
Dear Sir/Madam 

BURNLEY LOCAL PLAN: PROPOSED SUBMISSION VERSION MAY 2017 

We write in relation to the Burnley Local Plan Proposed Submission (May 2017) 

consultation on behalf of H &F Eccles & Son with regards to land south of 

Brownside Road (see enclosed site plan) and land at Butchers Farm, 

Worsthorne (draft allocation HS1/38).   

Burnley is in need of deliverable housing sites that can assist in meeting the 

housing shortfall and ‘kick start’ the growth strategy for the Borough in the short 

term.  The Butchers Farm site has been given a draft housing allocation 

(HS1/38) as consent for residential development has recently been granted at 

the site.  In addition, the Brownside Road site is sustainably located and is a 

suitable site that can assist in delivery of housing in the short term.  

It is recommended that the Butchers Farm draft allocation is carried forward and 

also that the Brownside Road site is identified as a future housing allocation as 

the Local Plan progresses.   

These representations build on previous submissions made to the Preferred 

Options consultation in August 2016.  A copy of these representations is 

enclosed and it is requested that these are passed to the Inspector along with 

these representations to be considered as the Local Plan progresses. 

We also request to be included on the attendance list to appear at the Local 

Plan Examination.   

Set out below and enclosed are our representations towards the emerging 

Local Plan.   

Policy SP2: Overall Housing Strategy 

The overall housing strategy set out in policy SP2 is unsound.  It has not been 

positively prepared, is not justified or consistent with national policy.   

The proposed housing target of 209 dwellings per annum has been carried 

forward from the Preferred Options stage.  The representations submitted 

towards that stage of the Local Plan set out objections towards policy SP2 for 

the following reasons: 
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• The housing target should be higher to reflect the full OAN;

• The final adopted housing target should be an “at least” figure; and

• The anticipated yield of dwellings from the proposed allocations is only just

sufficient to deliver the housing target.

As there has been no change to the proposed housing target, the objections 

raised previously remain.    

For the plan to be made sound and be positively prepared, i.e. seeking to meet 

objectively assessed development requirements, and represent a justified and 

appropriate strategy for growth; as a minimum the housing target should be 

increased to reflect the full OAN for housing.   

Furthermore, since the evidence base underpinning the proposed housing 

target, namely the Strategic Housing Market Assessment (SHMA), was issued 

more up to date household projections have been published (2014-based 

household projections), which show a higher starting point over the plan period 

of the net annual dwellings per annum requirement.  This is further justification 

for increasing the housing target to ensure that it is justified by being based on 

the most up to date evidence.     

However, in order to better align with the ambitious employment growth strategy 

and demonstrate a real drive to reverse out-migration trends, we recommend 

that a housing target above the OAN is adopted.    

The proposed housing target is expressed as an “around” figure, which is not 

consistent with national planning policy.   

The NPPF is clear that Local Planning Authorities (LPAs) should seek to “boost 

significantly the supply of housing” (paragraph 47) and it is widely 

acknowledged that housing targets are to be treated as minimum targets.   

To ensure this is reflected in the plan and to make it consistent with the 

objectives of national policy, the final housing target should be presented as an 

“at least” or minimum figure.   

The concerns previously raised in terms of the makeup of the housing 

requirement remain, as apart from taking account of any changes between the 

Preferred Options in August 2016 and now there have been no amendments 

made to the calculation of the housing requirement.  The enclosed 

representations set out these concerns in detail, but in summary these relate to: 

• Due to the significant persistent under delivery of housing across the

Borough, Burnley should apply the 20% NPPF buffer;

• The use of the Liverpool approach to dealing with housing delivery shortfall

is not supported and does not reflect the NPPF in terms of seeking to boost

significantly the supply of housing;

• No allowance for future demolitions; and

• The inclusion of 120 empty homes is not justified with further evidence being

required to demonstrate there is a realistic possibility of this figure being



achieved. 

Policy SP4: Development Strategy 

Support remains for the identification of Worsthorne as a Main Village in the 

settlement hierarchy set out at policy SP4.   

Part 3 of policy SP4 sets out the criteria for unallocated sites coming forward for 

development.  The policy as drafted places additional burdens on greenfield 

sites, requiring them to deliver development of a higher quality and meet the 

highest sustainability standards; this is not supported.    

The policy as drafted is unsound as it is not justified or consistent with national 

policy.  Whilst the NPPF does encourage the re-use of brownfield land it does 

not impose a sequential approach to prioritising the re-use of brownfield land.  

The focus of the NPPF is to support sustainable development on either 

brownfield or greenfield sites, the key is whether or not the proposed scheme is 

sustainable and that the benefits outweigh any adverse impacts.   

Policy SP4 is very restrictive and seeks to add burdens to development rather 

than being positively prepared (as required by the NPPF) and encouraging 

sustainable development; objection is raised to the current wording of policy 

SP4.    

Policy HS1: Housing Allocations  

The proposed housing allocations are estimated to deliver 2,483 dwellings over 

the plan period to meet a residual housing target of 2,482 dwellings.  This is 

only a single dwelling more than what is necessary to meet the housing 

requirement.   

This approach is unsound and is a very risky and unjustified strategy.  It 

assumes that all the proposed allocations will come forward in the first instance 

and also that the indicative dwellings will be delivered.  There is no flexibility or 

fallback if any of these sites slip or don’t come forward.   

This concern was raised in the enclosed Preferred Options representations, 

when there was only a buffer of four dwellings.  These comments were not 

taken on board and the policy as drafted now reduces not increases the buffer.  

Therefore, there is a need to allocate additional sites as this will provide greater 

flexibility in ensuring targets are met as slippage in timescales and delivery 

rates is inevitable.    

Land south of Brownside Road was previously identified as site HEL/16 in the 

Issues and Options Additional Sites Paper but was not carried forward to the 

Preferred Options.  The omission of the site from the Preferred Options and the 

Proposed Submission Version is not supported.  The site is in a sustainable 

location and is deliverable, enabling housing to be brought forward in the short 

term.   



The deliverability of the site in light of the three tests set out in the NPPF; 

availability, suitability and achievability; is explained in detail in the appended 

representations so is not repeated here (please see pages 7 – 12 of the 

enclosed representations).   

There are a number of sites within Brownside and Worsthorne without planning 

permission that have been identified as future housing allocations.   

These proposed allocations were assessed and a critique provided on each in 

the enclosed representations.  Although the Former Heckenhurst Reservoir site 

has been split into two, the proposed allocations HS1/15 and HS1/36; HS1/20 

and HS1/31) remain the same.  Therefore, the points raised with regards to 

these sites in the enclosed Preferred Options representations (section 4) are 

still of relevance so are not repeated here. 

In summary, when comparing the Brownside Road site with the proposed 

allocations which do not have planning permission (i.e. excluding Butchers 

Farm HS1/38) there is no logical or justifiable reason to discount Brownside as 

a future housing allocation.    

Housing Allocation HS1/38 – Butchers Farm 

There is support for identifying the Butchers Farm site as a future housing 

allocation.   

However, there is concern about the requirement that the criteria set out in 

policy SP4 relating to greenfield sites is imposed.  It has already been set out in 

these representations the objections to imposing additional burdens on the 

delivery of development on greenfield sites as is currently being suggested by 

policy SP4. 

Any future contributions requested as part of development schemes at the site 

must be in accordance with the Community Infrastructure Levy (CIL) test which 

are set out at paragraph 204 of the NPPF.  Policy IC4, should, therefore, ensure 

that any obligations sought are necessary to make the development acceptable 

in planning terms; directly related to the development; and fairly and reasonably 

related in scale and kind to the development.     

Other Relevant Policies 

Comments have previously been submitted with regards to the importance of 

ensuring that policies are worded in a flexible manner and are not overly 

onerous with the risk of stalling or hindering development.   

Ensuring flexibility is consistent with national policy, with the NPPF encouraging 

sustainable development to be supported and not overburdened by policy 

requirements.   

The enclosed Preferred Options representations (section 5) details where 

policies need to be flexible; in summary this is: 
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1. Introduction  

1.1. We write in relation to Burnley’s Local Plan Preferred Options (July 2016) consultation on 

behalf of H&F Eccles & Son’s with regards to land south of Brownside Road and land at 

Butchers Farm, Worsthorne.  These two sites were identified in the Issues and Options 

Additional Sites consultation (August 2014) as Sites F (Brownside Road) and G (Butchers 

Farm).  Copies of the extracts from the Issues and Options Additional Sites Consultation are 

attached at Appendix 1.   

1.2. Burnley is in need of additional deliverable housing sites that can assist in meeting the 

housing shortfall and ‘kick start’ the growth strategy for the Borough in the short term.  The 

Brownside Road and Butchers Farm sites are sustainably located and suitable sites that can 

assist in the delivery of housing in the short term.  It is recommended that both these sites 

are identified as future housing allocations as the Local Plan progresses for the reasons set 

out in these representations.       

1.3. These representations build on previous submissions made to the initial Issues and Options 

consultation in March 2014 and the Issues and Options Additional Sites in August 2014.  It is 

requested that these representations are taken into account as the Local Plan progresses 

and that we are placed on the mailing list to receive updates on the various consultation 

stages of the Plan.   
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2. Overall Housing Strategy  

2.1. There is support for the identification in paragraph 4.2.11 of the Preferred Options Document 

(POD) that in determining the housing requirement consideration should be given to the 

need to significantly boost the supply of housing, a requirement of the National Planning 

Policy Framework (NPPF).   

2.2. Paragraph 4.2.13 (POD) acknowledges the importance of having a wide choice of new 

housing in order to attract investment and retain economically active residents.   

2.3. However, we do not support policy SP2 (Housing Requirement 2012 -2032) and policy HS1 

(Housing Allocations) in terms of how the Council intends to deliver housing to meet the 

Objectively Assessed Need (OAN), for the following reasons:  

• The housing target should be higher to reflect the full OAN; 

• The final adopted housing target should be an “at least” figure; and  

• The anticipated yield of dwellings from the proposed allocations is only just sufficient to 

deliver the housing target.   

Higher Housing Target  

2.4. Although the housing target currently suggested in the POD (209 dwellings per annum) is 

towards the top end of the OAN range, if Burnley is serious about achieving economic 

growth and trying to reverse the trend of outward migration of the skilled workforce and 

economically active , then it should, as a minimum, strive to meet the full OAN. 

2.5. However, we would argue that due to the significant decrease in Burnley’s population and 

the ambitious employment growth strategy presented in the POD that in order to achieve the 

Council’s vision for the Borough a housing target above the OAN should be adopted.         

2.6. Over the past fifteen years Burnley has experienced a significant fall in population levels.  As 

set out in paragraphs 2.2.1 and 2.2.2 of the POD, between 1991 and 2011 Burnley’s 

population fall be 4.5% compared to a rise of 12.7% across England as a whole.  

Furthermore, the latest 2012-based ONS sub-national population projections released in 

2014 anticipate that at the end of the plan period (i.e. 2032) Burnley’s population will be 

lower by 242 people than in 2012.   

2.7. Whilst not as significant a decrease as between 1991 and 2011, the latest data still suggests 

that Burnley is going to continue to see a decrease in population. 

2.8. In order to address this issue Burnley needs to increase the level of choice in the housing 

market by having a greater range of different sized and tenures of properties, in a mix of 

areas across the Borough including low and high value areas.     

2.9. Large parts of Burnley are characterised by high proportions of pre-1919 two bedroomed 

terraced housing compared to the rest of England.  This constrains choice in the housing 

market and based on the evidence of past population trends is not resulting in retention of 

people. 

2.10. Adopting a higher housing target, above the OAN, demonstrates a drive to reverse the out-

migration trend and take real steps in changing the growth strategy of the Borough, as 

previous growth strategies have not resulted in preventing population decline.  It will also 

allow greater flexibility for a wider choice of housing to be provided across the Borough.       

2.11. The Council is proposing to adopt an ambitious employment growth strategy, seeking to 
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deliver 90ha of employment land over the plan period. 

2.12. This high employment growth strategy is disjointed from the Borough’s aspirations for 

housing growth, which is aiming to achieve just below the OAN.   

2.13. Furthermore, the proportion of older people within the Borough is increasing.  Older people 

are less likely to be economically active and contribute less to GDP.  Therefore, an increase 

in the ageing population will not assist the Borough in growing its economy.   

2.14. The focus has to be on attracting new and retaining skilled workers, which can only be 

achieved by adopting an ambitious housing growth strategy.     

2.15. At paragraph 4.2.15 of the POD the Council confirms that no assistance is needed from 

adjacent boroughs in terms of housing delivery and that Burnley is capable of meeting its 

own OAN in full.   

2.16. On this basis, the housing target should be increased as a minimum to reflect the full OAN 

for housing.  However, in order to better align with the employment growth strategy we 

recommended that a housing target above the OAN is adopted.    

Housing Targets as a Minimum  

2.17. The NPPF is clear that Local Planning Authorities (LPAs) should seek to “boost significantly 

the supply of housing” (paragraph 47).  It is also widely acknowledged that housing targets 

are not to be treated as minimum targets, which once reached means housing schemes can 

be refused on this basis. 

2.18. To ensure this is reflected in the plan, the final housing target should be presented as an “at 

least” or minimum figure.   

2.19. Linked to this is the fact that the identified Preferred Options housing allocations are 

anticipated to yield 2,757 dwellings over the plan, which, using the Council’s calculations, is 

only four dwellings above what is needed to just meet the proposed housing target.   

2.20. This does not represent a positively prepared approach to meeting housing needs across 

the Borough.  It offers no flexibility and doesn’t allow for any slippage in sites being slow to 

deliver or even not coming forward at all.   

Past under delivery  

2.21. The Strategic Housing Market Assessment (SHMA) identified the OAN for housing to be 

between 117 to 215 dwellings per annum.  However, despite this need, housing is slow to 

come forward.   

2.22. The Council’s housing trajectory shows that from the start of the plan period (April 2012) the 

number of net dwellings delivered has been below the indicative requirement of 209 

dwellings per annum.  Between 2012/13 and 2014/15 there was a cumulative deficit of 412 

dwellings (paragraph 4.2.25 POD). According to the Housing Land in Burnley Report 2014, 

only once since 2003 has housing delivery been above 209 dwellings in a single year.   

2.23. Whilst some of this can be related to the recession, there are other nearby authorities that 

have not experienced such low build rates over such a long period of time. 

2.24. Burnley is a 20% buffer authority in accordance with the requirements of paragraph 47 of the 

NPPF due to a persistent under delivery of housing. 

2.25. We do not support the Council’s suggested strategy for dealing with this historic under 

delivery by applying the Liverpool approach and distributing the shortfall across the entire 

plan period.  
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2.26. Whilst there is no policy which enforces that a particular approach must be followed, the 

preferred approach tends to be the Sedgefield approach (addressing the shortfall in the first 

five year period) as this is most in-line with Government objectives of seeking to boost 

housing delivery.    

2.27. Given the persistent under delivery of housing across Burnley, to apply the Liverpool 

approach is not a justified strategy and is just prolonging the point at which the issue of 

under delivery of housing is addressed.  This is not reflective of an authority aiming to 

reverse past trends and embrace a positively prepared growth strategy, which is what the 

vision for Burnley is aspiring to.      

Calculation of housing requirement    

2.28. Policy SP2 sets out the net additional dwelling requirement and also the residual 

requirement that will be met by the site allocations.   

2.29. In arriving at the residual requirement a number of assumptions have been made by the 

Council relating to demolition and windfalls.   

2.30. The table accounts for demolitions between 2012 and 2015 as part of calculating the new 

additional dwellings provided in that period. However, no allowance is made for any future 

demolitions over the remainder of the plan period.   

2.31. Paragraph 4.2.26 of the POD notes that whilst the housing market renewal clearance 

programme has been substantially completed [emphasis added], it does not say that it has 

been completed which means there will be further demolition of old housing stock within the 

plan period.   

2.32. The residual requirement calculation is, therefore, flawed as there is no allowance for future 

demolitions, which should be taken into account.      

2.33. An allowance for windfalls on sites under 0.4ha from 1 April 2017 has been made for 390 

dwellings based on an average rating of 28 per annum.   

2.34. The NPPF does allow for windfalls to be included within the housing supply but only “if they 

have compelling evidence that such sites have consistently become available in the local 

area and will continue to provide a reliable source of supply” (paragraph 48).   

2.35. The SHLAA does evidence that windfalls have been an important element of the Borough’s 

housing supply over the last five years.  However, the number to have come forward on sites 

less than 0.4ha (irrespective of whether the site is brownfield or greenfield) is 132 dwellings, 

equating to 26.4 per annum.  This is slightly below the figure being used in policy SP2 which 

does only account for brownfield sites.   

2.36. In terms of aiming to re-occupy 120 empty homes, there is no evidence to justify where this 

figure has been derived from or that it is reflective of past trends.  Therefore, we do not 

support its inclusion in calculating the housing requirement as there is no evidence 

underpinning this to show it is a realistic possibility.   

2.37. The Government’s aim is to have a plan led system, where the Local Plan is seen as key to 

delivering the sustainable development (NPPF paragraph 150).  On this basis, the Local 

Plan should seek to allocate sufficient sites to as a minimum meet the housing target without 

needing to rely on windfall sites and re-occupation of empty homes.  

2.38. The NPPF is in clear in that the aim is to boost significantly the supply of housing, therefore, 

any windfalls that come forward should be seen as an added bonus that will assist with 

significantly boosting supply, and they shouldn’t be being relied upon to meet the 

requirement.              
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Residual Requirement to be met by site allocations 

2.39. Taking account of commitments, windfalls and re-occupation of empty properties, policy SP2 

estimates a residual requirement of 2,753 dwellings which are to be met by the site 

allocations set out in policy HS1.   

2.40. There are 34 sites allocated in policy HS1, which collectively the Council anticipates will 

deliver 2,757 dwellings over the plan period.  This is only four dwellings more than is 

necessary to meet the housing requirement.   

2.41. This is a very risky and unjustified strategy.  It assumes that all these sites will come forward 

in the first instance and also that the indicative dwelling numbers will be delivered.  There is 

no flexibility or fall back if any of these sites slip or don’t come forward.   

2.42. There is no guarantee that all the Preferred Options sites will yield the anticipated number of 

dwellings set out in policy HS1.  The site proformas from the SHLAA are not currently 

available at the time of submitting these representations, therefore, there was no evidence 

available to confirm that the specific circumstances of each sites will actually allow the 

indicative dwelling rates to be achieved.     

2.43. Of the 34 sites identified as potential allocations, 17 are brownfield sites.  The anticipated 

yield to come from these brownfield sites is 1,374 dwellings, which equates to 50% of the 

overall total expected to be delivered by the Preferred Options allocations.    

2.44. Typically brownfield sites can take longer to come forward due to an increased likelihood of 

site constraints such as needing to demolish existing buildings, remediate contaminated 

sites etc and as a result of these site abnormals are more susceptible to encountering 

viability issues.  All of which can result in delays to housing being delivered or sites even 

being abandoned and not coming forward.   

2.45. For example, we were previously involved in the former AIT site (ref: HS1/12) and are aware 

that since planning permission was granted in 2010 development is slow to being delivered.  

This raises viability concerns on the deliverability of 95 of the anticipated dwellings.     

2.46. Site HS1/6 Lambert Howarth is an allocation carried forward from the previous Local Plan 

which was adopted in 2006.  If this site has not come forward, despite being allocated for 

housing for a number of years, this suggests that there are site constraints or viability issues 

that are preventing housing being delivered.  Therefore, this raises questions as to whether 

this site is in fact suitable for and capable of delivering housing.  We would, therefore, argue 

that the 150 dwellings anticipated to come forward from this site have a high probability of 

not coming forward.    

2.47. These are just two examples where there is uncertainty in the deliverability of the Preferred 

Options allocations, re-enforcing that it is a very risky and unrealistic strategy to rely on all 

these sites to come forward to meet the housing requirement.   

2.48. The fact there has been persistent under-delivery of housing reinforces the need for the 

Council to allocate a greater number of future housing sites, as there is no certainty all 34 

sites will deliver within the plan period.   

Summary 

2.49. It is recommended that the housing target is increased to meet as a minimum the full OAN 

for housing, especially if the Council is seeking to be a place “where businesses want to 

invest because of its skilled workforce” as set out in the Vision for Burnley to 2032.   

2.50. The provision of a greater mix of housing, which includes an element of aspirational housing, 

will assist in stemming the outmigration of economically active residents and assist the 

Borough in increasing its level of skilled workers.   
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2.51. Relying on existing commitments, windfalls on small sites and then just enough allocated 

sites to bridge the gap and meet the proposed housing requirement is not a positively 

prepared approach or consistent with the NPPF in seeking to significantly boost the delivery 

of housing.     

2.52. It is overly optimistic and a high risk strategy that is likely to result in the housing target not 

being met.  There is no limit on the number of sites that can be allocated for future 

development, however, it is appreciated that environmental and infrastructure constraints will 

influence the final number of allocations.  

2.53. By allocating more sites than are required to meet the housing target this provides greater 

flexibility in ensuring the targets are met as there will inevitably be some slippage in 

timescales, with some sites not even coming forward.   

2.54. The following section identifies two sites in Brownside and Worsthorne that should be 

allocated for future housing due to their sustainable location and suitability to deliver housing 

in the short term.  Including these sites as allocations will assist in providing the much 

needed flexibility to the Council’s housing delivery strategy.    
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3. Settlement Hierarchy (SP4) and Housing Allocations 
(HS1)  

3.1. There is strong objection to policy HS1 ‘Housing Allocations’ as it has not carried forward 

two sustainable and deliverable housing sites in Worsthorne from the Issues and Options 

Additional Sites consultation.  These two sites are HEL/016 - Brownside Road, Worsthorne 

(Issues and Options Additional Sites ref: Site F) and HEL/019 – Butchers Farm, Worsthorne 

(Issues and Options Additional Sites ref: Site G).  

3.2. Planning applications for residential development are in the process of being prepared for 

both sites and there is active housebuilder interest for taking these sites forward.  A public 

exhibition was held in July 2016 where draft proposal were presented to the public.  Since 

that time further technical work and surveys have been undertaken, which further 

demonstrate the suitability of these sites for housing.     

Settlement Hierarchy     

3.3. There is strong support for the identification of Worsthorne as a Main Village in the 

settlement hierarchy set out at policy SP4.   

3.4. Policy SP4 acknowledges Worsthorne as a place for future housing growth accepting that 

medium and small scale sites will deliver quality and choice to deliver aspirational housing 

and to support existing service provision.   

3.5. Worsthorne contains a number of local services and facilities and is a sustainable settlement 

to accommodate future growth.  It is a high value area that is capable of providing a mix of 

family housing and also some larger aspirational housing to attract and maintain a skilled 

workforce.  It is also an accessible location having good public transport linkages to Burnley 

Town Centre.       

Brownside Road (HEL/16) 

3.6. The omission of this site from the POD is not supported.  The site is in a sustainable location 

and is deliverable, enabling housing to be brought forward in the short term. 

3.7. This site is capable of delivering circa 60 residential dwellings and is assessed below against 

the three principles of deliverability.     

Available  

3.8. There are no site ownership constraints that would prevent the site from coming forward.  It 

is in single ownership, with a willing landowner seeking to promote the site for development.  

The site is therefore available now and able to contribute to addressing the need for high 

quality family housing in the short term.   

3.9. As indicated above, a planning application for residential development will be submitted 

shortly at this site, re-enforcing its availability.   

Suitable  

3.10. Whilst the site is located outside the settlement boundary, it is immediately adjacent to it 

along its northern and western boundary.  The predominant character of the area is 

residential with the site having an excellent relationship with the well-established Brownside 

estate.      
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3.11. Development at this location would represent an appropriate and suitable extension to 

Lindsay Park Road, a rounding off of the settlement.  The proposed frontage along 

Brownside Road would only extend to the same extent as the existing housing opposite, 

mirroring the existing pattern of development.  

3.12. The extent of development proposed, circa 60 dwellings, can be accommodated on the site 

whilst still maintaining a physical gap between Brownside and Worsthorne when travelling 

along Brownside Road.  Development at this site would not, therefore, lead to a merging of 

Brownside and Worsthorne.   

3.13. As per the draft proposals presented at the public exhibition, a parcel of public open space 

(POS) will be provided to the east of any built development at this site and would be 

maintained as POS (i.e. non-developable land) in perpetuity ensuring the physical 

separation is maintained.       

3.14. The site is in close proximity to Worsthorne and Burnley, which offer a range of services and 

facilities for residents.  The site is also adjacent to a school.    

3.15. There are no technical constraints that would preclude residential development from being 

delivered at this site as set out below.   

Landscape and Visual Impact   

3.16. Randall Thorp has prepared a landscape advice note providing a high level overview of any 

landscape and visual impacts that would result for residential development at this site.  The 

advice note is attached at Appendix 2, but is summarised below:  

3.17. A detailed assessment of the landscape and visual impact of development at this site has 

been undertaken and will be submitted as part of a forthcoming application.   

3.18. The assessment has informed the parameters of the proposed scheme and has ensured 

that long distance views from Brownside Road and the Public Rights of Way (PRoW) 12, 11 

and 10 to the wider landscape are retained.   

3.19. Development at this site will still allow a visual gap to be maintained between Worsthorne 

and Brownside when it is viewed from Red Lees Road, which means there will be no visual 

coalescence between Brownside and Worsthorne.      

Flood Risk  

3.20. The site is situated within Flood Zone 1 in accordance with the EA Flood Maps so is not at 

risk of flooding, nor will development in this location increase the risk of flooding elsewhere.   

Ecology  

3.21. A Phase 1 Habitat Survey was undertaken in April 2016 by Appletons.  The high level 

findings are as follows:  

• No evidence of badgers being present on the site was identified; 

• No further bat surveys required and any impacts to commuting and foraging corridors can 

be mitigated through sensitive lighting; and  

• Any designated nature conservation and district wildlife sites are all located over 400m 

from the site.   

 

3.22. Therefore, there are no ecological constraints preventing development coming forward at the 

site.   
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Highways 

3.23. The site will be accessed by the creation of a new priority controlled junction directly off 

Brownside Road, approximately 100m to the west of its junction with Heckenhurst Avenue.   

3.24. Visibility splays of 2.4m by 43m can be easily achieved at this location, therefore, providing 

safe access arrangements which comply with the guidance set out in Manual for Streets.   

3.25. The access will provide a 5.5m carriage with 2m footways on both sides that will continue 

through the site to create a safe pedestrian environment for residents.   

3.26. Development at the site will also allow the existing public right of way (ref: 12-11-FP 10) to 

be enhanced.   

3.27. In terms of sustainability, the site is accessible by a range of transport modes including 

walking, public transport and private vehicle.   A footpath runs along the northern boundary 

(site side of Brownside Road) leading into Worsthorne to the east and westwards into 

Brownside.  This footpath also links the site to the wider pedestrian network.  Worsthorne 

has good cycle path linkages which can be easily reached from the site.     

3.28. The number 1A and number 2 bus services run past the site on Brownside Road.  These 

services are accessible via a bus stop immediately outside the site and a stop circa 170m to 

the east.  The buses are on an hourly and half hourly basis, offering journeys to Burnley, 

Nelson and Worsthorne.   

3.29. At a recent public exhibition, residents raised concerns about Lancashire County Council 

(LCC) reducing the bus service along Brownside Road.  Development at sites will increase 

resident numbers in Brownside and Worsthorne which will increase the demand for this bus 

service, putting pressure on LCC to retain the service.  In addition, development could assist 

in providing an element of funding to support the continued running of the bus service.   

3.30. The site is sustainably located with a range of key services and facilities easily accessible 

without relying solely on private vehicles.  This is reinforced by the Council’s Sustainability 

Appraisal (SA) of the additional sites, which notes the Brownside Road site will have a 

significant positive effect on SA objective 6 (sustainable transport) as it is located within 

close proximity of existing public transport links, cycle routes and footpaths which can be 

used to access jobs, services and facilities.        

Infrastructure  

3.31. Due to the relationship of the site with the Brownside estate, there is an existing sewer and 

utilities in the vicinity that development at the site can adequately connect to. 

Heritage  

3.32. The SA notes that this is within 250m and 1km of eight listed buildings.  The majority of 

these buildings are separated from the site by existing development which will screen any 

new housing at this site.   

3.33. Lower Bottin Farmhouse and Higher Bottin Farmhouse and Cottage are to the north east of 

the site but are a considerable distance away.  The view between these buildings and the 

site is obscured by trees and the land rises up to the buildings so any development at 

Brownside Road is likely to be overlooked.   

3.34. In addition, as there is existing residential development directly to the rear of the site, the 

views from the listed buildings is already of residential development.  Delivery of housing at 

the Brownside Road site will not change the character of these views.   

3.35. In heritage terms, there is no negative impacts arising from development at this site.         
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Achievable 

3.36. There are no technical constraints that would preclude residential development from being 

delivered at this site, which is available now for development.  The site is therefore 

achievable with a realistic prospect of delivering housing in the next five years.   

3.37. Discussions are on-going with a housebuilder to secure the site and deliver housing in the 

short-term.    

3.38. This site should be included in the Local Plan as a future site for housing.     

Butchers Farm Site (HEL/19) 

3.39. There is strong support for including the brownfield element of Butchers Farm within the 

settlement boundary of Worsthorne.  This northern part of the site is occupied by a number 

of buildings and areas of hardstanding used for by the farm and commercial ground works 

business that also operates from the site.  The remainder is used for agricultural purposes.   

3.40. The site abuts and is well related to residential development in Worsthorne to the north and 

east, with open fields lying to the south and west.   

3.41. The initial focus is on the redevelopment of the brownfield area of this site which has 

capacity to deliver circa 25 – 30 dwellings.  Other land is available within the same 

ownership which would be suitable to accommodate a further 30 dwellings approximately.   

3.42. The site is assessed below against the three principles of deliverability.   

Available 

3.43. There are no site ownership constraints that would prevent the site from coming forward.  It 

is in single ownership, with a willing landowner seeking to promote the site for development.   

3.44. The site is therefore available now and able to contribute to addressing the need for high 

quality family housing in the short term. 

3.45. Although there are existing activities on site, this is not a constraint to the delivery of 

housing.  The existing activities can be relocated and incorporated into other nearby 

premises operated by the landowner.  This would consolidate and improve facilities ensuring 

no loss to employment.   

Suitable 

3.46. The NPPF encourages the re-use of brownfield sites, which part of this site is.  It is also 

located partly within the settlement boundary and development of such sustainable sites is 

an objective of national policy.     

3.47. Although the farm and operations in connection with the ground works business and existing 

residential development have co-existed next to one another, residential development at the 

site would cause less harm to the character and amenity of the surrounding area and be 

betterment to the existing environment.   

3.48. Both the farming and ground work operations at the site means there are a significant 

number of large vehicles accessing the site on a regular basis, which will result in noise, air 

pollution and traffic disturbance to local residents nearby.     

3.49. The positives of relocating this use would offer benefits to existing residents in terms of noise 

and appearance.  The presence of well-designed and high quality houses will be an 

improvement to the entrance to Worsthorne and will better respect the Conservation Area.     
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3.50. It would also remove larger vehicle movements from the road network surrounding the site.  

Residential development is a much more in-keeping and sympathetic use compared to the 

existing operations at the site. 

3.51. Redeveloping the site for housing solves the problem of impacts to the amenity of nearby 

residents resulting from the farm and ground work operations.              

3.52. As discussed in detail below, there are no technical constraints that would preclude 

residential development from being delivered at this site.   

Landscape and Visual Impact  

3.53. A detailed assessment of the landscape and visual impact of development at this site has 

been undertaken and will be submitted as part of a forthcoming application.   

3.54. This assessment demonstrates that it is possible to deliver a residential scheme at this site 

which will not result in the visual coalescence of Brownside and Worsthorne in views from 

the south and east and will not have an urbanising influence on the wider landscape. 

3.55. Maintaining a separation between Brownside and Worsthorne is important as they are two 

areas with distinct characteristics and development at this location still enables a physical 

and visual gap to be maintained.     

3.56. The replacement of the farm buildings and ground work machinery with residential properties 

at Butchers Farm will lead to an improvement to the village edge and create a softer edge 

upon approach to the village from the south.    

3.57. The Landscape Advice Note prepared by Randall Thorp (Appendix 2) provides further 

details on the limited impacts development at the Butchers Farm site would have on the 

wider landscape.    

Flood Risk  

3.58. The site is located within Flood Zone 1 in accordance with the EA Flood Maps so is not at 

risk of flooding, nor will development in this location increase the risk of flooding elsewhere.   

Ecology  

3.59. A Phase 1 Habitat Survey was undertaken in April 2016 by Appletons.  The high level 

findings are as follows:  

• No evidence of badgers present on the site was identified; 

• Due to the presence of a stream through this site, a white-clawed crayfish survey has 

been undertaken.  The survey did not identify any white-clawed crayfish; and    

• Any designated nature conservation and district wildlife sites are all located over 400m 

from the site.   

 

Conservation Area   

3.60. Part of the site does lie within a Conservation Area; however, this is not a constraint to the 

overall delivery of residential development at this site and would be a consideration during 

the design and evolution of a scheme. 

3.61. Development at this site would be carefully designed to ensure it complemented and was 

sympathetic to the existing character of the Conservation Area.  As indicated above, a high 

quality residential development would be betterment to the appearance of the local area than 

the existing operations at the site.     
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Highways  

3.62. The site will be accessed via a modification of the Ormerod Street / Stoneycroft junction.  

This will provide a 5.5m carriageway and a footway of 2m on the northern side to tie into 

existing provision, therefore, providing a safe walking route between the site and the village 

centre.   

3.63. The access arrangements comply fully with the guidance set out in Manual for Streets which 

requires visibility splays of 2.4m by 43m for 30 mph roads.    

3.64. In terms of sustainability, there are a range of local facilities within walking distance (circa 

130m) of the site.  Whilst there is a small break in the footpath along Ormerod Street, the 

provision of pedestrian walkways in the area is of a good standard.  Ormerod Street passed 

the site also forms part of the local cycle route 91 and links to Burnley and numerous other 

towns and villages in the area.   

3.65. There is a bus stop circa 160m to the northeast of the site and is served by the number 1A 

and 2 services; which are discussed above as both pass the Brownside Road site.   

3.66. The highly sustainable nature of the site is also reflected in the Council’s SA which notes 

development at the site is likely to encourage the use of sustainable transport modes and 

will have a significant positive significant effect on SA objective 6.     

Infrastructure  

3.67. Due to the relationship of the site with Worsthorne and presence of existing buildings on part 

of the site, there is existing sewer and utilities provision in the vicinity that development at 

the site can adequately connect to.   

Heritage  

3.68. The SA for this site refers to the presence of listed buildings within 250m and 1km.  Of the 

listed buildings within this radius, the majority (11, 13 and 15 Church Square, Jackson’s 

Farmhouse and Cottage, Wallstreams with Wallstreams Cottage, Lower Bottin Farmhouse, 

Higher Bottin Farmhouse and Cottage and Church of St John the Evangelist) are located to 

the north and north-east of the site.  Therefore, there is already a buffer of built residential 

development between the site and these listed buildings.  Redeveloping this site for housing 

will not, therefore, change the character of the area already surrounding these listed 

buildings.   

3.69. With regards to the Hollins Hall Farmhouse and Hollins Hall, these lie to the south west but 

are a considerable distance from the site.  

3.70. The site is largely occupied by Butchers Farm so the view from the Hollins Farmhouse and 

Hollins Hall to the site is already of built development.  The predominant character of 

development north of Butchers Farm is residential, so delivering housing at this site will be in 

keeping with the existing character of the area. 

3.71. On this basis, there are no heritage issues with redeveloping this site for housing.       

Achievable  

3.72. There are no technical constraints that would preclude residential development from being 

delivered at this site, which is available now for development.  The site is therefore 

achievable with a realistic prospect of delivering housing in the next five years.  This site 

should be included in the Local Plan as a future site for housing.  As with Brownside Road a 

planning application for residential development will be submitted shortly.       
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4. Comparison with Preferred Options Sites 

4.1. The purpose of this section is to critique the three Preferred Options sites identified in 

Worsthorne.  Firstly to illustrate the lack of evidence underpinning these suggested 

allocations; secondly to demonstrate how development at the three sites will have a greater 

negative impact upon the character of Brownside and Worsthorne and finally to highlight 

inconsistencies in the SA scoring of the Brownside Road and Butchers Farm compared to 

the three other sites.   

4.2. At the time of submitting these representations part of the Council’s evidence base was not 

available for review.  The site proformas for the SHLAA were requested for the three 

Preferred Options sites and the Brownside Road and Butchers Farm sites but we were 

informed these are not currently available.   

4.3. This information is important in understanding why the Council has chosen to select or 

discount sites for allocation and provides an explanation as to why the Council considers 

sites are either suitable or unsuitable for residential development.  We therefore reserve the 

right to make further comments once this information is available.   

Site HS1/15 Former Heckenhurst Reservoir  

4.4. This site is located along the north western edge of Brownside outside of the current 

settlement boundary.  Development at this location would lead to an encroachment into the 

open countryside with no defensible boundary to prevent further sprawl of the settlement 

outwards.   

4.5. This suggested allocation would extend a large proportion of the settlement, i.e the entirety 

of the north and north western boundary.  Whereas the Brownside Road site is modest in 

comparison and only relates to a rounding off of a small portion of the eastern boundary.    

4.6. It is located in a less sustainable location than both the Brownside Road and Butchers Farm 

sites, being further away from the local services and facilities in Worsthorne, the school and 

public transport linkages.   

4.7. As set out in the Landscape Note (Appendix 2), the proposed allocation does not follow any 

visible landscape features, unlike the Brownside Road and Butchers Farm sites which 

respect the existing landscape boundaries and built form features.   

4.8. An assessment of the impacts of residential development at this site on the surrounding 

landscape has been undertaken.  The findings from this assessment are that development in 

the northern part of the site would have a moderate to high adverse impact on long distance 

views from Heckenhurst Avenue and also the PRoW FP 12, 11 and 2 and also on PRoW 12, 

11 and 6 towards Pendleton Moors.  This would result in the loss of views to the south west 

from this footpath.     

4.9. Development at this location would, therefore, have a negative impact on the surrounding 

landscape.  

4.10. In terms of access, this would need to be taken directly through the existing Brownside 

estate as oppose to directly off a main road as per the Brownside Road and Butchers Farm 

sites.  The estate is likely to be congested with parked cars and have children playing along 

the streets making access more difficult than simply turning off the main road.        

4.11. There is no evidence presented that a suitable and safe access can be achieved.  Unlike the 

Brownside Road and Butchers Farm sites which can both achieve suitable and safe access 
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solutions to facilitate future residential development (as set out in the previous section).   

4.12. If access is taken from Riddings Avenue or Heckenhurst Avenue there might be issues with 

site levels at these locations as the land falls away quite sharply.  Furthermore, if Townfield 

Avenue was used as the access road it is essential that the site abuts the public highway 

with no third party land issues. 

4.13. It has been demonstrated that development at this location will have a greater impact upon 

the landscape than the two Brownside and Butchers Farm sites.  There are also 

uncertainties regarding whether or not a suitable and safe access can even be achieved, let 

alone whether it could accommodate the 60 dwellings anticipated in the POD.   

4.14. Due to the landscape impacts associated with this site and problematic access, it should not 

be progressed as a future housing allocation.  

Site HS1/31 Land adjacent 250 Brownside Road  

4.15. The southern half of this site is occupied by an area of large mature trees, a group of which 

follow the western boundary.  The northern part of the site also contains a number of trees, 

some of which are poorer quality. 

4.16. Development at the site would result in significant tree loss, changing the appearance and 

character of this parcel of land.  It is likely that only a single tree will need to be removed in 

the development of the Brownside Road and Butchers Farm sites which is positive to the 

natural environment and overall landscape appearance of the area as oppose to having to 

remove a number of mature trees that would happen if this site was developed.           

4.17. Development at this site would dramatically change the view from Brownside Road when 

travelling east, and change it from a rural setting to a more urbanised entrance to the village.  

Residential properties at this location could potentially obscure views to the hills beyond, 

which is a key feature of Brownside and Worsthorne.   

4.18. The site would also have an urbanising effect on the environment when viewed from the 

recreational ground to the north and also PRoW FP 12 11 11.   

4.19. There is no evidence that a suitable and safe access can be achieved at the site.  There are 

concerns that accessing this site could be problematic.  The access point would be off 

Brownside Road but would be close to a bend in the road leading to Lennox Road, which 

also rises forming a brow.  This could make achieving the necessary visibility splays 

challenging.   

4.20. There are also road safety concerns with having an access point directly opposite 

Worsthorne Primary School.  The safety of the school children would need to be considered 

carefully.  In addition, there is also an existing bus stop and shelter directly opposite which 

would need to be relocated if a suitable location can be found.   

4.21. This site would clearly have a negative impact upon the surrounding landscape, through the 

removal of a mature trees and creating an urbanising effect due to obscuring key views.  

There are also concerns as to whether a suitable and access can be achieved.   

4.22. On this basis, the site should not be carried forward as it is not a suitable site to deliver 

future housing.   

Site HS1/20 Gordon Street Mill  

4.23. The site is currently occupied by a mill building.  Therefore, redeveloping the site would lead 

to a loss of employment land and opportunities within Worsthorne.  This does not appear to 

have been picked up in the SA, which scores the site as having a negligible impact on 

provision of employment opportunities.  We would argue that it has a significantly negative 
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effect on employment opportunities due to the loss of employment land. 

4.24. There is no evidence to suggest that re-using this site for employment has been considered.  

This exercise should be undertaken first to ensure all opportunities to re-use the site for 

employment have been explored.   Emerging policy EMP3 also seeks to protect existing 

employment sites and only supports their redevelopment it would not prejudice adjacent 

uses and, if over 1,000 sqm, comprehensive marketing has been undertaken for 12 months 

to show there is no interest in re-using the site for employment purposes.        

4.25. Removal of this use will alter the diversity and character of this part of the village.         

4.26. Whilst part of this site is currently occupied by a mill building, development at this location 

will have an urbanising effect on the setting of the village recreation area and will also be 

visible from PRoW FP 12 11 17.   

4.27. Extwhistle Road leads into Worsthorne from the north.  From this road the wall associated 

with the Gordon Street Mill provides a boundary to the edge of the village.  Development 

beyond this wall, as is suggested by the allocation, would represent encroachment into the 

countryside beyond a clear defensible boundary.    

4.28. There could also be access issues relating to this site, with the roads leading to Gordon 

Street being extremely narrow and cluttered with parked cars.  These streets are lined with 

terraced properties that do not have any driveways; therefore, there is no solution to the on-

street parking problems along these streets.      

4.29. The fact redeveloping this site for housing will result in a loss of employment land coupled 

with the potential impacts to the surrounding landscape means that this site should not be 

carried forward as a housing allocation.   

Sustainability Appraisal   

4.30. We have also noticed some discrepancies in how the sites have been assessed against the 

SA Objectives.   

4.31. Where the Brownside Road and Butchers Farm sites share similar characteristics to the 

Preferred Options sites, i.e. located outside but immediately adjacent to the settlement 

boundaries of Brownside and Worsthorne, the two sites have been given lower scores 

against some of the SA Objectives.  The table below sets out the key discrepancies:  

Sustainability 

Appraisal 

Objective  

Brownside 

Road  

Butchers Farm  Former 

Heckenhurst 

Reservoir  

Gordon Street 

Mill, 

Worsthorne 

Land adjacent 

to 250 

Brownside 

Road, 

Worsthorne  

3 – To reduce 

deprivation in 

urban and 

rural areas  

Although the site 

is within the rural 

settlement of 

Worsthorne and 

may support 

local businesses 

and services, it 

is over 1km 

away from a 

Decile 1 IMD 

area and a town 

centre.  

Therefore, the 

site is expected 

to have a 

negligible effect 

Although the site 

is within the rural 

settlement of 

Worsthorne and 

may support 

local businesses 

and services, it 

is over 1km 

away from a 

Decile 1 IMD 

area and a town 

centre.  

Therefore, the 

site is expected 

to have a 

negligible effect 

The site adjoins 

Brownside and 

may therefore 

support local 

businesses and 

services there.  

A significant 

positive effect is 

therefore likely 

in relation to this 

SA objective.   

 

The site is not 

within 1km of a 

Decile 1IMD 

area but adjoins 

the rural 

settlement of 

Worsthorne.  A 

significant 

positive effect is 

therefore likely 

to be given that 

the development 

of the site would 

support rural 

businesses and 

employment in 

The site adjoins 

the settlement of 

Worsthorne any 

may therefore 

support local 

businesses and 

services there.   
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on this objective. 

 

   

on this objective.   

 

that area.   

11 – To 

improve 

access to 

services, 

amenities and 

jobs for all 

groups  

New residents 

will be within 

walking distance 

(600m) of 

Worsthorne 

village 

community 

centre (256m) 

and open 

spaces at 

Rescued 

Burnley Forest 

site (452m), 

Worsthorne 

Recreation Field 

(169m), Hall 

Street, 

Worsthorne 

(131m), Old Hall 

Square 

Worsthorne 

(154m), Church 

Square, 

Worsthorne 

(292), Lindsay 

Park (266m) and 

Brownside Road 

Recreation field 

(399m).  

Therefore, a 

minor positive 

effect is likely on 

improving 

access to 

services and 

amenities.   

New residents at 

this site will be 

within walking 

distance (600m), 

of Worsthorne 

village 

community 

centre (171m) 

and open space 

at Worsthorne 

Recreation Field 

(235m), Hall 

Street, 

Worsthorne 

(114m), Old Hall 

Square, 

Worsthorne 

(40m), Church 

Square, 

Worsthorne 

(190m), Lindsay 

Park (267m) and 

Brownside Road 

Recreation field 

(424m).  

Therefore, a 

minor positive 

effect is likely on 

improving 

access to 

services and 

amenities.   

The accessibility 

assessment 

which Burnley 

Borough Council 

carried out as 

part of the 

SHLAA 

identifies that 

the site is within 

30 minutes 

public transport 

travel time of 

key Borough 

services and 

also within 

1,200m of a 

primary school, 

shop and 

community 

facility.  A 

significant 

positive effect is 

likely. 

The accessibility 

assessment 

which Burnley 

Borough Council 

carried out as 

part of the 

SHLAA identifies 

that the site is 

within 30 

minutes public 

transport travel 

time of key 

Borough 

services and 

also within 

1,200m of a 

primary school, 

shop and 

community 

facility.  A 

significant 

positive effect is 

likely. 

The accessibility 

assessment 

which Burnley 

Borough Council 

carried out as 

part of the 

SHLAA identifies 

that the site is 

within 30 

minutes public 

transport travel 

time of key 

Borough 

services and 

also within 

1,200m of a 

primary school, 

shop and 

community 

facility.  A 

significant 

positive effect is 

likely. 

Site 

Sustainability 

Summary  

Significant 

positive effects 

have been 

identified for SA 

Objective 6: 

sustainable 

transport.  A 

significant 

negative effect is 

likely for SA 12: 

built 

environment.  

This issue will 

need to be 

investigated 

further in terms 

of mitigation 

and/or 

enhancement, 

which may be 

achieved 

through Local 

A number of 

potential minor 

negative effects 

have been 

identified for this 

site (in relation 

to biodiversity, 

landscape 

character, 

environmental 

quality and 

climate change) 

and a significant 

negative effect 

in relation to 

cultural heritage 

but there is 

uncertainty 

regarding these 

effects as thy 

will depend on 

the design and 

Significant 

positive effects 

are likely for SA 

Objective 6: 

sustainable 

transport and 

11: access to 

services and 

jobs.  No likely 

significant 

effects are 

identified.   

Significant 

positive effects 

are identified in 

relation to 

reducing 

deprivation, 

sustainable 

transport, and 

access to 

services and 

jobs.  A potential 

significant 

negative effect is 

identified in 

relation to 

cultural heritage; 

therefore, this 

issue will need 

to be 

investigated 

further in terms 

of mitigation 

Significant 

positive effects 

could occur in 

relation to 

reducing 

deprivation, 

sustainable 

transport and 

access to 

services and 

jobs.  A potential 

significant 

negative effect is 

identified in 

relation to 

cultural heritage 

and this issue 

will need to be 

investigated 

further in terms 

of mitigation 

and/or 
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Plan policies and 

design.   

layout of the 

proposed 

development.  

There may a 

significant 

positive effect on 

transport and 

housing and 

minor positive 

effects on health 

and access to 

services.   

and/or 

enhancement, 

which may be 

achieved 

through Local 

Plan policies and 

design. 

enhancement, 

which may be 

achieved 

through Local 

Plan policies and 

design.   

 

Reducing deprivation in urban and rural areas  

4.32. Sustainability Appraisal Objective 3 is to reduce deprivation in urban and rural areas.  As can 

be seen from the table, the Brownside Road and Butchers Farm sites have been scored as 

having a negligible effect on reducing deprivation compared to the three preferred options 

sites which have all scored much higher, with the Council indicating these sites will have a 

significant positive effect on reducing deprivation.   

4.33. The reasons for scoring Brownside Road and Butchers Farm as negligible, was that both are 

over 1km away from a Decile 1 IMD area and a town centre and therefore do not contribute 

to reducing deprivation.  However, the commentary for the Gordon Street Mill site also refers 

to the site being over 1km of Decile 1 IMD area and a town centre but as the site adjoins the 

settlement boundary of Worsthorne then there will be a significant positive effect on 

supporting local businesses and services.   

4.34. Both the Brownside Road and Butchers Farm are immediately adjacent to the settlement 

boundary, therefore, the same significant positive effects on supporting local businesses and 

services will be generated by development on these two sites in the same way it will on the 

preferred options sites.  There is no justification for the Brownside Road and Butchers Farm 

sites to receive a lower score on this Sustainability Appraisal Objective.     

Improving access to services and amenities  

4.35. Despite both sites being scored as having a significant positive effect on Sustainability 

Appraisal Objective 6 (reducing the need to travel and increasing the use of sustainable 

transport modes) and the other three only receiving positive effect scores, Brownside Road 

and Butchers Farm received a less positive scoring on improving access to services than the 

other three sites.   

4.36. The same reasons as to why the Council has scored the three preferred options sites as 

having a significant positive effect on improving access to services applies equally to 

Brownside Road and Butchers Farm, however, this is not reflected in the scoring and there 

is no justification for this difference.    

Site sustainability summary  

4.37. The Sustainability Appraisal does not conclude by providing an overall score for each site.  

In terms of the Council’s reasoning for selecting or discounting sites is not clearly set out.  

For the sites selected in the Preferred Options the decision simply states “information about 

the Council’s reasons for selecting this site will be set out in a background paper that the 

Council will prepare at the next stage of the Plan making and the SA will be updated to 

incorporate that information”.  For the Brownside Road and Butchers Farm sites it concludes 

the “the site is no longer considered a reasonable alternative because it is considered 

through the SHLAA to be not suitable and therefore not developable”. 
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4.38. From the information available at the time of submitting these representations, there was no 

justification or explanation to support the Preferred Options sites being selected or the 

Brownside Road and Butchers Farm sites from being discounted.  We therefore reserve the 

right to make further comments once this information is available.   

4.39. However, if the number of SA significantly positive, positive, negligible, negative and 

significantly negative scores are counted up, the results are as follows:  

 Brownside 

Road  

Butchers 

Farm 

Former 

Heckenhurst 

Reservoir  

Gordon Street 

Mill, 

Worsthorne 

Land adjacent 

to 250 

Brownside 

Road  

Significantly 

positive 

1 (3) 2 (4) 2 2 1 

Positive 3 (2) 2 (1) 3 5 3 

Negligible 10 (9) 10 (9)  9 10 (9) 10 

Negative 3 3 4 0 3 

Significantly 

negative 

1 1 0 1 (2) 1 

(The numbers in brackets represent the re-scoring based on the inconsistencies discussed 

above)         

4.40. As can be seen from the table above, if the inconsistencies are rectified then the Brownside 

Road and Butchers Farm sites score highest in terms of having a significant positive impact 

if developed for housing and Gordon Street Mill has the highest significant negative impacts.   

4.41. Therefore, there is no logic to discount Brownside and Butchers Farm as housing 

allocations.   

4.42. A key difference in the overall sites sustainability summaries relates to the potential impacts 

to the built environment and cultural heritage.   

4.43. The summaries set out that for all sites (except the Heckenhurst Reservoir) the impacts 

upon the built environment and cultural heritage need to be investigated further with 

mitigation/enhancement suggested as part of any forthcoming planning applications. 

4.44. However, for the Gordon Street Mill and Land adjacent to 250 Brownside Road sites the 

summary suggests only a “potential” significant negative impact upon the built 

environment/cultural heritage, yet for Brownside Road the word potential is not included in 

the summary.  There is no justification provided as to why this site should be identified as 

having a certain significant negative effect compared to the other two sites only having a 

potential negative effect.   

4.45. Based on the Sustainability Appraisal, there is nothing to justify the Brownside Road and 

Butchers Farm sites being considered less favourable to accommodate future housing than 

the three Preferred Options sites.   
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5. Other Relevant Policies  

5.1. This section deals with other more general relevant policies.   

Policy SP4: Development Strategy and SP5: Development Quality and Sustainability  

5.2. Ensuring developments are delivered to a high quality and promote sustainable development 

is important. 

5.3. The need to respond to climate change is also acknowledged, however, any policy requiring 

certain renewable energy or energy efficiency targets to be met should be sufficiently flexible 

to take into account site specific circumstances and scheme viability.      

Policy HS2: Affordable Housing Provision  

5.4. There is support for the recognition in policy HS2 that it is not always viable for new housing 

schemes to provide or make a contribution towards affordable housing.  The final 

percentage/contribution of affordable housing should be determined by economic viability 

and individual site and market conditions as the draft policy suggests.   

5.5. In terms of the tenure mix set out in policy HS2, there is no consideration of starter homes.  

Whilst this is not currently included within the definition of affordable housing, the 

Government is intending to amend the definition to recognise starter homes as a form of 

affordable housing.    

5.6. It is important that the tenure split of 80% affordable rent and 20% intermediate rent is only 

applied as a guide.  As with determining the final percentage/provision of affordable housing, 

the tenure should be dictated by market conditions and local need at the time the dwellings 

are delivered.     

Policy HS3: Housing Density and Mix 

5.7. There is support for the acknowledgement from the Council that there is a need for 

aspirational housing (paragraph 5.1.19 of the Preferred Options Local Plan) in Burnley.  

Paragraph 5.1.24 (Preferred Options Local Plan) refers to the findings of the Strategic 

Housing Market Assessment 2016 in that there is a need to move away from terraced 

properties within Burnley and ensure there is an offer of “larger, more aspirational detached 

and semi-detached dwellings”.  Ensuring there is a mix of housing to meet the different 

needs of the community is a requirement of the NPPF (paragraph 50).    

5.8. The Brownside Road and Butcher Farm sites are ideally placed to deliver a mix of good 

quality family housing and provide an opportunity for Burnley to deliver the aspirational 

housing it is seeking.   

5.9. It is important that the draft policy does not impose specific densities to be achieved by new 

housing schemes.  There should be sufficient flexibility for sites to be delivered at densities 

that take account of size, location, surrounding characteristics and local need/demand.  

Similarly, the housing mix should only be a suggestion or a guide and not be imposed.   

5.10. Schemes will need to ensure that the housing provided meets local need and demand.   

Policy HS4: Housing Developments  

5.11. With regards to public open space provision (POS), there is support that the policy is drafted 

to allow smaller schemes to make a financial contribution to improve areas of POS in the 
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vicinity rather than insisting this is provided on-site.  It is important that site specific 

circumstances and constraints are considered in determining how best to make provision for 

POS and the policy wording needs to reflect this.   

5.12. If a financial contribution towards off-site POS is to be provided in-lieu of on-site provision, 

policy needs to be flexible to take account of scheme viability to ensure that the proposal 

remains deliverable.   

Policy NE3: Landscape Character  

5.13. There is support for the acknowledgement at paragraph 5.5.41 that development in the open 

countryside (that accords with SP4) can still respect the existing landscape character, for 

example by respecting, existing contours, retaining key field boundaries such as dry stone 

walls or hedgerows, following historic and traditional development patterns, for example, 

addressing village road/green or verge frontages, retaining and incorporating mature trees 

and avoiding overly urbanised form of development.  

Policy IC4: Infrastructure and Planning Contributions      

5.14. We would reinforce the need to ensure that any planning obligations required as part of new 

developments are CIL compliant and meet the tests set out at paragraph 204 of the NPPF.   

5.15. It is also important that the viability of schemes is taken into account when determining the 

level of contributions to be required as part of new schemes.  Paragraph 205 of the NPPF 

re-iterates that sufficient flexibility should be provided to ensure that developments are not 

stalled due to onerous obligations impacting upon the deliverability of the site. 

5.16. Any future policies relating to planning obligations should be sufficiently flexible to take 

viability matters into account.      
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1 Introduction  

1.1 This advice note has been prepared on behalf of H&F Eccles & Sons,  to advise on  the  landscape 

and visual  impacts of  the  land allocations proposed  in  the  latest Emerging  Local Plan Preferred 

Options Document July 2016; and to consider the merits of the client’s sites in this context. 

 

1.2 Appendices to this report include: 

 

 an extract of the Policies Map from the emerging Local Plan with the housing allocation 

sites labelled (Figure 1),  

 a  site  location  plan  of  the  sites  at  Land  off  Brownside  Road  and  Butcher’s  Farm with 

photograph viewpoint locations (Figure 2), 

 the photographs (Figure 3 &4). 

2 Site HS1/15 Former Heckenhurst Reservoir  

Character of the site and its setting 

2.1 Site  HS1/15  is  an  L  shaped  area  of  land  that  wraps  around  the  north  western  edge  of  the 

Brownside settlement. A stone wall that forms the boundary to the former Heckenhurst reservoir 

divides the allocation site  into two rectangular parcels of  land. The reservoir wall has a constant 

top height but the adjacent ground level varies.  

 

2.2 The parcel of land to the south is an area of agricultural land used for grazing cattle. This section of 

the site  is bordered to  the north by the reservoir wall, to the east by the back garden  fences of 

properties that front onto Smithyfield Ave and Copperfield Close; and to the south by an existing 

field boundary. The eastern and western boundaries run parallel, approx. 60m apart. The western 

boundary does not follow any visible features in the landscape.  

 

2.3 The northern  rectangular parcel of  land  is within  the  former  reservoir  site.  The  east, west  and 

southern  boundaries  are  formed  by  the  stone wall  that  surrounds  the  reservoir;  the  northern 

boundary cuts  through  the  former  reservoir  site and does not  follow any visible  features  in  the 

landscape. 
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Visibility of the site 

2.4 Photographs  1  &2  illustrate  the  views  obtained  towards  site  HS1/15.  The  site  is  visible  from 

Heckenhurst Ave which forms part of the public right of way (PRoW) Fp 12 11 2. It  is also visible 

from the PRoW Fp 12 11 6 which is located to the north east of the site. The PRoW Fp 12 11 2 runs 

along Heckenhurst Ave and then follows the reservoir boundary wall. Due to the changing level of 

the footpath  in relation to the wall, there are views  into the site at the north eastern boundary. 

Both PRoWs to the north east of HS1/15 offer expansive views across the site towards the wider 

landscape to Pendle Hill and the Pendleton Moors.   

2.5 As PRoW 12 11 2 runs north, the level of the footpath falls and the wall obscures any views to the 

south. Further west as the footpath enters the open countryside, views back towards the site are 

possible and the site is seen in the context of the existing residential development of Brownside.  

The potential effects of development on this site 

2.6 Development within the northern parcel would have a moderate to high adverse  impact on  long 

distance views from Heckenhurst Ave and PRoW Fp 12 11 2 at the north eastern corner of the site. 

(Photograph Viewpoint 1). This could be mitigated by designing the site to maintain this key view 

line by retaining open land at this corner.  

2.7 Development of within the northern parcel of the site would also have a moderate adverse impact 

on the long distance views from the PRoW Fp 12 11 6 towards the Pendleton Moors. Development 

would result  in the inevitable loss of the views to the south west from this footpath (Photograph 

Viewpoint 2). 

2.8 The shape of the site does not lend itself well to development. Currently the western edge of the 

Brownside settlement backs on to the open countryside. The depth of the housing allocation site is 

circa 60m  from  the back of  the properties  at  Smithyfield Ave,  this would  allow  for one double 

sided road of development.  Development of the southern parcel would not improve the boundary 

edge to Brownside as  it would result  in a row of housing backing on to open  land similar to the 
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existing  situation.  In  addition,  the western  boundary  does  not  follow  any  of  the  existing  field 

boundaries.  

 

2.9 The Preferred Options Local Plan July 2016 HS1/15 policy requirements and design principles state 

that  the  existing wall  around  the  former  reservoir  is  to  be  retained.  This  reservoir wall would 

however have to be punctured in order to gain access to the northern parcel.  

3 Site HS1/ 31 Land adjacent 250 Brownside Road 

Character of the site and its setting 

3.1 Site HS1/  31  is  an  L  shaped  area  of  agricultural  land  to  the  north west  of Worsthorne  village, 

located  directly  adjacent  to  the  village  recreational  area  (which  lies  outside  the  settlement 

boundary). The northern boundary is adjacent to PRoW Fp 12 11 11, the western boundary follows 

the existing field edge, both are formed by a timber post and wire fence. The southern boundary 

runs along Brownside Road. To  the west  the  site  is bordered by existing houses and  the access 

track to the recreational grounds.  

  

3.2 The northern half of  the site  is mostly open  land except  for a group of  three  trees which are  in 

poor condition with much deadwood; and a few small trees  located sparsely along the northern 

site boundary. The southern part of the site is occupied by an area of large mature trees, a group 

of which follow the western boundary.  

 
Visibility of the site 

 
3.3 Photographs  3&  4  illustrate  views  obtained  towards  the  site.  The mature  trees  and  vegetation 

within the southern section of the site and along the south western boundary screen the village of 

Worsthorne from view when travelling east towards the village along Brownside Road. The trees 

also mean that the southern part of the site  is not visible from the recreational grounds, or from 

the PRoW Fp 12 11 11.  

 

3.4 Due  to  the  lack of vegetation along  the boundaries,  the northern  section of HS1/31  is exposed. 

This  half  of  the  site  is  visible  from  Brownside  Road when  travelling  east  towards Worsthorne 
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Village,  the  site  lies  in  the  foreground of a distant view  to  the hills. This part of  the  site  is also 

visible from PRoW 12 11 11, and from the access track to the recreational ground.  

 

The potential effects of development on the site 

 

3.5 In  order  to  develop  the  site  as  set  out  in  the  Preferred  Options  Local  Plan  July  2016  policy 

requirements/ design principles of HS1/ 31, a number of the mature trees to south of the site will 

need to be removed.  

 

3.6 If the mature trees along the western edge of HS1/ 31 are able to be retained the trees will offer 

some screening to development within the southern half of the site; however, to the north the site 

is  exposed  along  this western  boundary.  There would  be  a  dramatic  change  in  the  view  from 

Brownside Road when  travelling  east,  the  view  is  currently  of  a  rural  setting  but  development 

within the northern section of HS/31 would be clearly visible and would potentially obscure views 

of  the  hills  beyond.  Development  would  have  an  urbanising  effect  when  travelling  along 

Brownside  Road  (Photograph  Viewpoint  3)  which  would  potentially  affect  the  perception  of 

separation between Brownside and Worsthorne. 

 

3.7 The site  is visible  from  the recreational ground north of Worsthorne and  the PRoW Fp 12 11 11 

(Photograph  Viewpoint  4),  any  proposed  development would  have  an  urbanising  effect  on  the 

setting of the recreational area and the views from this footpath.  

4 Site HS1/ 20 Gordon St Mill  

  Character of the site and its setting 

4.1 Site HS1/20 is broadly a rectangular shape, the southern half of the site is currently occupied by a 

mill building and  the northern half  is an agricultural  field parcel  that  is  located adjacent  to  the 

village recreational grounds and within the open countryside.  

 

4.2 The western boundary of the site is formed by the rear garden fences of the properties that front 

on to Lennnox Street and follows the wall of the existing Mill building. To the north and east of the 

allocation site,  the northern  field parcel boundaries are  formed by a post and wire  fence, a  few 
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trees  are  located  along  these  field  boundaries,  beyond  this  is  open  countryside.  The  southern 

boundary  is formed by a stone wall and metal gates and the access to the Mill at Gordon Street, 

this southern half of the site is directly adjacent to the existing terrace housing that forms part of 

Worsthorne village.  

Visibility of the site 

4.3 The mill at HS1/ 20 is visible from within the conservation area of Worsthorne village. 

4.4 The northern half of the site and the mill building are visible from the recreational grounds and the 

PRoW Fp 12 11 17. 

4.5 There  are  views  of  the  rear wall  of  the Gordon  Street Mill  and  the  open  land  to  the  north  of 

HS1/20 when travelling south along Extwhistle Road towards the village of Worsthorne. The wall 

forms the visible boundary to the village. 

The potential effects of development on the site 

4.6 Development within the southern section of the site will be visible from the conservation area and 

would need to be designed to respect the character and setting of Worsthorne village.  

4.7 The northern half of the site  is visible  from the recreational grounds and the PRoW Fp 12 11 17 

(Photograph Viewpoint 5). Housing here would have  an urbanising effect on  the  setting of  this 

recreational area.  

4.8 When travelling south along Extwhistle Road towards the village of Worsthorne, there are views to 

the south west wall of the Gordon Street Mill which forms a visible boundary to the village.   The 

open land to the north of HS1/20 can also be seen (Photograph Viewpoint 6). The development of 

this northern half of the site will be clearly seen as an extension of the village settlement into the 

open countryside.  
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5 Land off Brownside Road  

Character of the site and its setting  

 

5.1 The  site  is  a  rectangular  area  of  pastoral  land  located  to  the  eastern  edge  of  the  Brownside 

settlement. The western boundary of the site is formed by the rear garden fences to Lindsay Park, 

and the northern boundary by Brownside Road. The eastern boundary follows the contours of the 

land, whilst the southern boundary follows a logical extension to the Brownside settlement edge.  

 

Visibility of the site 

 

5.2 The site  is clearly visible from both PRoW 12 11 10 and Brownside Road, and can also be viewed 

when traveling north west along Red Lees Road, which  lies to the south across the valley of the 

River Brun. 

The potential effects of development on the site 

5.3 An assessment of  the  landscape and visual  impact of development at Brownside Road has been 

carried out, the scope of which has been agreed with the LPA and will be submitted in conjunction 

with a planning application.  

 

5.4 The assessment has  informed  the parameters of a development scheme  to ensure  that  the  long 

distance views from Brownside Road and PRoW 12 11 10 to the wider landscape and are retained, 

and to ensure that a visual gap  is maintained between Worsthorne and Brownside  in views from 

Red  Lees  Road.  The  site  boundary  illustrated  on  figures  1  and  2  reflects  the  findings  of  the 

assessment. 

 

5.5 The  site  area being proposed  for development  at Brownside Road  is wide  enough  to  allow  for 

outward  facing  housing  to  create  a  positive  edge  to  the  eastern  boundary  of  the  Brownside 

settlement.  
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5.6 The development of the site  follows the contours of the  land, retains the existing public right of 

way and proposes an area of public open space which will maintain the physical gap between the 

two villages.  

6 Butcher’s Farm  

Character of the site and its setting  

 

6.1 The  land  at  Butcher’s  Farm  is  largely  within  the  development  boundary  of  Worsthorne,  and 

currently houses a number of agricultural sheds. It is an irregular shaped site. 

 

Visibility of the site 

 

6.2 The Butcher’s Farm site is visible from Ormerod Streeet when travelling north towards Worsthorne 

village, and from Red Lees Road to the south across the valley of the River Brun. 

 

The potential effects of the development on the site 

 

6.3 An assessment of the landscape and visual impact of the development at Butcher’s Farm has been 

carried out, the scope of which has been agreed with the LPA and will be submitted in conjuction 

with a planning application.  

 

6.4 This  assessment  has  informed  the  parameters  of  a  development  scheme  to  ensure  that  any 

development  of  this  site will  not  result  in  visual  coalescence  of  Brownside  and Worsthorne  in 

views from the south and east; and will not have an urbanising influence on the wider landscape.  

 

6.5 A majority of  the  land at Butcher’s Farm  is brownfield and within  the development boundary of 

Worsthorne. There would be no loss of an expansive area of greenfield.  

 

6.6 The  view  on  the  approach  to  the  village  of Worsthorne  from  the  Ormerod  Street  is  that  of 

agricultural sheds and associated machinery at Butcher’s Farm. The development of the Butcher’s 

Farm  site  to  residential  use  would  create  a  softer  edge  to  the  village  on  the  approach  into 

Worsthorne village from the south. 
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7 Conclusion 

 

7.1 For  the  reasons  set  out  above  the  land  at Brownside Road  should  be  considered  as  a  housing 

allocation  site within  the  emerging  Local Plan. When  compared with HS1/ 15, which  is  also  an 

extension to  the Brownside village,  the  land at Brownside Road provides a site area  that can be 

developed  to  create  a  positive  outward  facing  edge  to  the  settlement  boundary  and  is  less 

constrained than the proposed allocation HS1/15.   

 

7.2 Equally  the  land  at  Brownside  Road  should  be  considered  as  a  better  alternative  to  the 

development at HS1/ 31. Both proposed sites  front onto Brownside Road and would have some 

impact on the perceived gap between the two villages, however the impact on this gap and views 

to  the wider  landscape would be  considerable more adverse as a  result of development within 

HS1/31, and land at Brownside Road is to be preferred. 

 

7.3 The site at Butcher’s Farm should also be considered as a housing allocation within the emerging 

Local Plan. When compared to HS1/ 20, both sites are an extension of the settlement on land that 

is partially existing brownfield; however development at HS1/20 proposes the additional loss of an 

extensive area of open land.  

 
7.4 Whilst both Butcher’s Farm and HS1/20 are visible  from a  road when approaching  the village of 

Worsthorne, there would no significant extension of the built area as a result of the development 

of Butcher’s Farm, and there would be a visual  improvement   to the existing edge of the village. 

Development  within  HS1/20  would  have  no  similar  benefits  and  would  visibly  extend  the 

settlement  into  the open countryside. The site at Butcher’s Farm  is  therefore  to be preferred  in 

landscape terms to the site HS1/20.  

 
7.5 Overall there are no  landscape reasons to exclude  the Brownside Road and Butcher’s Farm sites 

from the housing allocations, and these sites are to be preferred to the allocation proposed for the 

reasons set out above.  
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