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Appeal Decision  

Site visit made on 17 January 2023  
by J D Clark BA (Hons) DpTRP MCD DMS MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 16 February 2023 

 
Appeal Ref: APP/N4205/D/22/3309450 

1 Redcar Road, Bolton BL1 6LG  
• The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 

• The appeal is made by Kevin Berne against the decision of Bolton Metropolitan Borough 

Council. 

• The application Ref 13109/22, dated 1 February 2022, was refused by notice dated   

5 September 2022. 

• The development proposed is two storey side extension and single storey wrap-around. 

Decision 

1. The appeal is dismissed. 

Main Issue 

2. The main issue is the effect of the extensions on the character and appearance 

of the area. 

Reasons 

3. The appeal site comprises a semi-detached house and its gardens on the 
corner of Redcar Road and Abercorn Road. The house is elevated above the 
road which makes it very prominent, the front elevations of the neighbouring 

houses to the rear, Nos 22 and 24 Abercorn Road, are set back from the road 
and are roughly in line with the side elevation of 1 Redcar Road. No 22 and 24 

are also elevated whilst those on the opposite side of the road are much lower. 

4. The proposal would, in part, wrap around the existing house so that both the 
rear and side elements would project sidewards closer to Abercorn Road than 

the front elevations of Nos 22 and 24 or the side elevation of 2 Redcar Road, 
which is on the opposite corner of Redcar Road and Abercorn Road. Enlarging 

the house by bringing the side elevation closer to the road would be out of 
keeping with the neighbouring houses in terms of their spacing and relationship 
to the road. As a result, the proposal would be prominent and intrusive in the 

street scene, particularly given the overall size and two storey height of the 
side extension.  

5. Reference has been made to planning permission for a two storey extension to 
2 Redcar Road. This would have extended the house closer to Abercorn Road 
but the planning approval, dating from 2016 now appears to have lapsed. 

Given this, I do not consider that it sets a precedent for allowing this proposal1. 
I accept that extensions of a similar design may have been approved and built 

 
1 Planning Application Ref: 96396/16. 
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elsewhere in the area but from the information submitted about these, none 

appear comparable to the proposed extensions in terms of its corner location 
and land levels. I therefore attach limited weight to these other examples and 

in any event my decision is based on the proposal before me and its effect on 
the character and appearance of this area. 

6. I note that the two storey side extension would have a slightly lower roof than 

the existing house, it would be stepped back from the front elevation and its 
materials would match the existing house. It has also been amended since first 

submitted and existing landscaping would be retained and added to. I also note 
that there are no highway objections to the proposal and it would not harm the 
living conditions of the occupiers of neighbouring properties. Be that as it may, 

for the reasons stated, the proposed extensions would have a harmful effect on 
the character and appearance of the area. 

7. They would therefore conflict with Core Strategy2 policies CG3 and OA5 which, 
amongst other things, require development to conserve and enhance local 
distinctiveness and ensure that development has regard to the overall built 

character of the area and be compatible with it in terms of scale and massing. 
Moreover, it would also conflict with the general advice in the Council’s SPD3 

regarding the appropriateness of an extension to its setting taking into account 
matters such as building lines in the street. Furthermore, it would conflict with 
the aims of the National Planning Policy Framework4 with regard to achieving 

good standards of design.  

Conclusion 

8. For the reasons given above and having had regard to the development plan 
and all other considerations, I conclude that the appeal should be dismissed. 

 

J D Clark  

INSPECTOR 

 

 
 

 
2 Bolton Council Local Development Framework Bolton’s Core Strategy Development Plan Document,          
Adopted 2 March 2011. 
3 Bolton Council House Extensions Supplementary Planning Document August 2012. 
4 Ministry of Housing, Communities and Local Government National Planning Policy Framework, 2021 (the 

Framework). 
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