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Prepared by: BPD Architecture CIAT Registered Practice 

PLANNING PERMISSION IN PRINCIPLE APPLICATION FOR THE POTENTIAL 
ERECTION OF UPTO 2 No. CLASS C3 DWELLINGS 

Land adjacent 455 Manchester Road, Blackrod, 
BOLTON BL6 5SR 

PLANNING STATEMENT 

October 2023 
REF: 1154/MRB/PS  
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/1 INTRODUCTION 

This statement should be read in conjunction with the submitted application package, which 
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/2 SITE DESCRIPTION 

There is existing vehicular access to the site from Manchester Road via a central access 
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The site is located wholly within Flood Zone 1, where the risk of flooding is at its lowest. There are no active 

Tree Preservation Orders associated with the site. With regards to heritage designations, the site is not 

located inside or near to a conservation area, and it is not located in the setting of any listed building or 

other heritage asset. The site is located inside the designated greenbelt with the housing estate opposite 

allocated as a village settlement retaining certain planning allowances.
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SITE PHOTOGRAPHS: 

Photo 1 – Access to the site by means of an existing gateway 

Photo 2 – Wider street frontage looking north towards 455 Manchester Road 
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Photo 3 – Interior view of the site looking North East from the access gate 

Photo 4 – Google Streetview photo looking directly across Manchester Road from the application site to the west 
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Photo 5 – Red edged aerial site plan courtesy of Google Earth 
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/3 PLANNING HISTORY 

93787/15  OUTLINE APPLICATION FOR THE ERECTION OF ONE PAIR SEMI 

DETACHED DWELLINGS (ACCESS DETAILS ONLY). REFUSED 22 Jun 2015 

APP/N4205/W/15/3131636   PLANNING APPEAL RELATING TO THE ABOVE 

APPLICATION. APPEAL DISMISSED 08 Dec 2015 

As will be explained further, both of these applications were refused prior to the introduction of 

the new permission in principle route to obtain planning approval, however we believe that this 

application site should now fall within the permission in principle category given its road 

frontage location sited between domestic dwellings and can therefore be classed as an infill 

site. 

86434/11 455 MANCHESTER ROAD, BLACKROD   
FULL APPLICATION FOR THE ERECTION OF FOUR-BEDROOM HOUSE. APPROVED 08 
Aug 2011 

15509/23 | APPLICATION FOR PERMISSION IN PRINCIPLE FOR THE ERECTION OF 2 
NO. DETACHED DWELLINGHOUSES AND NEW ACCESS ON PART OF EXISTING GARDEN 
AREA | Hoskers Nook Farm Eatock Way Westhoughton Bolton BL5 2RB 

07758/20 | APPLICATION FOR PERMISSION IN PRINCIPLE FOR THE ERECTION OF 
ONE DWELLING | 12 Chapel Street Blackrod Bolton BL6 5AH 
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Chorley Borough Application reference 21/00744/PIP was allowed on appeal where the 

Inspector determined 

has marked similarities to both cases, and they will be drawn-on in a 

later section to support 

The above application as aforementioned is not located within the Bolton borough but is 

relevant when considering the adopted national policy for which the planning inspectorate 

would review, should Bolton council not accept this proposal.   
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/4 PERMISSION IN PRINCIPLE 

Town and Country Planning (Permission in Principle) (Amendment) Order 2017; and 

The former came into force on the 1st June 2018, whilst the latter was most recently updated 

to date guidance is readily available regarding such proposals. This section of the statement 
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Completed application form; 
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Planning Considerations 

protected species are only applicable to Stage 2 Technical Consent applications (Paragraph: 

Implementation Period 

Determination Time Limits 
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/5 PROPOSED DEVELOPMENT 
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/6 PLANNING POLICY CONTEXT 

Adopted Policies relevant to the application 
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ADOPTED LOCAL POLICIES 

Bolton Council Local Development Scheme (LDS)  
This is a programme document for the review of Bolton’s Development Plan Documents and sets out the 
documents the council needs to prepare over the next three years with timescales and milestones for 
their preparation.  The first Local Development Scheme was published in March 2005 and covered the 
period to March 2008.  It has been revised several times since it was first produced, most recently in 
September 2020.  This Local Development Scheme covers the period up to March 2024.   

POLICY P5  
The council and its partners will ensure that developments take the following into account:
1. Accessibility by different types of transport, prioritizing pedestrians, cyclists, public transport users 

over other motorized vehicle users.  
2. The design of developments to enable accessibility by public transport.  
3. Freight movement for industrial and storage uses.  
4. Servicing arrangements.  
5. Parking, including parking for cycles and powered two-wheelers, in accordance with the parking 

standards set out in appendix 3.  
6. The transport needs of people with disabilities.  
7. The requirement for a transport assessment and travel plan with major trip generating 

developments. 
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POLICY S1  
The council and its partners will:

1. Ensure that the design of new development will take into account the need to reduce crime and 
the fear of crime.  

2. Promote road safety in the design of new development.  

3. Target expenditure on road safety to locations with the worst safety record. 

POLICY CG1  
The council and its partners will:

1. Safeguard and enhance the rural areas of the borough from development that would adversely 
affect its biodiversity including trees, woodland and hedgerows, geodiversity, landscape 
character, recreational or agricultural value; or its contribution to green infrastructure, reducing 
flood risk and combating climate change.  

2. Safeguard and enhance biodiversity in the borough by protecting sites of urban biodiversity 
including trees, woodland and hedgerows from adverse development, and improving the 
quality and interconnectivity of wildlife corridors and habitats.  

3. Safeguard and enhance parks, gardens, allotments, civic spaces, cemeteries and playing fields 

and improve the quality and multi-functional benefits of these assets.  
4. Allow some development on informal greenspaces in the urban area, provided that it allows for 

the improvement of remaining greenspaces and helps to meet the strategic objectives for 
housing.  

5. Reduce the risk of flooding in Bolton and other areas down stream by minimising water run-off 
from new development and ensuring a sequential approach is followed, concentrating new 
development in areas of lowest flood risk.  

6. Work towards minimizing energy requirements, improving energy efficiency, lessening the 
reliance on fossil fuel-based energy and reducing carbon dioxide (CO2) emissions. 

 7.Maximise the potential for renewable energy development and encourage proposals that 
contribute towards the renewable energy targets set out in the Regional Spatial Strategy. 

POLICY CG3  
The council and its partners will:  

1. Expect development proposals to display innovative, sustainable designs that contribute 
to good urban design.  

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

4. Conserve and enhance the heritage significance of heritage assets and heritage areas, 

recognizing the importance of sites, areas and buildings of archaeological, historic, 
cultural and architectural interest and their settings.  

5. Ensure development is designed in an inclusive manner which is accessible and legible to 
all, regardless of age, gender, background or disability.  

6. Encourage the incorporation of design measures into new developments that allow 
adaptation and resilience to the impacts of climate change and extreme weather events 
and also to reduce the threat of fuel poverty, through the careful selection of aspect, 
layout and massing, and by making buildings increasingly energy efficient.  

7. Maintain and respect the landscape character of the surrounding countryside and its 
distinctiveness. Any soft landscaping and landscape enhancement schemes should 
enhance biodiversity and be compatible with the nearby landscape character types 
identified by the Landscape Character Assessment. 

POLICY CG4  
The council and its partners will:  

1. Ensure that new development is compatible with surrounding land uses and occupiers, 
protecting amenity, privacy, safety and security. 

2. Development should not generate unacceptable nuisance, odours, fumes, noise or light 
pollution, nor cause detrimental impacts upon water, ground or air quality.  

3. Development proposals on land that is (or is suspected to be) affected by contamination or 
ground instability must include an assessment of the extent of the issues and any possible 
risks. Development will only be permitted where the land is, or is made, suitable for the 
proposed use. 

POLICY SC1  
The council and its partners will:

1. Identify a range of housing sites for additional provision of 694 dwellings per annum between 
2008 and 2026.  

2. At least 80% of housing development will be on previously developed land in accordance with 
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the Regional Spatial Strategy; the Transforming Estates programme will provide up to 20% of 
housing development on Greenfield land.  

3. Ensure that 35% of new housing is affordable, broken down into 75% for social renting and 
25% for intermediate housing. All developments which incorporate open market housing and 
with a capacity of 15 or more dwellings should ensure that provision of affordable housing is 

made on previously developed land 15% of total provision should be affordable and in the 
case of Greenfield land 35%. A lower proportion and/or a different tenure split may be 
permitted where it can clearly be demonstrated that development would not be financially 
viable and affordable housing provision is being maximised. 

4. Ensure that for market and social rented housing, about 50% of dwellings are 3-bedroomed 
or larger, and no more than 20% (for market housing) or 10% (social rented) are 1-
bedroomed. Ensure that for intermediate housing about 20% of dwellings are 3-bedroomed, 
and no more than 40% are 1-bedroomed. 

5. Ensure that new housing has a density of at least 30 dwellings per hectare, and achieve 
higher densities where possible taking into account local character.  

6. Provide an adequate supply of sites for gypsies and travellers, and travelling show people, 
taking into account such considerations as proximity to local services, the amenity of 

adjoining occupiers, the effect on the environment and the strategy of concentrating 
development in the existing urban area. 

POLICY OA1  
The council and its partners will:  

1. Continue to promote Horwich town centre as being suitable for a mix of retailing, leisure, 
employment and housing uses. 

2. Identify Horwich town centre as serving the western part of the borough for retailing.  
3. Ensure the local centre at Blackrod will continue to serve local needs.  
4. Concentrate sites for new housing in Horwich town centre, at Horwich LocoWorks and on 

other sites within the existing urban area.  
5. Maintain current Green Belt boundaries.  
6. Ensure Protected Open Land around Horwich and Blackrod remains undeveloped, except to 

the west of Horwich LocoWorks where development will be allowed to support the 
regeneration of the LocoWorks site.  

7. Recognise the Community College site at Victoria Road as the principal focus for post-16 
education in the western part of the borough.  
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8. Protect significant recreational areas in the West Pennine Moors and around Blackrod, 
including the Leeds and Liverpool Canal, from adverse development.  

9. Conserve and enhance the character of the existing landscape and physical environment, 
especially the conservation areas at Horwich town centre, Horwich Loco Works and 
Wallsuches.  

10. Ensure that development in Horwich and Blackrod respects street patterns, the grain and the 
form of predominant architectural styles and where possible makes sympathetic use of locally 
distinctive materials such as stone.  

11. Ensure that new development does not harm the landscape setting and protects views from 
public areas to the surrounding landscape.  

12. Develop new or expanded medical and health facilities at both Horwich and Blackrod.
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Material Considerations 

outweigh the benefits, when assessed against the policies in the framework 
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homes and specifically states that it is important that a sufficient amount and variety of land 

than one hectare in size, whilst Paragraph 84 within the following section (Building a strong, 
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Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to the Green 
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Other Relevant Local Guidance 

6.20 The Blackrod Neighbourhood Plan is a strategically important legal document which will set out 
the vision and objectives of the community for the next 15 years. Covering Housing development, 
Infrastructure, Environment, Heritage & other areas determined by the residents & broader 
Blackrod community. 

At a full meeting of Bolton Council on the 23rd June 2021 it was unanimously agreed that the 
Blackrod Neighbourhood Plan be Made part of the statutory development plan for the borough. 
This means that our Neighbourhood Plan is now a legal document. Work on the Plan is now 
complete but there are a number of Community Projects outlined in the Plan that we will need to 
help implement. 



26 | P a g e

/7 PLANNING ASSESSMENT 

Pertinent to establishing the principle of development at the site is the proposed scheme’s 
compliance with Green Belt policy. National Green Belt policy is set out within Section 13 of 
the NPPF, specific to proposals affecting the Green Belt are Paragraphs 147 to 151. 

and 150 list developments 
that are not inappropriate in the Green Belt. In relation to the construction of new 
buildings, Paragraph 149(e), is considered directly relevant to the proposal at hand, 
identifying ‘limited infilling in villages’ as an appropriate form of development.  
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The site forms part of the established 

development pattern 

Chapel Lane, Heapey, Chorley was also allowed, where the Inspector determined that the 

proposal would 
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Considering the wider Framework, it is important to note that Paragraph 7 of the NPPF is 

clear that the purpose of the planning system is to contribute to the achievement of 
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services. It is considered that the proposed development would therefore assist in achieving 

detailing that 10% of a Council’s housing requirement should be delivered on sites no larger 
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Whilst details of design in the PIP process are reserved until Stage 2, it remains the intention 

planning policy. An indicative Site Plan has been submitted to illustrate how a single dwelling 

the future, the proposals would also add to the stock of detached family 

dwellings in Bolton. 
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Planning Balance 



35 | P a g e

/8 CONCLUSIONS 

a number of existing 

dwellings in the immediate surrounds. By virtue of the nearby facilities, 

that are submitted alongside this statement. Other relevant technical considerations are not 
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