closely with the tree planting strategy, 
parkland restoration and ecological aims of the project to produce a fully 
integrated and mutually supportive sense of place. Reinforcing the original 
design intent that the Pleasure Grounds and Walled Kitchen Garden 
adjacent to the Hotel should be the horticultural centerpiece of the Park

Key objectives within the strategy are:
• Provide an appropriate landscape which reflects the historical 

significance, character and scale of the site and development, 
acknowledges its context and builds on these assets.

• An emphasis on ecology with a widespread use of native species, 
‘perfect for pollinators’ species, habitat creation and ecologically 
focussed management.

The resulting proposals use a relatively restricted palette of materials. 
This palette is applied using repetition to reinforce the both the existing 
and intended character, to provide scale and to ensure good legibility. This 
broad brush treatment is moderated through the intrinsic variety of each 
material, the inclusion of a further layer of detail and interest through 
local variation of species or variety, and the provision of a number of 
horticultural showpieces within the Pleasure Grounds and around the Hotel.

Pleasure Grounds, Walled Garden and Hotel surrounds
The Pleasure Grounds, Walled Garden and immediate areas adjacent to the 
Hotel will be the horticultural showpieces within the park, re-establishing 
the role of the Pleasure Garden area as the centrepiece within the designed 
landscape. The extract species and specification of planting will be 
conditioned, subject to award of planning, but the following text sets out 
the design intent and character.

Ornamental Planting within the Walled Garden and Hotel surrounds
Design intent & character – The planting will be a contemporary 
horticultural showpiece (predominantly herbaceous) with a variety of 
textures and colours linking the Hotel and Walled Garden. Due to the 
predominantly south facing aspect of these areas the primary colours will 
be yellows, oranges and reds that will be contrasted with pockets of blue. 
Indicative species include: Turkish sage, Coneflower, Montbretia, Salvia, 
Lavender, African lily, bulb planting, Stipa and other ornamental grasses.  
Espaliered fruit trees will be planted and trained against the south facing 
restored walls of the Walled garden.

Woodland garden planting within the Pleasure Grounds
Design intent & character – Following the removal of most of the invasive 
rhododendron a new woodland garden understory will be provided 
within the Pleasure Grounds, this will consist of a mixture of native and 
ornamental species. Indicative species include as Ironwood, Witch hazel, 
Yew, Blackthorn, Holly and Hawthorn. Ensuring the Emes/Webb ‘shrubbery 
walk’ is recreated. A number of feature trees will be planted chosen 
primarily for their autumn colour and form. Indicative species include: 
Cedar, Liquidambar, Sequoiadendron and Taxodium.
Restoration of the lake will allow for a diverse range of marginal and 
aquatic species to be planted, such a water lily, Bull rush, flag iris etc.

Grass and meadow matrix
There are three proposed types of grassland areas outside the golf course. 
The matrix of fine lawns, amenity grass and wildflower meadows allows for 
a variety of uses including both passive and active recreation.

05   The Proposals
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Resin bound gravel surfacing Tar-spray and chip surfacing

Natural stone pavingCompacted Breedon gravel with metal edging

Timber Benches for Hotel and Pleasure Grounds

Hardwood bridge for Walled Garden
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Grasscrete surfacing

Estate railHigh quality block paving to the Academy

Macadam surfacing to the Academy car park and Public Rights of Way

Hard Materials Proposals

The public realm and hard landscape elements have been carefully chosen 
and applied to ensure they are appropriate for both the historic parkland 
character and the user requirements of the golf course. A limited and 
elegant palette of hard materials is proposed for the scheme to provide 
continuity and ensure the parkland character is not only retained but 
enhanced where possible. 

The floorscape design utilises a restricted palette of finishes including:

• Resin bound gravel surface with flush metal edging is proposed as 
the main surface treatment to the historic and northern drives and 
car parks at the Hotel and Clubhouse. Thus providing an appropriate 
and unified appearance to all the primary access routes within the 
Registered Park and Garden. Elements such as upstand kerbs are not 
being provided to ensure the access routes read as ‘drive’ rather than 
road.

• Tar-spray and chip surfacing with timber edging is proposed for the 
2.5m wide golf buggy routes.  The aggregate type and colour will be 
carefully chosen to ensure the buggy routes sit sympathetically within 
the parkland setting.

• Compacted Breedon gravel with flush metal edging is proposed for 
the external courtyard in front of the Conference centre and the new 
footpaths around the Pleasure Grounds and Walled Garden.

• Natural stone paving (Scoutmoor Yorkstone) is proposed for the 
immediate surrounds to the Hotel and Clubhouse, such as entrance 
forecourts and terraces.

• A reinforced grass surfacing (grasscrete) is proposed for the required 
staging access routes located in far rough areas, this is to ensure 
that these visually read as landscape rather than road. The chosen 
materials gives the appearance of grass across a long landscape view 
but provides a resilient material for vehicle traffic.  Access is only 
required along these route for the set up of major golf events and this 
material works as an imperceptible route through areas of far rough.

• Granite sett thresholds and a buff coloured macadam wearing course 
are proposed be provided within the A6 carriageway at the Main golf 
and Academy entrance. Creating the arrivals gateway.

• High quality macadam surfacing proposed for the Academy car park 
and realigned 2m wide Public Rights of Way. 

• High quality block paving proposed for the hard landscape surround to 
the Academy building.

• Back of house utilitarian areas such as the maintenance yard will 
be surfaced in concrete to provide a robust surface capable of 
withstanding the likely usage.

Site furniture

Site furniture will be limited to occasional benches, seats estate railings 
and planters in and around the Hotel and Clubhouse. There will be no other 
site furniture around to golf course to ensure clutter is minimised and the 
parkland character is maintained.

05   The Proposals
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Existing boundary wall to be retained with edge 
protected with new estate rail 

Legend

Existing timber fence to be repaired with oak boards

Entrance to be framed with vertical bar railing on low natural stone 
wall

Current boundary (barbed wire fence/ none present) to be replaced 
with 1.8m ht vertical bar fencing

Note: All unmarked boundary edges to be retained as existing

New stockproof fence with barbed wire and thorny brash windrow to 
protect the fence 

New acoustic fence to mitigate any potential noise issue to residential 
properties along the A6 

Boundary Strategy Plan

1.8m ht vertical bar fencing to secure the Academy

Existing railings and gates to be restored in accordance with best 
conservation practice

Golf ball stop fencing
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Boundary treatments

As illustrated on the adjacent plan a number of boundary treatments are 
proposed as part of the development proposals these include:

• The northern, eastern, western, central portions and southern 
boundaries of the Academy (where not backing on to residential 
properties) will defined with 1.8m high black vertical bar fencing.

• The southern boundary of the Academy where it adjoins residential 
properties, along the A6, will be defined by a 1.8m high acoustic fence 
to mitigate any potential noise issues. New woodland planting will be 
provided adjacent to the fence to integrate it the landscape setting.

• The northern boundary of Hulton Park along the A6 will have the 
existing timber fence repaired, except for the section adjacent to the 
new entrance to the golf course. This section will be replaced with a 
new entrance treatment to tie in with the highways improvements.

• The reinstated and revised entrance to the park located at the top 
of the northern drive will consist of new vertical bar railings on a low 
natural stone wall. New natural stone gate posts and metal gates will 
also be installed to provide an appropriate high quality entrance. The 
character of the railings and gates will be similar to those found at 
current existing entrance along Newbrook Road.

• Estate railings are proposed for incidental fencing around the 
Clubhouse to prevent unauthorised access to the golf course and along 
the top of the existing boundary wall along Newbrook Road.

• The existing park railings and gates located adjacent to the Lodge 
along Newbrook road will be restored and repaired in accordance with 
best conservation practice.

• The current boundaries of the proposed residential areas that are 
defined by a barbed wire or stock proof fence will be replaced with 
1.8m vertical bar fencing.

• The existing park boundary within New Park Wood will be replaced with 
a new stock proof fence and a thorny brash windrow to protect the 
fence and restrict unauthorised access.

Precedent image of stockproof fencePrecedent image of vertical bar railing on stub wall to northern entrance 

Precedent image of vertical bar fencing Precedent image of ball stop fencingExisting timber fence to northern boundary to be repaired and softwood boards 
replaced with oak 
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site will be closed or diverted and there will be no significant effects on 
views outside the site.  Visitors to the Pretoria Pit Disaster Memorial will 
be affected by close views of construction and local communities closest to 
the site are also likely to experience significant visual effects as a result of 
construction. 

During operation there will be beneficial effects on users of the Bolton 
Rotary Way which will become part of the newly created ‘Hulton Trail’ 
as a result of its enhanced route through the Park.  Significant adverse 
effects will remain for receptors who are close to the proposed residential 
developments, including Visitors to the Pretoria Pit Disaster Memorial, 
properties at Over Hulton on the southern side of the A6 and on the 
western side of Newland Drive, and residents on the northern edge of 
Atherton.

Scattered properties to the north of the A6 will experience significant 
adverse change in the long term as a result of the loss of open views 
across fields (woodland will be planted to screen their views of the short 
golf course), and for properties adjacent to the new Academy building and 
car park.

There will be a combination of beneficial and adverse effects on users of 
the upgraded footpaths such as the footpath between the A6 and Wood 
End Farm, the footpath running from Platt Lane to Home Farm, and the 
footpath through the north part of the site (WES 211).  Although these 
receptors will experience a significant change in view, the direction of that 
change will be a combination of adverse changes (resulting from some 
loss of rural views) and beneficial changes (resulting from the improved 
surfacing, legibility and condition of the landscape through which the paths 
pass).  

People travelling on the A6 will experience a significant change in views 
as a result of the restored northern park entrance (and the clubhouse 
through trees in earlier years), the Academy building and driving range 
to the north of the road behind trees, new pedestrian crossings, and new 
upgraded access into the Dearden’s Park residential development.  This 
will be a combination of adverse and beneficial effects (adverse as a result 
of loss of views across open fields to the north and beneficial resulting 
from the enhanced condition of boundaries and buildings, and improved 
entrance to Hulton Park). People travelling on the A579 Newbrook Road will 
experience a significant positive change to views as a result of the restored 
condition of the park entrance and additional tree planting while properties 
on the east side of Newbrook Road near the main entrance to the Park will 
experience a significant change, but neutral direction of effect because 
although some views into the park will be lost, the newly planted Park edge 
will be in character and typical of the other boundaries of the Park.

Other visual receptors will not experience significant visual changes.

Despite some significant changes to views for the nearest local 
communities, there will be no changes so overbearing or dominating as to 
result in an unacceptable effect on living conditions.

 

Viewpoint location plan

5.14 Landscape and Visual Impact 
Assessment
LVIA

Please refer to the LVIA chapter within the EIA, ES Volume 2: Chapter 7 
for full results of the LVIA process and results.

The Project has been through an iterative design process to minimise 
adverse effects on landscape character and the visual resource, and to 
maximise benefits. The design of the scheme draws on the advice provided 
in English Heritage’s ‘Golf in Historic Parks and Landscapes’ and includes 
minimising intervention in the most historically significant part of Park, 
careful location of new built elements away from the most sensitive parts 
of the Park, minimising earth movement as far as possible, retaining 
surviving trees and clumps from the existing Eames/Webb design, 
increasing woodland planting to screen development outside the park, 
and restocking the Park with parkland trees to enhance and conserve the 
historic parkland character, maximising areas of ‘rough’ and minimising 
areas of close-mown grass,  restoring historic features of the Park, 
restoring views and walks with the Park, introduction of a new building 
as a focus of the Parkland and estate, ensuring access and circulation 
follows the historic pattern and restoring drives and boundaries, locating 
residential development in the least sensitive areas in areas well enclosed 
by woodland, and minimising lighting.

The Project will bring the Registered Park back into active management 
and give it a 21st century purpose (single ownership by Peel means an 
opportunity for a whole site ‘Vision’).

Results of the Assessment of Landscape and Visual Impacts 

In relation to landscape character, the assessment concludes that there 
will be a some significant effects on the character of historic landscape 
during the construction of the Golf Course and associated development and 
moderate to major effects on, Dearden’s Park.  Outside the Registered Park 
there will be a significant effect on the Western Agricultural Land.  These 
effects will be temporary but adverse due to the nature of construction 
activity.

During operation of the scheme there will be a combination of adverse and 
beneficial effects.  There will be adverse effects on the character areas 
that will accommodate the housing, beneficial effects on areas that will be 
restored including the Pleasure Grounds and Mill Dam Lake. In the wider 
Park there will be a combination of adverse and beneficial effects that 
are considered to balance each other out to an overall neutral direction 
of effect.  The levels of changes seen in these areas, however, will be 
significant.

There will be some significant adverse impacts on individual character 
areas within the Proposed Development Site, but these are well contained 
and the effect on wider LCA will not be significant. 

Significant effects on views will all occur within 1km of the site, with the 
majority within 300m from the site.  At construction footpaths within the 
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5.15 Public Rights of Way Strategy
An important component of the proposed development was a strategy 
related to Public Rights of Way, to ensure public access around and through 
the Registered Park and Garden was sufficiently maintained. The strategy 
was developed with the local authority throughout the pre-application 
process to ensure that good public access is retained. The design team 
worked specifically with the Footpath Liaison Group and BMBC PRoW 
officers. 

The options appraisals process illustrated that retaining all the current 
PRoW on there existing alignment is not possible due to three key factors:

• The existing alignments conflicted with the development of efficient 
residential layouts in the western parcel.

• Footpath WES134 conflicted with all the proposed golf course layout 
options.

• A small length of WES211 conflicted with an efficient layout of the 
Academy and its associated car park.

Therefore a Public Rights of Way Strategy was prepared to illustrate how 
the existing PRoW could be retained and integrated within the both the 
detailed and outline design proposals. BMBC and the Footpath Liaison 
Group were consulted on the strategy and no objections were made. 

The strategy involves the diversion or realignment of sections of most of 
the current PRoW along with the creation of a new PRoW called the Hulton 
Trail. The Hulton Trail includes the formalisation of the railway existing 
path, realignment of WES 128 and creation of a new PRoW through the 
Registered Park and Garden, within New Park Wood. Creating a vital link to 
the east, via the historically significant Pretoria Pit and Pretoria Memorial.  
All PRoW will be incorporated with greenways to ensure there amenity 
value is maintained and surfaces will be upgraded in accordance with BMBC 
guidance

Benefits of the strategy include:
• Improved access, wayfinding and upgraded surfaces to all footpaths.
• Creation of a new PRoW called the Hulton Trail; including formalisation 

of railway existing path and new PRoW through the Registered Park 
and Garden

• Indicative overall increase in total PRoW length of 950m plus 
formalising of 1526m of path as PRoW.

The detailed application for the Hulton Park involves:

• The diversion of a small length of the southern section of WES211 
required for the efficient layout of the Academy.

• The creation of the Hulton Trail (Pretoria Heritage Trail Section) 
involving the realignment of WES128. The section of the of 
Pretoria Heritage Trail that runs through the south east residential 
development, will be delivered by the residential developer who 
ultimately delivers this site.  

• The diversion of WES134 into the western residential area, due to the 
current alignments conflict.

All other footpath diversions shown within the residential areas are 
indicative, but illustrate how they could be realistically incorporated within 
the residential areas and provide a net gain to the PRoW network.

Indicative Proposed Public Right of Way Strategy
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Existing PRoW alignments retained

Existing PRoW diverted 

Indicative proposed upgraded/ realigned 
PRoW
Proposed Hulton Trail (Pretoria Heritage 
Trail section) to be delivered as part of 
the Hulton Trail

Proposed section of Pretoria Heritage 
Trail to be delivered as part of the 
residential development

Proposed alignment 
of WES139

Proposed alignment 
of WES138

Proposed alignment 
of WES211

WES135

Hulton Trail

Hulton Tra
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WES129

WES138

WES211

Proposed alignment 
of WES134

Proposed alignment 
of WES133

Proposed alignment 
of WES130

Proposed alignment 
of WES126

Indicative Proposed Public Right of Way Strategy

Proposed alignment 
of WES137

Proposed alignment 
of WES128

WES136

WES127
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Section A

Section B

Section C

Section D

Indicative cross sections for greenways incorporating PRoW 
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7 - 10m Greenway (2m path)

10m Greenway (2m path)

Minimum 6m Greenway (2-3m path)
refer to Pretoria Heritage Trail details 

Section A

2m footpath

2m footpath

Pretoria 
Heritage trail

Section B Section C

Section D

Section E

Proposed PRoW Parameters. Note alignments within outline residential areas area 
indicative only.

Section E
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The following pages illustrate how the PRoW strategy and Pretoria Heritage 
Trail will be incorporated within the Registered Park and Garden and 
indicatively they could be incorporated within the residential areas.

Comparison of Existing and Indicative Proposed PRoW Lengths

PRoW 
Number

Existing PRoW 
Length (approx)

Upgraded/Realigned 
PRoW length (approx)

Path 1526m 1526m (formalised as Hulton 
trail PRoW)

WES 126 288m 270m

WES 128 520m 450m (within Hulton Trail)

WES 129 250m 238m

WES 130 480m 210m

WES 133 590m 800m

WES 134 740m 634m

WES 135 250m 250m

WES 137 322m 294m

WES 138 410m 365m

WES 139 510m 506m

WES 211 435m 466m

New Hulton Trail 0m 1230m

TOTALS: 6284m 7239m
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Conceptual Framework Plan showing the ultimate extent of the proposed Hulton Trail
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Extract showing the Pretoria Heritage Trail to be delivered as part of the Hulton Park development (orange line)

Strategy for the Hulton Trail 

The Hulton Trail is a new and exciting recreational route proposed By 
Peel that connects existing Public Rights of Ways and open spaces to link 
the communities that surround Hulton Park. It will enable local people to 
experience the character and history of the registered park and garden and 
have access to the natural environment on a well maintained route through 
the park. 

The Conceptual Framework Plan illustrated on the adjacent page shows 
how the trail will ultimately connect the surrounding communities and 
provide a new recreation loop around Hulton Park.

It is intended that the route will deliver improved access, interpretation 
boards, viewing points and enhanced landscape and ecology for the 
benefits of local residents. 

As part of the Hulton Park proposals the first a section of the wider 
conceptual trail will be delivered. The section is called the Pretoria Heritage 
trail. The adjacent Plan shows the extent of the trail that will be delivered 
within the detailed application. A small section to the south east lies within 
an outline residential area so its alignment will be completed in a later 
phase of works.

The Pretoria Heritage Trail route follows the west and southern boundaries 
of the Hulton Park development. The route is partially established by 
existing PRoWs and informal trails made by local residents. The Pretoria 
woodland area is important to the community as a memorial to the lives 
lost in the Pretoria Pit Disaster. However it is not clearly demarcated or 
interpreted to visitors to the area. 

The route will benefit from:  

• New wayfinding
• New and improved footpath surfaces
• Incorporation of cycle and equestrian friendly routes
• Interpretation of historical importance of coal mining to the area.

The route is proposed to be surfaced with a sealed surface with a gravel 
aggregate topping for the entire length of the trail. The north / south route 
along the old railway incline will be 2m wide within as wide a corridor as 
possible. The remainder of the route will be 3m wide path within a 6m wide 
landscaped corridor where constraints allow.

A strategy for the selective restriction of access to the trail has been 
proposed. This is shown on Dwg 507C 13A – Hulton Trail Restriction 
Proposal.

The scheme identifies the intended users within each section of the trail 
and aims to restrict access by other users as appropriate, particularly 
motorbikes. This is achieved by a series of barriers designed to allow 
access to some modes of transport while restricting others.

The following pages provide further details of the proposed route, width 
and surfacing of each section of the trail and access restriction details.

05   The Proposals

Extent of Pretoria Heritage 
Trail to be provided within 
the detailed application
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Area 1

Cross Section A - A

Area Location Key Plan

A6 Manchester Road Entrance Plan

Section A

A frame barriers would be used to restrict cars, motorbikes, quadbikes and horses
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Construction of 2.5m wide asphalt path

Cross Section C - C

Cross Section B - B

Area 2

Section B

Section C
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Cross Section D - D

Area 3

Cross Section E - E

Cross Section F - F

Section E

Section D

Section F
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Cross Section G - G

Cross Section H - H

Cross Section I - I

Area 3

2.5m wide asphalt path adjacent to 1.5m wide rolled stone path

Section G

Section H

Section I

Horse stiles would be used to restrict cars, motorbikes and quadbikes 
whilst allowing horses access
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Pretoria Park Proposals

Pretoria Park

As part of the proposed scheme the small field adjacent to New Park Wood 
and the Pretoria pit will be enhanced and adapted to form ‘Pretoria Park’,  a 
new public open space.

It is proposed as a part of the Pretoria Heritage trail. Pretoria Park has 
been designed as a quiet open space for reflection given the areas 
importance to the local community following the lives lost in the Pretoria 
Pit disaster.

A new species rich meadows and areas of open amenity grassland will 
enhance the site’s biodiversity and landscape character. Existing trees 
and hedgerows will be retained and brought into active management, 
supplemented with new native tree planting. Benches, picnic tables and a 
pedestrian footpath will also be provided to link to the existing reservoir 
that is to be enhanced as part of the Hulton Trail proposals. 

The park benefits from being located directly adjacent to the new trail 
giving easy access to both the Pretoria Pit within New Park Wood to the 
west and the Pretoria Memorial to the east.  

 

Precedent Images, Pretoria Park
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Pretoria Pit Memorial

The plan opposite shows how the existing Pretoria Pit memorial (photos below) 
will be sensitively relocated and enhanced to accommodate the new access 
road and the Pretoria Heritage Trail. 

At Pretoria Pit, the memorial stones and gate will be retained and repositioned 
to open onto a paved area, edged with evergreen hedging, providing 
opportunity to observe and remember. New trees contribute an attractive back 
drop to the memorial stones. The planting will create separation and screening 
for the neighbouring properties. New timber post and rail fencing will surround 
the memorial space to create definition, without restricting the views in for 
people passing by. 

The memorial forms part of a wider network of proposals for the Hulton Trail, 
which includes the Pretoria Heritage Trail, as outlined in the DAS Section 05.

New evergreen hedgerow with 
inter-planted hedgerow trees. 
Planting frames the relocated 
memorial stones and provides 
separation from neighbouring 
properties

Benches to provide a place 
to sit & remember

Existing gate relocated and new 
timber post and rail fencing 
surround to memorial space.

Existing footprint of 
Pretoria Pit memorialNew access road

Si
te

 b
ou

nd
ar

y

Pretoria Heritage Trail Silver Grey colour ‘Mistral’ 
textured granite aggregate sett 
paving, or similar.

Relocated memorial stones
(exact size to be confirmed on 
site)

Coal tub feature

Image of the existing Pretoria Pit to be relocated and enhanced

Image of the memorial stones to be repositioned 

Context Plan

Pretoria Pit 

Pretoria Park

The Park

Pretoria Heritage Trail

*
*
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Walking distances from bus stops© CROWN COPYRIGHT RESERVED.  REPRODUCED FROM THE  ORDNANCE SURVEY MAP WITH THE PERMISSION OF THE CONTROLLER OF HER MAJESTY'S STATIONERY OFFICE. LICENCE No. 100044286.  

Hotel - 
800m/10 mins’ walk

Hotel - 
1.2km/15 mins’ walk

Clubhouse/Academy - 
400m/5 mins’ walk 

Clubhouse/Academy - 
800m/10 mins’ walk 

KEY:
Bus Stops
Railway Stations
Bus route 521/559
Bus route 540
Bus route 582
Bus route 551/553

Golf Access Plan
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Proposed access arrangement to Golf Course/Hotel and Academy from the A6 Entrance 
Gateway
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Golf Access Proposals

The principal access to the golf resort will be via the A6 Manchester Road, 
with separate accesses serving the golf course, clubhouse and hotel and 
a second access serving the Academy.  As the golf uses straddle the A6, 
the accesses are to be provided in the form of two staggered T-Junctions, 
serving the golf clubhouse, course and hotel to the south and the Academy 
uses to the north. Highway enhancement are proposed to the carriageway 
to provide a high quality gateway and ‘front door’ to the golf course and 
Academy. 

The proposed accesses are illustrated in the figure adjacent.  This shows 
two ghost-island T-junctions onto the A6, arranged in a right-left staggered 
arrangement, which allows independent right turn lanes to be provided for 
each access.  The accesses are located mid-way along the A6 frontage, 
broadly in the location of the historic access into Hulton Park from the A6.  
It is proposed that the existing Hulton Cottage, which lies on the A6 
adjacent to the historic Hulton Park access, is demolished to allow the 
access to the hotel and clubhouse to be created.

Two, six-metre wide highway access are proposed to serve the golf resort, 
with footways on either side to tie into the existing footways on the A6.  
The accesses will be provided with visibility splays of 2.4m x 120m in each 
direction, consistent with the current 40mph speed limit requirements and 
observed speeds.  The proposed accesses can comfortably accommodate 
the forecast traffic levels associated with the golf resort uses.

It is proposed that three new pedestrian refuges are located within the 
vicinity of the access – one in between the two accesses and one on either 
side of each access. These will supplement the proposed A6 underpass. 
The current historic access to Hulton Park from the A579 Newbrook Road 
will be retained for infrequent ceremonial access to the hotel.  The current 
gated access arrangements will be retained in their current form, with no 
changes proposed.

Car, Cycle and Motorcycle Parking Provision

Bolton Council’s car parking standards (set out in the Core Strategy), 
include details of provision for a variety of land uses, including hotels and 
outdoor sports recreation. The standard for hotels is 1 car parking space 
per bedroom, including staff, with provision for leisure and conference 
facilities considered separately.  

The proposed hotel will include 142 bedrooms and it is proposed to provide 
150 car parking spaces adjacent to the hotel. The proposed level of parking 
provision therefore accords with the Council’s requirement for 1 space/
bedroom and the residual spaces will cater for the leisure and conference 
uses.  

Bolton’s car parking standards state that the parking provision for outdoor 
sports and recreation should be based upon ‘individual consideration’.  This 
would be the case for the clubhouse and Academy uses, all of which fit into 
this category of land use.

The proposed parking provision for these uses has been based upon the 
operational requirements of each area, determined through discussion with 
golf resort operators.  The proposed provision is therefore as follows:

• Clubhouse – 150 parking spaces 
• Academy – 150 parking spaces (split 100 visitor; 50 staff spaces)
• Maintenance Area – 20 staff parking spaces
A total of 6% of the spaces will be allocated for disabled parking to accord 
with the Council’s requirements.

Bolton Council also provides guidance on the minimum standards for cycle 
and motorcycle parking, within the Core Strategy.  Specific standards are 
given for hotel uses, with outdoor recreation uses being determined on the 
basis of individual consideration.

For the hotel, it is proposed that 18no. cycle spaces and 8no. motorcycle 
spaces are provided, exceeding the minimum requirements.  These secure 
spaces will be located within the restored hay barn, adjacent to the hotel.

A further 10no. cycle parking spaces are located at each of the clubhouse 
and Academy sites, within close proximity to the building entrances.  Two 
motorcycle spaces will be provided at each of the clubhouse and Academy.

Deliveries and Servicing Arrangements

Dedicated service areas will be provided for the hotel, clubhouse and 
Academy, adjacent to the buildings.  The clubhouse and hotel service areas 
will be accessed via the primary access into Hulton Park from the A6 to the 
north of the site and the Academy will be served from the Academy access 
onto the A6.

Sustainable Accessibility of the Golf Resort

Walking will provide an important mode of travel for staff and visitors 
to access local facilities, reducing car use and offering health, social and 
environmental benefits.  Cycling also offers an alternative mode of travel 
and offers health and environmental benefits.  

The golf clubhouse and academy buildings are located close to the A6 and 
therefore staff and visitors of both buildings will be able to access the site 
using the existing footways along the A6 Manchester Road and then via the 
internal footways within the site.  These two areas of the site will also be 
connected via the dedicated pedestrian/golf buggy underpass beneath the 
A6 and additional at-grade pedestrian crossings will be provided adjacent 
to the main golf and academy accesses.

The hotel is located centrally within the site and is approximately 
10-minutes walk (800m) from the A6 and c.12 minutes walk from the 
A579.  Staff and visitors could therefore walk to the hotel from the 
bus stops located close to these entrance points and from the existing 
residential areas located along these corridors.

In terms of cycle access the proposals include changing facilities within the 
clubhouse and academy areas and within the hotel.  Secure cycle parking 
will also be provided for staff and visitor cycles at the academy site and 
the clubhouse and at the hotel, where cycle parking will be accommodated 
within the old hay building next to the hotel.  The internal Hulton Park 
Estate road network will be designed to accommodate cyclists on-road, 
with low vehicle speeds.

Public Transport Provision

Hulton Park is currently well served by a range of bus routes which will 
connect the proposed golf resort with Westhoughton, Over Hulton, Bolton, 
Wigan and a range of other destinations.

The nearest railway stations at Atherton, Hag Fold and Daisy Hill are some 
distance away from of much of the site.  However, there are bus routes 
serving the site which also provide connections to Daisy Hill and Atherton 
railway stations, which lie on the Manchester to Wigan railway line.  The 
journey time to Wigan from Daisy Hill is 12 minutes and the journey 
time to Manchester from Atherton is 24 minutes, during peak times.  
Westhoughton railway station is located to the north-west of the town and 
provides additional services to Bolton, Wigan and Manchester Victoria.

A separate Event Travel Management Plan has being prepared to outline 
the travel arrangements during the staging of major golf tournaments, 
including the Ryder Cup, should the hosting of this championship be 
awarded to the course. 

For further Information please refer to the Event Management Plan and 
Transport Assessment submitted as part of this planning application.
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5.16 Transport  and Access
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Residential Access Plan
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Outline Residential  Access Proposals

Whilst the residential proposals are submitted in outline form only, most 
access is being determined as part of the application. The exception to this 
is the proposed Chequerbent to Platt Lane Link Road, described below, 
which are not included within the current application. Further information 
can be found in the Planning Statement submitted with this planning 
application.

Each of the three residential parcels will be accessed independently, 
both of each other and of the golf course.  The Western Fields parcel will 
be accessed via the proposed Chequerbent – Platt Lane Link Road and 
from the A6. This link will bring the road to the new local centre for the 
residential area. The Dearden’s Park parcel will be served from the A6 and 
the Park End Farm parcel will be accessed from the A579 Newbrook Road, 
via Broadway and Woodlands Drive.

Western Fields from A6

As shown on the masterplan, a highway access to the Western Fields area 
is proposed from the A6 Manchester Road, towards the west of Hulton 
Park’s A6 frontage. The access would run south-westwards from the A6 
into the northern area of the residential parcel.  It will enter the site where 
the new local centre and facilities for the new masterplanned area. It is 
proposed that this access will form the first phase residential access to the 
Western Fields area, prior to delivery of the new link road, and thereafter 
would provide a secondary access to the residential parcel. The local centre 
is proposed adjacent to the link road providing an appropriate gateway into 
the residential area.

This access will connect onto the internal residential street network as 
shown on the illustrative masterplan and will provide a separate means of 
access to the site in the event that the main link road access is blocked.  
The access would take the form of a ghost-island T-junction access, with a 
single lane entry and exit to the site.  

Dearden’s Park Access 

The proposed Dearden’s Park residential parcel will also be accessed from 
the A6, but towards the north-east of the Hulton Park site.  The access will 
also take the form of a ghost-island T-junction access, with a single lane 
entering and a single lane leaving the site.  The access is located to the 
west of the current farm access to the site and c.65 metres west of the 
existing A6/Newland Drive junction.  

This access will provide the sole means of access to the Dearden’s Park 
residential parcel.

Park End Farm Access
 
The Park End Farm residential parcel will be served principally from 
Broadway, with a small number of dwellings served from Woodlands Drive.

The Broadway access will be formed by the continuation of the existing 
Broadway residential street westwards, into the site.  The proposals 
include the creation of a new section of footway around the existing bend 
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in the Broadway alignment close to the site, which also has the effect of 
improving visibility for drivers entering and leaving the site, whilst keeping 
vehicle approach speeds low. A continuous footway will be provided into 
the site, passing the existing Pretoria Pit Memorial.  As part of the works, 
it is proposed to reconfigure the area of the Memorial – removing a section 
along its southern boundary to create the footway connection, whilst 
increasing the Memorial area to the west and north.  

Some nine dwellings are proposed to be served from Woodlands Drive, 
an existing narrow residential access road leading off Newbrook Road.  
Woodlands Drive is a private road serving a small number of dwellings and 
an existing care home at is western end.  It is proposed that Woodlands 
Drive is extended westwards into the site, terminating in a turning head 
area, from which the nine dwellings will be served.

Chequerbent – Platt Lane Link Road 

It is proposed to construct a new link road between the Chequerbent 
roundabout (A6/A58 junction) and Platt Lane, to the west of Hulton Park.  
The alignment of the proposed Link Road is illustrated adjacent.

Full details of the rationale for the link road and its effects are set out in 
the Transport Assessment.  The link road will be a single carriageway link 
with footways provided along both sides.

The link road will serve a dual function: providing additional road 
capacity, alleviating existing queuing on the A58 Park Road, Chequerbent 
roundabout and the A58 Snydale Way; and delivering access to the 
Western Fields area and the latter residential  phases of this parcel.

Towards the southern end of the link road a new 40-metre diameter 
roundabout will be provided serving Hulton Park.  Form this junction a new 
boulevard will be created into the Western Fields parcel to the east.  This 
boulevard ties into the existing internal residential road layout as shown on 
the illustrative masterplan.  Provision is also made for the Hulton Trail to 
cross the boulevard to the east of the link road roundabout.

The new link road will also provide the primary means of vehicular access 
to the Ryder Cup staging area on the Western Fields, catering for all HGV, 
bus, coach and car access to this area of the tournament staging.

Car, Cycle and Motorcycle Parking Provision 

Bolton’s standards for car parking for residential uses relate to the size and 
mix of dwellings.  As the final mix of dwellings on each of the parcels is not 
yet known, the parking provision will be determined at Reserved Matters 
Stage, taking account of the Council’s standards and market requirements.
Similarly, cycle and motorcycle parking at dwellings will be determined at 
Reserved Matters stage, with provision in-curtilage for houses and specific 
provision made for flats.

Deliveries and Servicing

Refuse and emergency vehicle access will be required to each of the 
residential parcels.  The required internal road layouts for the residential 
areas will be designed at Reserved Matters stage and therefore full 
consideration of the servicing requirements will be considered at this later 
stage.
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Drainage Plan
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5.17 Drainage Strategy
Drainage

A comprehensive Drainage Strategy has been prepared for the proposed 
development, involving a combination of ponds, wetlands and below ground 
attenuation tanks. 

As noted earlier, the golf course encompasses features such as ponds and 
wetlands which add to the drama and aesthetics of the playing and spectator 
experience; these water features also function as part of the drainage 
network for the Site, providing a Sustainable Urban Drainage Scheme (SUDS) 
which is integrated with the design of the proposed development. 

The golf course will have a network of land drains and carrier drains to 
improve drainage throughout the year. This improved drainage will have an 
impact on the volume of run-off from the course.  The waterbodies within the 
course will be designed to attenuate the additional run-off to ensure that the 
development does not impact on the watercourse downstream of the site.

The water features are complemented by below ground attenuation 
tanks associated with key buildings in the golf resort, including the hotel 
complex and clubhouse in particular, which will provide additional surface 
water storage capacity. Storm water will be captured via roof gutters 
and downpipes, gulleys, linear drains and land drainage. A below ground 
pipe system will convey storm water to underground attenuation tanks or 
waterbodies within the proposed development. 

Surface water will be discharged from the Site at a controlled rate, equivalent 
to the current greenfield rate with a 30% allowance for climate change, 
thereby ensuring that the proposed development will not result in a higher 
rate of discharge which might increase the risk of flooding either at the Site 
or downstream. Flow rates will be controlled by a number of Hydrobrakes 
located upstream of each outfall. Surface water will be discharged via the 
existing watercourses at the Site, such as the Mill Dam Stream or Carr Brook.

Irrigation

During the spring, summer and possibly into the autumn, a significant 
volume of water will be required for irrigation of the golf course, with a 
peak water usage of 850-900m³/day, depending on the prevailing weather 
conditions. It is possible that the course could require irrigation on up to 90 
days per year, with a total consumption in the region of 70,000m³/year. This 
volume of irrigation, over 8 hours per day, equates to a peak flow of 27l/sec 
during irrigation. 
 
The proposed development includes the construction of an irrigation 
reservoir to the north west of the Back o’ th’ Lawn wood in the centre of the 
Site. This will enable the storage of water which is used to irrigate the golf 
course during the warmer months of the year. The reservoir will be fed by the 
attenuation tank associated with the hotel complex, thereby enabling surface 
water drainage to be recycled for irrigation purposes.
Foul water will be discharged to the existing sewer network and has been 
agreed with United Utilities. Gravity connections are proposed wherever 
possible, but the use of pumping stations is required in some locations.

Foul

United Utilities (UU) is the main asset operator for both surface water 
drainage and foul water drainage in the vicinity of the proposed development 
site. All foul drainage will drain to existing UU sewers in highways on the 
boundary of the proposed development. UU have indicated that capacity 
is available in the local network. A number of pumping stations will be 
required to serve the proposed development, including in relation to areas of 
residential development.

For further information refer to the Utilities Assessment and Strategy 
submitted with the planning application.
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Lighting Strategy
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5.18 Lighting Strategy
To avoid glare and minimise any light trespass into residential windows 
or into the night sky the lighting proposals have been developed in 
accordance with the following relevant design guidelines:

• ILP’s Guidance Notes for the Reduction of Obtrusive Light GN01:2011;
• Society of Light and Lighting (SLL) Lighting Guide No. 6 The Outdoor 

Environment 1992;
• Society of Light and Lighting (SLL) Code for Lighting 2012 and;

Other relevant British Standards including:
• BS 5489-1:2013 Code of practice for the design of road lighting. 

Lighting of roads & public amenity areas and;
• BS EN 12464-2:2014 Light and lighting. Lighting of work places. 

Outdoor work places.

To minimise any limited adverse effects of light pollution, the following 
points will be factored into the detailed design of the project: 

• Upward light spill beyond building façades at the hotel and conference 
centre is avoided;

• Façade luminance is within limits defined by the ILP guidelines (for 
both interior and exterior lighting); 

• Light spill beyond the application site boundary is avoided;
• Luminaires with accurate optical controls are specified and directional 

luminaires correctly focused;
• Louvres, cowls and light shielding devices are used to limit light spill;
• Lighting is operated by solar time clock (or programmable astronomical 

time clock) to limit post-curfew light spill;
• Colour temperature of the light sources specified is sympathetic to the 

local context; and
• Dimming controls are installed to adjust illuminance levels and lighting 

intensities based on the above requirements in order to minimise 
potentially adverse effects of electric light within the application site.

The proposed development contains limited exterior lighting installations, 
those that are provided are necessary for reasons of safety, security and 
general amenity. The design of these lighting installations will be developed 
at the detailed design stage of the project. As such it is anticipated that the 
exterior lighting will be subject to planning conditions. 

Precedent image lighting bollards 

Golf course lighting

For landscape, visual, ecological and heritage reasons no permanent 
lighting of the golf course is proposed. This will ensure that the vast 
majority of Hulton Park remains dark at night.

The areas of the application site which will require permanent exterior 
lighting are listed below:

• Car Parks - Lighting will be provided via low level bollard lighting with 
a shielded downward light distribution where lighting is needed for 
pedestrian safety and security.

• Northern Access Drive – Lighting will be illuminated via low level 
bollard lighting with a shielded downward light distribution.

• Underpass - Will be illuminated for reasons of safety, security as 
requested by the Crime Impact Statement. 

• Golf Driving Range - It is proposed to illuminate the proposed golf 
driving ranges located to the north of the A6 Manchester Road, to 
enable practice sessions to take place after dark. When lighting golf 
driving ranges, it is important that distance markers are clearly 
visible to players and that the flight of the ball should also be clearly 
visible. Given these basic design parameters, potential glare to 
the surrounding neighbourhood is probable if conventional column 
mounted floodlighting systems are utilised. Therefore the use of 
alternative berm, pit or side lighting systems is proposed for the 
driving ranges to minimise any potential glare issues. 

• The Adventure Golf Facility - Will not be floodlight due to its close 
proximity to residential receptors located at nos. 749 to 747 
Manchester Road.  It will be illuminated with low level LED Bollards 
with a shielded downward light distribution

• Lighting around the Hotel Complex will be developed at the detailed 
design stage and as such it is anticipated that this will be subject to a 
planning condition.

For further details please refer to the Lighting Assessment and Strategy ES 
Volume 4:Appendix 3.2.
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5.19 Crime Prevention
A Crime Impact Statement has been prepared by Greater Manchester 
Police, Reference: 2016/1030/CIS/01. The statement is supportive of the 
development and the design approach. The text below is an extract from 
the executive summary:

The proposed development of a golf course, hotel and associated facilities 
at this location is acceptable in principle, from a crime prevention 
perspective. The volume of crime in this area is not high and this is 
typical of rural areas with large areas of opening space. In the borough 
hotels have not been targeted frequently by offenders, but across Greater 
Manchester golf courses have been targeted by offenders. The majority 
of crimes at golf courses have been theft of personal property (such as 
golf clubs) or property belonging to the golf clubs themselves (such as 
buggies).

It is unlikely that the proposed development as a whole will be adversely 
affected by crime or antisocial behaviour; however, aspects of the 
development may potentially generate crime or antisocial behaviour such 
as the proposed underpass and the car parking areas. Recommendations 
have been made in section 3.3 of this report to mitigate the risk of 
crime and antisocial behaviour and it is recommended that these are 
implemented to increase the security of the proposals.

For further information refer to the  Crime Impact Statement submitted with 
the planning application.
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5.20 Inclusive Design
Inclusive design aims to promote access for all by removing the physical 
barriers that prevent everyone to participate equally, confidently and 
independently in everyday activities. This objective is of great importance 
to Peel and has particular prominence in this development given the 
undulating topography of the site and the desire to create a high-quality 
landmark development which promotes inclusivity.

The siting of the proposed buildings, internal and external level changes 
and materials, provision of appropriate space for different functions and 
access allowances (both internally and externally) as well as adequate 
parking, have all been considered in parallel. The sloping nature of the site 
means that ramps and external stairs will have to be incorporated into the 
architectural and public realm design.

Disabled parking will be provided close to building entrances, and provision 
will be in line with the local Council’s adopted standards. 

Accordingly, the architectural and public realm proposals have been 
designed using the guidance documents:

• Approved Document M (2010 Edition) of the Building Regulations 
that reflects the guidance of the   Rights Commission Designing 
for Accessibility by the Centre for Accessible Environments (RIBA 
Enterprises).

• 
• The principles of the Sport England Design Guidance where 

appropriate.

The internal and external environmental design of the buildings has 
and will be carefully considered with regard to promoting access for all 
including:

External

All main entrances and exits will be located at grade and will be level or 
will have ramps provided wherever required at an appropriate gradient 
(shallower than 1:20). The areas immediately around the buildings will be 
generally at a safe gradient to provide safe routes in case of the need for 
emergency evacuation.

Retaining walls have been kept to a minimum so as to avoid too many 
external handrails and potential trip hazards
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5.21 Sustainability
For further information regarding the sustainability proposals refer to the 
supplementary document submitted with the planning application entitled 
‘On Course Developments: Sustainability Blueprint’. 

The Hulton Park project has undergone a series of Sustainability Reviews 
during the design process to-date.  As the overall masterplan includes 
a number of diverse functions, reviews have employed a number of 
assessment methodologies:

• An overarching BREEAM Communities Assessment
• Engagement with the ‘Sustainable Golf’ methodology
• Individual BREEAM New Construction Assessments for the Hotel, Club 

House and Academy

BREEAM Communities

The BREEAM Communities 2012 criteria rewards a project for steps taken 
to ensure that a masterplan design is carried out to encompass the wide 
range of issues that contribute to ‘Sustainability’.  These requirements 
address Environmental, Economic and Social Issues. The Hulton Park 
project is seeking to achieve a rating of ‘Excellent’ under the BREEAM 
Communities Scheme, and as such has considered the full range of issues 
covered by the scheme, including 

• Stakeholder consultation: The local authority, highways department, 
ecological and historical bodies have been and continue to be consulted 
as part of the development of the project.  Studies surrounding 
possible impacts of the development have been carried out, with a 
view to ensuring that the facilities to be provided, transport links and 
treatment of the existing historical and natural features have been 
fully considered. The local community and local business have also 
been invited to make suggestions and raise any concerns that they 
may have.  The design takes account of feedback gained during this 
process, with features such as public footpaths, natural and historical 
features and amenities forming inclusive elements of the overall 
design.

• Economic and Demographic Studies: Studies have been undertaken 
to review the economic impact of the development on the local area, 
with a view to ensuring that local policies and needs are met by the 
masterplan design.

• Pollution Prevention:  The impact of the development in terms of 
light pollution, noise pollution and water course pollution have been 
identified and considered, with the design reflecting the need for the 
development to have a minimal impact on the locality.  Findings in 
this regard are reflected in the landscaping, lighting specifications and 
drainage designs.

• Drainage and Flooding:  The drainage design also accounts for the 
rainwater that will run-off the new soft and hard landscaped areas, 
with Sustainable Urban Drainage Systems employed to retain rain 
water on site via a series of water features.

• Transport:  The impact of the development on local infrastructure and 

 

 
 

 

Golf Sustainability Blueprint 
Prepared by Golf Environment Organization 

Version: 1.0  February 2017 
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public transport has been reviewed, forming part of key discussions 
with the highways department and local authority.  In detail, road 
layouts, place-making, pedestrian and cycle safety have been well 
considered as part of the creation of a cohesive movement strategy for 
the masterplan.

• Detailed reviews of excavations and demolitions:  The design ensures 
that waste to landfill is minimised, and that materials can be re-used 
on site as efficiently as possible.  A full cut-and-full exercise has 
ensured that earthworks and movements are fully allowed for.  In 
addition, sources of contamination have been identified, with best-
practice solutions for remediation or mitigation put in place.

• In-depth ecological surveying and design work:  Features of key 
ecological value have been identified, with the overall ecological value 
of the site quantified.  The masterplan and detailed feature design 
have been shaped by a priority to protect existing features where 
possible, and to otherwise replace features that will be disturbed 
during construction.  This has involved continual, iterative feedback 
from wildlife and biodiversity experts to ensure that biodiversity and 
ecological value is maintained and enhanced by final design, and also 
considered during the construction process.

• The wildlife and tree protection and planting schemes, the design of 
water features, the provision of parks and green space throughout 
the masterplan, and the maintenance and creation of wildlife corridors 
throughout the development have been guided by the process.

• Resource Efficiency in Construction:  A set of clear, over-arching 
principles for the monitoring of energy and water use, transport CO2, 
materials procurement / use and waste production will be in place for 
all elements of the project, based on best practice guidelines.

• Resource Efficiency in Operation:  Minimum standards for energy 
and water efficient design will be set for all buildings as part of the 
masterplan.

• Sustainable Design:  All elements of the project will be expected to 
achieve certification under the relevant Sustainable Design criteria.

The Sustainable Golf Scheme

GEO Certified ‘Sustainable Golf’ Accreditation is a well-regarded 
accreditation scheme, recognised by the European Tour and the EGCOA 
amongst other organisations.  The scheme provides a set of strategic 
objectives to steer new and redeveloped golf courses along with the 
sustainability agenda. Sustainable Golf Accreditation provides sustainability 
input to the project over five main stages of the project life cycle:
◊ Project Appraisal
◊ Planning and Design
◊ Construction
◊ Management
◊ Certification and Marketing
Measures to be included, that are in accordance with the ideals of the 
scheme are as follows:
-Extensive stakeholder and local community engagement both for the 
design and operational stages.
-Minimising impact of ‘artificial’ habitats such as fairways, bunkers and 
introduced water features by encouraging the use of local and native 
species and materials, with sound ecological planning / design.  
-The use of SUDS drainage measures (e.g. ponds, lakes and swales) as 
opposed to other methods of drainage / water treatment.  
-Consideration of how to make the course ‘walkable’ and / or to for 
example, use LZC energy to re-charge electric carts.
-The use of natural landscape features.
-Low-energy design and LZC technology.  
-Minimising irrigation requirements via species selection and water 
recycling / other technological efficient solutions.
-The use of local materials.
-Provision of natural screening for neighbouring properties.
-Inclusion of wildlife areas and link corridors.
-Making a feature of the historical context on site.
-Phasing of site clearance and timing of works / deliveries to be efficient 
and avoid disruption to the local area and wildlife.
-Setting targets and monitoring resource use in construction.
-Adhering to best-practice site management schemes e.g. Considerate 
Constructors.
-Being accountable for what is happening on site – providing contact 
details for local residents to raise concerns.
-Sound management and maintenance methods and technologies 
employed to manage the course on an ongoing basis.
-The formulation of operational plans to promote water and energy 
efficiency and ongoing improvement.
-Where possible, avoid energy intensive machinery and chemicals that may 
damage natural eco-systems
-Continually reviewing transport and the behaviours of users of the site, 
both on a day-to-day basis, but also during events.

BREEAM New Construction – the Hotel, Club House and Academy

The Hotel, Academy and Club House are undergoing assessment against 
the BREEAM New Construction Scheme.  Each building aspires to achieve a 
BREEAM Rating of Excellent. 

Measures to be included as part of this include the approach to 
management (e.g. approach to project management and community 
involvement and construction), health and wellbeing (e.g. standards for 
lighting design and air quality). energy  (e.g. energy efficient performance, 
passive design), Transport  (e.g. cycle storage and green travel plan), 
Water (e.g. water metering and SUDS), Materials (e.g. use of A rated 
materials), Waste (recycling, resilience to climate change), Land use and 
ecology (ecological advice and construction management), Pollution (e.g. 
floor resilience, noise pollution). 

Further measures will be selected from the following to further improve 
sustainable performance:
- Views outside from work areas;
- Ventilation design to ensure good internal air quality;
- Best practice acoustic standards;
- Site Design to ensure pedestrian and cycle safety;
- Secure Site Design to best-practice standards;
- Sub-metering of energy uses by functional area;
- Water leak prevention technology in all rooms / WC areas;
- Improvements to refrigerant containing systems;
- Lighting design to eliminate upwards light spill at night.

Residential Sustainability

The BREEAM Communities assessment being carried out for the Masterplan 
includes many measures that will enhance the residential parts of the 
project, as outlined previously.  
In addition to this, the Residential element of the development will aspire 
to achieve the following standards for energy and water efficiency:

• Average potable water use of 120 litres / person / day 
• A 15% reduction on Building Regulations energy requirements
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Estimated Project Delivery Based on 2026 Ryder Cup Scenario

Key Based on 2026 Ryder Cup Scenario

Golf course anticipated to commence 
in 2021 completed by 2025

Residential anticipated to commence 
in 2021  completed by 2026

Residential anticipated to commence 
in 2026  completed by 2040

Phasing of Residential Areas based on a 2026 Ryder Cup Scenario

 If the Ryder Cup is hosted in either 2030 or 2034, the delivery of the residential 
areas will be as follows:

• 2030 Scenario: An additional 295 units built (totalling 570 homes built) 
including: 192 units at Dearden’s Farm (northeast site); 85 units at Park End 
Farm (southeast site); and 293 units on the Western Fields in the northern 
extent of this area (with none in the southern extent of this area as this is 
where the temporary facilities for the Ryder Cup will be located)

• 2034 Scenario: An additional 391 units built (totalling 666 homes built) 
including: 192 units at Dearden’s Farm (northeast site); 85 units at Park End 
Farm (southeast site); and 389 units on the Western Fields in the northern 
extent of this area (with none in the southern extent of this area as this is 
where the temporary facilities for the Ryder Cup will be located)
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06 Implementation

6.1  Project Delivery

Project Phasing and Delivery  

The Project will be delivered over approximately 20 years (21 years for the 
2034 Scenario).  The phasing of the Project takes account of the potential 
scenarios that the rights will be awarded to host either the 2026, 2030 or 
2034 Ryder Cup and will be fully complete and operational by 2040 (or 
2041 in the case of the 2034 event).

In broad terms, the proposed phasing of the Project is as follows: 

• Demolition of some existing buildings and construction of the golf
course, hotel, clubhouse, the academy (excluding the adventure golf
course and practice golf course areas), works to Mill Dam, and on-
site and off-site highway infrastructure and some green infrastructure
works (anticipated to commence in 2021 for all scenarios and
completed by 2026);

• Construction of the residential accommodation in sub-phases: some
sub-phases of the residential development construction will run parallel
to the construction of the golf course and then following the Ryder Cup
(2026, 2030 or 2034).  Construction of the residential development is
anticipated to commence in 2021 to allow time to obtain permission
for the detail design matters reserved for approval and complete site
preparation works.

• By 2025, the link road, the golf resort, and 275 residential units
would be delivered (110 units at Dearden’s Farm; 85 at Park End
Farm; and 80 at Western Fields North)

• By the Ryder Cup:

• 2026 Scenario: An additional 40 homes will be built (totalling
315 homes built) including: 130 units at Dearden’s Farm
(northeast site); 85 units at Park End Farm (southeast site);
and 100 units on the Western Fields in the northern extent
of this area (with none in the southern extent of this area as
this is where the temporary facilities for the Ryder Cup will
be located)

• 2030 Scenario: An additional 295 units built (totalling
570 homes built) including: 192 units at Dearden’s Farm
(northeast site); 85 units at Park End Farm (southeast site);
and 293 units on the Western Fields in the northern extent
of this area (with none in the southern extent of this area as
this is where the temporary facilities for the Ryder Cup will
be located)

• 2034 Scenario: An additional 391 units built (totalling
666 homes built) including: 192 units at Dearden’s Farm
(northeast site); 85 units at Park End Farm (southeast site);
and 389 units on the Western Fields in the northern extent
of this area (with none in the southern extent of this area as
this is where the temporary facilities for the Ryder Cup will
be located)

• Construction and decommissioning of the temporary facilities to host
the Ryder Cup (anticipated to be undertaken in host year, i.e. 2026,
2030 or 2034).  It is anticipated that the construction of the temporary
facilities to host the Ryder Cup will take 100 to 120 days.  The Ryder
Cup will then be hosted for one week.  It will take approximately 42 to
84 days to decommission the temporary facilities used for the Ryder
Cup.

• The construction of the Project as a whole is anticipated to be
completed by 2040 (or by year 2041 under the 2034 Scenario).

Construction Timescales: 

• vegetation clearance to accommodate the golf course layout, including
woodland and tree felling, approximately 24 months;

• demolition of the current buildings, approximately 6 months;

• golf course earthworks operations to create mounds, bunds, bunkers,
contour fairways, level areas and waterbodies, approximately 24
months;

• presence of construction compounds and storage facilities on site and
frequent movements of vehicles, machinery and personnel within
the site, approximately 24 months: for example staff numbers on
the golf course site are likely to be around 30-40 and vehicle will be
approximately 50 two-way vehicle movements per day during the peak
construction period;

• diversion or closure of all footpaths during construction, approximately
24 months plus the ‘grow-in’ period of 12-18 months;

• construction of the buildings and infrastructure including the
Clubhouse (approximately 12 months), Hotel (approximately 18
months), Academy (approximately 18 months), on and off site
highway infrastructure and green infrastructure works (approximately
24 months). The golf course, Hotel, Clubhouse, Academy and road
infrastructure will be built concurrently over a 3 year period.

• construction of the new features associated with the golf course
design including a new bridge structure on the 13th over Mill Dam
Stream and refreshment facilities (including toilet block and café/unit),
approximately within the 24 months for the construction of the golf
course;

• restoration works, within the 24 month construction period for the golf
course;

• internal road and path surfacing improvement works and tree planting 
works, within the 24 month construction period for the golf course;

• construction of the residential development, over an approximately 20 
year period (21 years for the 2034 Scenario) , in phases with 
construction ongoing for c. 8 years at Deardens’ Farm
(2022-2029), c. 4 years at Park End Farm (2022-2025), and c. 18 
years in the Western Fields (2022-2040); or c. 19 years under the 
2034 Scenario (2022 – 2041);

• construction of the link road (approximately within a 5 year period); 
and

• construction of the temporary facilities to host the Ryder Cup will take 
100 to 120 days.  The Ryder Cup will then be hosted for one week.  It 
will take approximately 42 to 84 days to decommission the temporary 
facilities used for the Ryder Cup
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Construction and Environmental Management 

The Environmental Impact Assessment process has identified that 
additional mitigation is required over and above the embedded mitigation 
(which have been designed into the scheme) to reduce the significance of 
the effect and/or to secure environmental best practice. 

An Outline Construction Environmental Management Plan (CEMP) is 
being submitted as part of the planning application, and is expected to 
be secured by planning condition on ce the proposal has been granted 
planning permission. 

A full (CEMP) will be provided and implemented pursuant to a planning 
conditions attached to the permission.

The CEMP will contain measures to manage the construction process to 
reduce environmental impacts.  Other measures will also be implemented 
pursuant to planning conditions attached to the permission.

A summary of these measures is provided below (further information can 
be found in the Environmental Statement Volume 2):

• Construction work only to occur between the hours of Monday to Friday 
08:00 to 18:00 Monday to Friday and Saturdays 08:00 to 13:00, with 
no working on Sundays or Bank Holidays

• Undertaking archaeological recording before demolition and provision 
of on-site interpretation

• Preparation and implementation of a Written Scheme of Investigation 
(WSI) and evaluation trenches where applicable

• Undertaking Pre-construction site ground detailed investigation

• Preparation and implementation of a Earthworks Development and 
Waste Management Plan

• Preparation and implementation of an Emergency Response Plan,

• Preparation and implementation of a Water Management Plan

• Preparation and implementation of a Water Framework Directive 
Mitigation and Enhancement Plan

• Preparation and implementation of a Lake De-silting and Restoration 
Plan

• Temporary facilities erected and installed on site for the Ryder Cup 
will be at least 10m from any waterbody, and temporary pollution 
prevention measures to be implemented

• A temporary surface water drainage system will need to be 
implemented for all temporary hardstanding areas

• Junction improvements at M61 J5 including on Snydale Way

• Preparation and implementation of a Travel Management Plan

• Preparation and implementation of a Noise Management Plan (NMP)

• Use of Lower powered grass cutting machinery at the golf academy

• Suitable design of the properties in the North East location at reserved 
matters phase for protection from noise

• Use of marque structures with a sound reduction index of 20 dB RW

• Reduction in hours of use of the adventure golf course to 07:00 to 
23:00

• No deliveries to the golf academy between the hours of 23:00 and 
07:00

• Provision of a 1.8m high solid acoustic fence between the golf academy 
and the houses on Manchester Road

• Provision of noise bunds and barriers to protect those properties 
closest to the proposed link roads

• Preparation and implementation of European Protected Species Licence 
(EPSL) Method Statements;

• Preparation and implementation of a Landscape and Habitat 
Management Plan (LHMP) for aspects of the development outside the 
scope (i.e. level of detail) of the Conservation Management Plan for 
Hulton Park;

• Preparation and implementation of a LHMP for the Western Fields 
residential area/s, including Rawsthorne Wood;

• Preparation and implementation of a Arboricultural Method Statement 
in accordance with BS5837:2012 (AMS);

• Preparation and implementation of a Reasonable Avoidance Measures 
(RAMs), also known as Precautionary Methods of Working i.e. ways of 
working sensitively which protect sensitive habitats and species

• Preparation and implementation of other receptor-specific method 
statements as detailed in the Ecology ES.

• Habitat and Species Management Strategies in the LHMP have informed 
the Outline Construction Environmental Management Plan (CEMP).
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6.2  Management & Maintenance
The active maintenance and management of Hulton Park is a key benefit 
of the proposals and will help reverse decades of under investment and 
ensure key heritage features are no longer at risk.  Further details of the 
management and maintenance of the Hulton Park proposals can be found 
within the Environmental Statement Volume 2, a summary of the key 
points are provided below.

The Hulton Park Conservation Plan (HPCP) Volumes 2 provides an overview 
of the landscape management and maintenance proposals that will be 
utilised to ensure the Hulton Park remains authentic to the historic, 
evidential and aesthetic value.

The production and implementation of the final Landscape Management 
and Maintenance Plan – to be prepared in accordance with the outline 
LHMP submitted alongside the application – is expected to be secured 
by secured by planning condition once the proposal has been granted 
planning permission. The LHMP provides the overarching management and 
maintenance plan for the whole site from pre-construction, construction 
of the golf course and parkland restoration, through to the Ryder Cup 
event, ongoing management of the golf course, and management of the 
residential areas. The LHMP contains all of the information relevant to the 
management of each habitat and species covered by the Environmental 
Statement, in the form of management strategies. The summary below 
highlights the high standards of maintenance to be provided.  

Golf Course Maintenance

New parkland trees

• New parkland trees will be maintained to ensure successful 
establishment, any trees that fail within the first 5 years will be 
replaced to the original specification.

• Trees will be inspected 3 times per annum, stakes/guards adjusted and 
weed control undertaken  to 1m diameter circle around trees, using 
herbicide.

Existing Parkland trees

Existing parkland trees will be subject to an annual safety inspection and 
remedial work as recommended by the inspection.  Where possible these 
trees will be retained for their safe biological life.

New Woodlands

• New woodland will be maintained to ensure successful establishment, 
any planting that fails within the first 5 years will be replaced to the 
original specification.

• Trees/shrubs will be inspected 3 times per annum, stakes/guards 
adjusted and weed control undertaken  around trees, using herbicide.

• Woodland thinning would be undertaken once in the first 10 years, 
removing some 25 percent of the tree numbers, thereafter on 5 - 10 
year intervals removing 25% of the remaining trees, this proportion 
decreasing to 10-15% after 5 or so thinnings.  The strategy will 
promote a balanced age and species structure.

Existing woodlands

A Tree, Woodland and Hedgerow Management Strategy has been produced 
to establish management objectives for all existing woodlands. The initial 
phase of woodland management should include the control and eradication 
of invasive species, the translocation of deadwood habitats into retained 
or new woodland, woodland improvement works and planting, and the 
establishment of resilience in new woodland edges. In the longer term, 
woodland management should include biosecurity monitoring, tree hazard 
assessment, and improvements to amenity and visitor engagement. It is 
anticipated that the production and implementation of the Tree, Woodland 
and Hedgerow Management Strategy would be secured by planning 
condition.

Golf Course

• Golf Greens - Cut 5-7 times per week throughout the growing season 
to a height of 3-4mm.

• Golf Tees - Cut 5-7 times per week throughout the growing season to a 
height of 7-10mm.

• Golf Fairways - Cut 2-3 times per week throughout the growing season 
to a height of 10-13mm.

• Golf Semi-rough – Cut 1-2 time per week throughout the growing 
season to a height of 20-25mm.

• Golf Rough - Cut 3-4 times per month  throughout the growing season 
to a height of 50mm.

• Golf Far Rough - Cut 1-2 times per year throughout the growing season 
to a height of 50mm.

• To minimise any potential noise impacts on neighbours lower powered 
grass cutting machinery will be used at the golf academy.

The fairways and greens would generally not be cut with an overt 
chequerboard pattern, to ensure the appearance of the course is sensitive 
and appropriate to the parkland character. The only variance to this 
approach would be during occasional high profile events such as the Ryder 
Cup, when a checkerboard mowing regime may be adopted, as required for 
television and global audiences.

Fine Lawns around hotel

• Fine lawn to pleasure grounds and hotel surrounds - Cut once per week 
throughout the growing season to a height of 15 - 25mm.

• Ornamental planting – herbaceous & shrubs

• Royal Horticultural Society or similar good practice guidelines will guide 
maintenance and pruning of all ornamental planting within the Pleasure 
Grounds.

• Routine dead heading/sucker control and weed removal will ensure 
these formal areas provide a high quality display. Any dead or diseased 
plants should be replaced to maintain well-stocked beds of healthy 
plants.

Ponds and lake 

• The ponds and lake will be inspected regularly removing debris and 
litter as required. Invasive weeds will be monitored and removed.  
Marginal planting will be cut back (1/3 per annum) and thinned in 
September or November by lifting and splitting masses of roots and 
tubers. Most plants will need to have their foliage trimmed but some 
will die back naturally.

Hard landscape

• Roads, paths, golf buggy routes, fencing would be frequently inspected 
and maintained, with any damage repaired.  Litter and debris would be 
removed from all areas as required. 

• Buildings, historic structures and entrances 
• All Buildings, historic structures and entrance gates would be inspected 

and maintained regularly, with any damage carefully repaired.  

Residential Areas

All residential areas will have a residential management company that will 
be responsible to maintain the residential areas to a high standard, similar 
to that of the golf resort. The Hulton Trail that runs through the western 
parcel and Park End Farm residential area will also be maintained by the 
residential management company.

Event and travel management

Event and travel management has been a key consideration for the 
proposal and further details can be found within the Environmental 
Statement Volume 2:
• Travel Plans for the golf resort and residential development.
• Habitat and Species Management Strategies in the LHMP to inform the 

Interim Event and Travel Management Plan.

The following additional management measures will be secured by planning 
conditions attached to the permission.
• Interim Event and Travel Management Plan.
• Preparation and implementation of a Travel Management Plan.
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7.1 Conclusion
Hulton Park is a Grade II registered Park which is synonymous with the 
Hulton family, as successive members of the family resided here since 
the C14th and funded the development and expansion of this estate most 
significantly from the C18th onwards. The existing Park was designed 
initially by William Emes in the C18th and then extended to the designs 
of John Webb, who oversaw the estates expansion during the C19th. This 
process culminated in a country estate of significant scale, extending to 
over 205ha and combined architectural structures, meadow, water bodies, 
woodland and a pleasure ground. The Park was at the centre of political 
and social life within the area, as the Hulton family became important local 
employers through their coal mining activity around the Park and beyond.

The site was left unoccupied for over 40 years in the early to mid C20th and 
ultimately the estate’s centrepiece, Hulton Hall, was demolished in 1958. 
Since then the Park has experienced little or no investment nor been subject 
to any active management regime, and today the landscape is subject to 
agricultural tenancies being used primarily for the grazing of cattle and 
horses. The decades of under-investment has led to the gradual degradation 
of the designed landscape, with the loss or reduction in extent and quality of 
natural and built park features. 

Since taking ownership of the estate, Peel has been considering a means 
of repurposing the Park for the use and delight of C21st visitors whilst 
retaining, restoring and celebrating its heritage features.  A maintenance 
programme is in place to limit further significant deterioration however the 
Park requires substantial investment to reverse its long term decline and 
implementation of an ongoing conservation regime. Peel’s vision is to return 
the Park to a working and productive landscape that once again makes a 
meaningful economic and social contribution to the vitality of the area and 
in doing so provides the means of retaining and enhancing its heritage 
significance, whilst conveying wider benefits in perpetuity.

Peel’s proposal for realising this is the creation of a sporting hub of 
international standard and quality in the form of a championship-grade golf 
resort. The resort is designed specifically to underpin a bid to host the Ryder 
Cup one of the biggest sporting events in the world. With this scale and 
profile comes the ability to secure significant social and economic benefit for 
the host location both locally and regionally. Peel aims to host the Ryder Cup 
at the Hulton Park venue.

The Project has been through a thorough iterative design process in order to 
minimise harm and maximise benefits to the Registered Park and Garden, 
its built heritage assets, ecology and woodland resources. Additionally the 
design of the scheme draws on the guidance provided in the English Heritage 
2007 document ‘Golf in Historic Parks and Landscapes’ and above all aims to 
minimise interventions in the most historically significant parts of Park. 

The proposal involves the construction of a new 4/5-star hotel on the site 
of Hulton Hall thus restoring the lost centrepiece of the Park, with other 
contemporary built elements being positioned in the least sensitive areas of 
the Park. Access and circulation routes reflect those of the C18th and C19th 
design, allowing the visitor to experience the Park as originally anticipated. 
Additionally the proposals aim to comprehensively restore the sites historic 
built features including the entrance lodge and gates, the walled garden, 
Grade II listed dovecote, hay barn, ha-ha, lakes and woodland walks.

The project retains the surviving trees and clumps from the Emes and Webb 
design and restocks the Park with parkland trees to enhance and conserve 
the historic parkland character. The proposed golf course maximises areas 
of ‘rough’ and minimises areas of close-mown grass whilst also increasing 
biodiversity values with new woodland planting to screen development 
outside of the Park. New residential development is proposed in the least 
significant areas of the Park and these are well enclosed by woodland.

Ultimately the project aims to restore the Registered Park and celebrate the 
sites nationally important heritage by giving it a new use which is relevant to 
C21st users. The proposed international-standard golf resort will comprise 
a championship-grade 18 hole golf course, a clubhouse, and a 4/5-star 
hotel complex. The proposed development entails a commitment to an 
ongoing conservation management regime, which sees the Park retaining in 
single ownership without the threat of subdivision. Additionally it includes 
the introduction of the new ‘Hulton Trail’ which will radically improve the 
quantity and quality of community access. All relevant policy tests have been 
addressed and complied with.

Assessment has identified that this proposal will have direct and very 
significant economic and social benefits locally and regionally. The project 
will provide a world-class golf resort, providing facilities of an international 
standard, and has been designed to maximise the prospects of Hulton Park 
being selected as a Ryder Cup venue in order to host the tournament. 

Hulton Park represents a genuinely unique and game-changing opportunity 
for Bolton Metropolitan Borough. The golf resort will raise the profile of 
Bolton and Greater Manchester on the world-stage and the economic, 
legacy, social, cultural and tourist benefits which will result are identified 
as being of regional significance. Indeed Peel’s overall vision for Hulton 
Park is to create an enduring legacy for Bolton in which heritage, recreation 
and sport work together to provide the Park with a sustainable future in 
perpetuity.




