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Our Ref: TID1863   

 

12th May 2017 

 

Burnley Borough Council,  

Town Hall,  

Manchester Road,  

Burnley,  

Lancashire BB11 9SA  

BY EMAIL 

 

Dear Sirs 

 

BURNLEY LOCAL PLAN : PROPOSED SUBMISSION DOCUMENT  

 

I am writing in connection with the aforementioned Local Plan Consultation and specially the 

Council’s consultation in relation to the published Submission Documents which form the 

Draft Local Plan that is now ready to be submitted formally for approval. 

 

I would be grateful if you could acknowledge safe receipt of this submission and keep the 

writer updated as to the progress of the Local Plan accordingly. 

 

Background 

 

This letter of representation has been prepared on behalf of our clients, The Eshton Group 

who presently are the owners and developers of Burnley Bridge Business Park.  The Eshton 

Group also have an interest in land to the South of Network 65.  

 

This representation is focussed therefore on those two specific sites, the proposed 

expansion of Burnley Bridge Business Park, and also land to the south of Network 65 which 

is positioned off Accrington Road, to the west of the Town Centre. 

 

Background : Burnley Bridge Business Park  

 

Burnley Bridge Business Park is positioned at Junction 9 of the M65, and has provided a 

significant opportunity for the delivery of high quality, much needed employment floor space 

within the heart of the Burnley District. 

 

Burnley Bridge Business Park is an extant allocation and the Adopted Burnley Local Plan 
referenced the site as follows; 

 

This site, suitable for business (B1), general industrial (B2) and warehousing (B8) 

uses, is a major brownfield redevelopment opportunity which would bring currently 
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contaminated land back into use. There is potential to improve access from the site to 

the M65 making this a highly accessible location. The Council will work in partnership 

with the North West Development Agency (NWDA), the private sector and other 

partners to bring this site forward. An ecological survey of the site will be required to 

accompany any planning application. Should any mitigation measures be identified in 

such a report they will be a condition of any planning approval. A development brief 

will be prepared for this site. 

 

The Eshton Group have been successful in delivering a bridged connection to Junction 9 of 
the M65 which has resulted in the development of the Burnley Bridge site being brought 
forward.   
 
The development of this site is widely seen as being a major success story in attracting 
major occupiers, investors and employers to Burnley. 
 
The bridge link connection to the motorway, over the Leeds to Liverpool Canal and delivered 
by The Eshton Group has been held to be a fundamental aim of the Local Authority.   
 
The connectivity of the site to the motorway now means that the site is unrivalled in its 
accessibility to Burnley, Blackburn, Manchester and West and North Yorkshire. 

 

The Future Expansion of Burnley Bridge Business Park 

 

Given the location of the site, its connectivity to the wider area and the amount of 

development that is to be delivered in the short term it is considered wholly appropriate to 

support the need for additional land adjacent to the extant allocation.   

 

As a result of the high demand for space on the Burnley Bridge Business Park, The Eshton 

Group sought to promote the future expansion of the space available to potential investors 

and occupiers.   

 

On that basis a number of representations have been submitted to the Local Planning 

Authority throughout the Local Plan process. 

 

This Representation further builds upon those previous, earlier submissions as the Council 

have moved through the Local Plan adoption process in a positive and proactive manner.  

 

Following consideration, the Local Planning Authority has now sought to identify the 

proposed expansion of Burnley Bridge as an Employment Allocation within the Local Plan.   

 

Representations had been previously submitted to the Local Planning Authority in August 

2016 which supported this allocation of the site by the Local Planning Authority, albeit with a 

request to tie the existing site, and the future expansion area together. 

 

We are pleased to see that the amended boundary, as proposed in our Representation from 

August 2016 has been included in the Submission Document. 

 

 

 



 
 

 

 

Burnley Bridge Business Park South (Land to the South of Network 65) 

 

Burnley Bridge Business Park South, or land to the south of Network 65, forms a natural 

expansion of this existing allocated business park.   

 

The Eshton Group have secured an agreement to bring this parcel of land forward for new, 

employment led development. 

 

The land subject to this and earlier representations amounts to around 13.4 hectares, and 

can be independently accessed from Accrington Road. 

 

National Planning Policy  

 

The National Planning Policy Framework (NPPF) was published on 27th March 2012.  
 

Paragraphs 150 to 185 of the NPPF relate to plan-making. Paragraph 151 advises that local 
plans must be prepared with the objective of contributing to the achievement of sustainable 
development and therefore they should be consistent with the principles and policies set out 
in the Framework, including the presumption in favour of sustainable development.  

 

Paragraph 154 requires plans to be aspirational but realistic. Paragraph 178 advises that 
public bodies have a duty to cooperate on planning issues that cross administrative 
boundaries, particularly those which relate to strategic priorities.  
 

The Local Plan will in due course be examined by an independent Inspector the document 

will be assessed on the basis of whether the plan has been prepared in accordance with the 

Duty to Cooperate, legal and procedural requirements, and whether it is sound.   Paragraph 

182 of the NPPF states:- 

 

“A local planning authority should submit a plan for examination which it considers is “sound” 

– namely that it is: 

 

 Positively prepared – the plan should be prepared based on a strategy which seeks 
to meet objectively assessed development and infrastructure  requirements, 
including unmet requirements from neighbouring authorities  where it is 
reasonable to do so and consistent with achieving sustainable development. 

 

 Justified - the plan should be the most appropriate strategy, when considered 
against the reasonable alternatives, based on proportionate evidence; 

 

 Effective – the plan should be deliverable over its period and based on effective joint 
working on cross-boundary strategic priorities; and 

 

 Consistent with national policy – the plan should enable the delivery of sustainable 
development in accordance with the policies in the  Framework.  

 

 

 

 



 
 

 

 

Burnley’s Local Plan – Proposed Submission Document 

 

The Burnley Local Plan seeks to positively prepare the District for its growth and 

enhancement through to 2032.  

 

Once this round of consultation is closed on the 26th May 2017, the Council will look to then 

have the plan examined in public later in 2017, with, hopefully, adoption to follow in the early 

2018. 

 

Whilst this Representation is based primarily on the proposed allocation of three sites noted 

above, comments and responses will be offered on associated and linked wider issues 

which affect the future development of the District more generally. 

 

Section 3 : Spatial Vision and Objectives 

 

It is an objective of the Local Authority that the Local Plan helps “to create an environment 

that supports economic prosperity, growth, entrepreneurship and a diverse business base”.  

 

We noted in our Representation last summer that this statement is fully supported by The 

Eshton Group who recognise the opportunity that lies in front of the Council given its 

excellent position and connectivity to the wider areas.   

 

As previously outlined, the Eshton Group are committed to bringing forward quality 

development which enhances the economic vitality and viability of Burnley as a whole and 

on that basis the company is committed to aiding the Council through the delivery of much 

needed new employment space. 

 

Section 4 : Strategy 

 

Policy SP3 determines that 90 hectares of employment land should be identified and 

allocated within the Local Plan, a figure that The Eshton Group have been supportive of. 

 

Policy SP5, on page 55, requires that a BREEAM assessment must be carried out on all 

non-residential developments over 1000m2.   

 

As previously stated, the size of the buildings and indeed the requirements that exist within 

the market place for Burnley Bridge and land to the South of Network 65 will be in excess of 

this threshold.   

 

When delivering significant general industry and storage and distribution buildings of the 

scale that is envisaged, it would be more difficult to deliver buildings that achieve the 

requirements within Policy SP5.   

 

However, Policy SP5 reads as follows: 

 



 
 

 

 

“The Council will seek high standards of design, construction and sustainability in all types of 
development. Proposals will be expected to address the following minimum requirements, as 
appropriate to their nature and scale.” 
 

In this instance we can be supportive of this Policy wording as it clearly recognises that in 

some circumstances, depending on size and scale, the requirements within Policy SP5 

might not be capable of being met. 

 

The Green Belt 

 

The Council recognises the importance of the Green Belt and specifically how this should be 

protected.  However, it is clear that for Burnley to achieve its growth aspirations that some 

land will need to be released from the Green Belt.  Accordingly, para 4.7.6 states that; 

 

“Policy SP3 sets out the borough’s Employment Land Requirement and identifies that there 
is insufficient land within the borough outwith the current Green Belt to accommodate the 
requirement.” 
 
This continues in 4.7.7  
 
“The Council is therefore required to consider how this need can be met and whether there 
exist exceptional circumstances to justify an alteration of the existing Green Belt boundaries, 
including to accommodate this shortfall. The Council has undertaken a Green Belt Review to 
inform this decision.” 
 

Para 4.7.14 then states that 

 

“It is therefore proposed that these two areas of land be allocated under Policy EMP1 for 
high quality employment development and, therefore, removed from the Green Belt, together 
with any land within the relevant parcel which as a result of the allocation would no longer 
full its green belt purpose: 
 
• To remove - Site EMP1/12: Burnley Bridge Extension (Parcel 24)” 

 

This is welcomed and supported by The Eshton Group. 

 

Policies - Employment 

 

Policy EMP1 identifies my clients three sites as being allocated Employment Sites.  The 

references for my Client’s sites are as follows: 

 

1. EMP1/2 – Burnley Bridge Business Park Brownfield 6.56 B1 (b & c), B2 & B8 

2. EMP1/5 – Land South of Network 65 Greenfield 13.32 B1 (b & c), B2 & B8 

3. EMP1/12 – Burnley Bridge Extension Greenfield 10.27 B1 (b and c),B2 & B8 

 

 

 

 

 



 
 

 

 

 

I will take each allocation in turn; 

 

1. EMP1/2 – Burnley Bridge Business Park Brownfield 6.56 B1 (b & c), B2 & B8 

 

This allocation in essence reflects the previous employment allocation which is getting close 

to capacity.  The supporting text for the allocation states that; 

 

“The scale and massing of any development on the northern section of site B (3.14 hectares 
in size) should be single-storey units with a maximum ridge height of 7 metres in order to 
limit the impact of development on the surrounding residential properties.” 
 

Again, as per our representation from August 2016, The Eshton Group objects to this 

limitation which could affect the delivery of the northern part of the site.   

 

This limitation should be removed or amended to allow for a ridge height of 12 to 16 metres 

which is considered wholly appropriate and deliverable given the key strategic location of 

this site.   

 

Recommendation:  

 

The height limitation should be removed, or, at least increased to between 12 and 16 

metres.   

 

2. EMP1/5 – Land South of Network 65 Greenfield 13.32 B1 (b & c), B2 & B8 

 

Design Principle 1 states that natural materials are expected in relation to the development 

of the site.   

 

Clearly the development will comprise new employment space and whilst high quality design 

will be pursued, it is clear that natural materials will either not always be deliverable or, that 

there may be significant cost implications in respect of using such materials which could 

prejudice delivery of the site. 

 

Accordingly a high quality design should be proposed but the use of appropriate, natural and 

modern materials should be referenced within the Allocation. 

 

As previously advised, it is important to note that the existing Network 65 Business Park and 

the proposed site for allocation are in two different ownerships.   

 

A route is required linking the two sites together, however, it is not considered appropriate 

that this route should be a requirement.  Accordingly the supporting text should be amended 

so as to state that this is an aspiration and not a requirement.  

 

Discussions have been undertaken with the appropriate highway bodies so as to ensure that 

the site can be adequately and appropriately accessed.  The work undertaken to date has 



 
 

 

 

demonstrated that the site can be safely accessed without the need for any further highway 

interventions or improvements.   

 

The requirement for potential highway contributions (Design Point 6) is considered to be 

somewhat uncertain and therefore should be amended simply to outline that a robust 

Transport Assessment will be required to determine if the development of the site can be 

considered acceptable. 

 

Recommendations: 

 

Amend Design Principle 1 to incorporate the ability to use modern materials, and amend 

Design Principle 5 to acknowledge that the proposed allocation and the existing Business 

Park are within separate ownerships, and therefore any pedestrian and cycling links would 

only be an aspiration, not a policy requirement.  

 

Design Principle 6 should be amended to require an appropriate assessment of the 

Proposed Development in order to determine if there is any requirement to enhance nearby 

junctions. 

 

3. EMP1/12 – Burnley Bridge Extension Greenfield 10.27 B1 (b and c),B2 & B8 

 

The boundary between the existing Burnley Bridge Business Park and the proposed 

Extension has been amended as per our Representation from August 2016 and this is 

welcomed and appreciated by my clients. 

 

In the Policy Requirements and Design Principles summary, the following is recommended 

to be included as part of the allocation; 

 

Design Point 1 states that no built form should be developed within the Green Area to the 
north of the site, that this should be a landscaped area of open space; 

  
The development of this site, for employment related uses, will result in the significant 
investment of the site by industrial led occupiers.   
 
It is therefore recommended that an agreement is reached in respect of zoning the site for 
large buildings.  This could be formed through a initial Masterplan, which could be integrated 
within an Outline Planning Application that set out the design and development parameters 
for the site. 
 
As previously proposed, on the area to the north, it would be appropriate to have open uses 
in this location, such as car parking.  This would not therefore render a significant portion of 
the site unusable. 

 
Design Point 3 states that; 
 
“In view of the sensitivity of the site and potential impacts, a comprehensive masterplanned 
scheme for the whole site utilising high quality materials will be expected, accompanied by a 
visual impact assessment to determine the appropriate location and design of units.” 
  



 
 

 

 

This statement is welcomed, however, the thrust of this statement, which is to have a 
masterplanned approach to the site would therefore render Design Point 1 redundant, as the 
approach to delivering this site would be established through the application of Design Point 
3. 
 
Design Point 7 states that “Contributions for off-site highway and junction improvements in 
accordance with Policy IC4 will be sought”. 
 
This is considered to be an uncertain statement which could impact on the deliverability of 

the site.  It is clear that significant highway improvements have been undertaken which 

ensure that this site, which is accessed through Burnley Bridge Business Park, can be 

accommodated onto the wider strategic highway network via the M65.   

 

Given that the majority of traffic will therefore have unrivalled access onto the M65 it is not 

considered that wider highway improvements will be required, a point reinforced by the 

detailed work that has been undertaken to date.   

 

Recommendation 

 

It is recommended that: 

 

 Design Point 1 is removed as this is covered in Design Point 3. 

 Design Point 7 is amended or replaced with the following statement; 

 

“The future development of the site will be expected to be supported by an appropriate 

Transport Assessment to determine the impact of any new development on the local and 

strategic highway network.” 

 

Summary 

 

This Representation offers support to the Consultation on the Proposed Submission 

Document in respect of specific allocations of EMP 1/2 Burnley Bridge, EMP 1/5 Land to the 

South of Network 65 and EMP 1/12 Burnley Bridge Extension. 

 

It is proposed however that changes are made in order to ensure that the development of 

these sites can be delivered in line with the aspirations of the Local Planning Authority in 

respect of making Burnley a location of choice in 2032. 

 

I trust therefore that this Representation can be considered in detail, and I look forward to 

receiving acknowledgement of this response in due course.   

 

However if I can be of any further assistance or should you wish to discuss the matter further 

then please do not hesitate to contact me on 0113 2436116. 

 

Yours faithfully 

 

Tom Cook MA (Hons) MRTPI 

Director 


