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Opposition to Burnley’s Local Plan Proposed Submission Document 2017 

HS1/31 Land adjacent 250 Brownside Road 

The submission by Burnley Borough Council that this site is suitable for dwellings is 
unsound.  It is a Greenfield site; there are no permanent buildings on the site and it 
has not previously been designated as, or had planning permission for commercial 
use.   Historically, it has been used for agriculture. 

The alleged brownfield portion of the site makes up only 24% and Greenfield 76%, 
the whole site is, in fact, 100% Greenfield.   

This site is not within the urban boundary.  

This site is adjacent to the Conservation Area. 

Any development would encroach onto open countryside. This inclusion would 
extend the village boundary and the visual impact when approaching the village 
would be enormous.  On entering the village from the western side, using the main 
access route (Brownside Road), which is the entrance used by over 95% of traffic, 
the first dwellings are Victorian garden fronted cottages, which are in the 
conservation area.  These create a characterful welcome and any new development 
here would be incongruous with this setting.  The site also extends down to the 
recreation ground meaning it impacts all of the community, enclosing the space for 
all.  This is the gateway to Worsthorne and its’ visual importance cannot be 
underestimated. 

Development of this site would extend the boundary beyond that of the school 
building opposite, encroaching further onto Greenfield and spoiling the visual 
amenity of the village. 

“Approval of this submission would lead to the inappropriate creation of new 
dwellings in the rural area of Burnley without sufficient justification, creating visual 
harm and an unacceptable coalescence between the urban boundary of Burnley 
and the rural boundary of the village of Worsthorne. Development of the site in 
principle would therefore not be in accordance with the NPPF presumption in favour 
of sustainable development.  Approval of this development in principle would 
therefore be in conflict with the NPPF which, among other matters, requires the 
protection and enhancement of the Borough’s distinctive countryside, and the 
protection of the setting of urban and rural settlements.”   
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Above is an extract from the recent planning application refusal APP/2016/0416 - 
Land south of Brownside Road Worsthorne Burnley, for outline planning permission 
of 39 new dwellings, which was refused by the planning committee of Burnley 
Borough Council on 23 March 2017.  The site owner had requested inclusion into 
the proposed new Local Plan but was refused.  However, further pressure was 
applied to develop the site by means of direct application to BBC which would have 
a devastating impact on the Greenfield boundary and the village scene.  The site 
HS1/31 is on the opposite side of Brownside Road to the above application and the 
same points made by Burnley Borough Council can be applied directly to the 
inclusion of this site.   The applicant of APP/2016/0416 has appealed the planning 
decision and it is currently outstanding.   Should the appeal be granted, this would 
impact on the housing assessment for Worsthorne and the site adjacent 250 
Brownside Road may then be considered unnecessary and unsuitable; the Council 
may wish to review the issue in that event.   
 
Although the site adjacent 250 Brownside Road would not currently coalesce with 
the Burnley boundary, it would be near coalescence, and could easily over time be 
increased further to do so and any encroachment should not be allowed.  In fact, the 
owner of the site has recently made an application for housing through the normal 
planning application process (APP/2017/0200) and has already proposed to 
increase the boundary outward into the green belt by a further 25% compared to the 
submission in the Local Plan. 
 
There are other, more appropriate, sites located around Worsthorne with Cliviger, 
some of which have been included for submission and others that have not.  For 
example Jack Hey Farm, Cliviger was initially included but removed in June 2016: 
 
Burnley’s Strategic Housing Land Availability Assessment (published June 
2016),  ‘Appendix D - Not Developable Housing’ included the following site: 
 
• Site Ref HEL/054 Jack Hey farm Cliviger  
• 2.49 ha (suitable for 63 houses @ Theoretic Yield at Standard Rural Density)  
• included in LP Issues and Options 
• Is both Available and Achievable  
• Deemed not suitable on the following grounds: 

o Greenfield  
o Open Countryside adjoining named settlement 
 

This particular site would merely fill a gap in between the housing estate adjacent 
and the rows of terraced housing running along Burnley Road and would appear to 
be infill.  Appropriate development would sit well within this setting.  Access is good.  
Transport is good.  The site has been assessed as available and achievable.  It is 

 
2 

 



unclear why this has been deemed unsuitable yet Adjacent 250 Brownside Road 
has not. 
If the land at Jack Hey Farm is unsuitable then surely the site adjacent 250 
Brownside is also unsuitable; not only does it meet the same criteria for unsuitability 
but it not in the urban boundary, it adjoins a conservation area, development would 
have a detrimental impact on the character of the village, cause encroaching 
coalescence with the urban boundary of Burnley and is dangerously situated directly 
opposite the school and bus stop with poor sighting at the only access point to the 
site. 
 
The proposed development site at HS1/9 Red Lees (a different site to Jack Hey 
Farm), although technically classed as Cliviger, is closer to Worsthorne than it is to 
the central area of Cliviger, particularly the school; this can be seen quite clearly on 
the Policies Map.  It is highly likely that some residents of the site at Red Lees will 
wish to send their children to Worsthorne school (a distance of 1.6 miles) as it would 
be easier to access and be nearer for the parents to then continue to travel onwards 
to work in Burnley or Pendle, than it would be to send them to Cliviger school (a 
distance of 2.3 miles), this would further increase traffic congestion at the Brownside 
Road site.  It may be argued that the Red Lees site ought to be included in the 
Worsthorne housing allocation numbers, which would mean that there would be no 
significant development in Cliviger at all, putting all of the pressure on Worsthorne; 
this would seem disproportionate and unfair. 
 
Worsthorne centre, in particular, should be shielded from overdevelopment and 
encroachment.  Why destroy the unique village character?  Although most of the 
residents of Worsthorne do not wish to see any development at all, it is reasonable 
to assess all areas of the town for suitable sites in order to accommodate different 
housing types and needs.  However, it should also be noted that of the total housing 
numbers Burnley Borough Council has allocated as suitable for development i.e. 
2,483, almost 47% are on greenfield/brownfield sites which could be seen as 
excessive. 
 
Outline planning permission has recently been granted for development of 24 
dwellings at Butchers farm, which is at the south entrance to the village.  That site is 
brownfield/greenfield, within the rural boundary of the village and is surrounded by 
development on 3 sides.  It will have little impact on the surrounding countryside.  
Other sites at Gordon Street Mill, Land west of Smithyfield Avenue and Former 
Heckenhurst reservoir would yield a supply of 118 houses.  There are currently 3 
other properties to the rear of Brownside road under construction.  This gives a total 
of 121 new dwellings for Worsthorne, which is a large proportion considering the 
size of the village meaning that development of this site is unnecessary as it would 
have the greatest visual and detrimental impact on the whole village.   The site at 
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Red Lees has been included for development of 125 houses, which if included into 
the Worsthorne figures brings the total dwellings to 246, around 10% of the 
allocated housing for the whole borough. 
 
The submission for proposed development on this site does not specify type of 
housing, which is unusual as most of the other sites do, particularly those 
encroaching onto Greenfield land.  This is disconcerting and one must question why.  
The size of the land at 0.73 ha, bearing in mind it is L shaped, does not lend itself to 
reasonable and sustainable development.  The viability of such an awkward site 
could be compromised by the need to build inappropriate housing types.    
 
This site could not accommodate the proposed 18 dwellings as it would contravene   
Policy HS4 (2c) of Burnley Local Plan Submission Document – March 2017: 
 
The following privacy distances will apply: 

• Single storey and two storey dwellings: Between facing windows of 
habitable rooms No less than 20 metres 

• Three storey dwellings/apartments or where levels creates a significant 
difference in heights - For each additional storey above 2 storeys or 
where levels creates a significant difference in heights, as above plus an 
additional set back of 3 metres 

The site is L shaped and the housing would be on Greenfield, most of it surrounding 
the properties 8-14 Lennox Street, the house currently under construction and 250 
Brownside Road (three of which have windows facing the eastern boundary of this 
site).  It would not be possible or feasible to accommodate housing of a suitable 
nature.  Therefore, the decision to include the site as suitable for development is 
unsound. 
 
The site contravenes the proposed new plan Policy SP5: Development Quality and 
Sustainability: 
 

(2a) respect existing, or locally characteristic street layouts, scale and massing 
The site does not respond to historic street patterns (development would run at right 
angles to the existing row of cottages) and would therefore be incongruous with the 
adjacent conservation area and spoil the village aspect. 

 

(2g) ensure there is no unacceptable adverse impact on the amenity of neighbouring 
occupants or adjacent land users, including by reason of overlooking. 
 

(Cambridge dictionary defines amenity as “the pleasantness or attractiveness of a 
place”).  
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Development of this site would definitely have an adverse impact of not only the 
immediate neighbours but the whole village of Worsthorne. 
 
Burnley’s Proposed Submission Document states: 
 
4.4 Development Strategy 
The Focus and Distribution of Development 
 
4.4.4 The borough’s open countryside provides a visually striking and attractive 
setting for the Burnley and Padiham (sic) and for its villages and hamlets. There are 
strong pressures for development in the countryside and strict control of the scale 
and location of development is needed in rural areas to protect agricultural land, 
landscape, wildlife, recreational opportunities and the character of rural settlements; 
and to prevent these settlements coalescing. However, some development can and 
should be supported in rural settlements and in the countryside to support the rural 
economy, to help sustain infrastructure and services, and to provide quality and 
choice of housing for existing and new residents. 
 
This land is currently being used, and has been for several decades, by the same 
local family for farming sheep and cattle and this would mean the loss of good 
grazing land and a diminishing impact on this business; therefore development here 
would contravene Policy 4.4.4 of Burnley’s proposed submission document 2017. 
 
The site is used and occupied by wildlife and birds and is part of the rural landscape 
and an important characteristic of the village.  Development of this site would lead to 
further coalescence with urban Burnley.  The character of the village would be 
compromised.  The economy in Worsthorne is good.  All of the services in the 
village are well supported.  Therefore development of this site would contravene 
Policy 4.4.4. of Burnley’s proposed submission document 2017. 
 
It would appear that part of the site, at the boundary of the Conservation area 
adjacent to the terraced cottages, has been deliberately made to look more 
unsightly as the new local plan review drew closer, as containers and rubbish have 
been dumped there over the last few years. 
 
Development would have a detrimental impact on the environment and increase 
pressure on Greenbelt.  This site has several mature indigenous trees including 
Ash, Birch, Sycamore and Black Poplar which should be preserved, particularly the 
ash trees following the devastating impact of the Chalara Ash dieback disease 
present in the UK since 2012.  According to the Forestry Commission mature trees 
are able to resist the disease for longer and young or replacements ash trees are 
more susceptible to dieback.  Two of the mature Ash trees currently on the site have 
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already suffered from the disease and are now making a healthy recovery, therefore 
it is even more critical that they are retained at all costs. 
 
Burnley’s Proposed Submission Document states: 
 

4.5 Development Quality and Sustainability 
Key Gateways 
 
4.5.16 The image or perception of a town can be formed by a visitor’s experience on 
their first approach to it. For residents, their pride and enjoyment of their own town 
will also be affected by their approaches to and journey across it. The quality of key 
entrances to and key junctions across the town that people pass daily is important to 
the town’s overall image and can also set the tone for other development in the town 
and on routes between these key gateways. Key gateways can serve different 
functions and should not all be treated the same; some should proudly announce 
your arrival, whilst other should provide a smooth and gentle transition from 
countryside to town. 
 
In order to protect and enhance them for the wider benefits they bring, the Council 
has identified the location of the Key Gateways on the Policies Map. 
 
Worsthorne with Hurstwood parish also has a significant role to play in the Borough 
and this site should also be classed as a key gateway as it corresponds to the points 
raised above i.e. “For residents, their pride and enjoyment of their own town will also 
be affected by their approaches to and journey across it”  can be read in the case of 
Worsthorne “their pride and enjoyment of their own village will also be affected by 
their approaches to and journey across it” and as the entrance to Worsthorne with 
Hurstwood this point is the key gateway to the only village and hamlet included in 
Burnley’s 10 Conservation Areas.  It “should provide a smooth and gentle transition 
from countryside to town” or in the case of Worsthorne, town to countryside. This 
proposed submission document has given no consideration to this and is treating 
Worsthorne with Hurstwood as if it had already coalesced into urban Burnley.  Its 
unique position within the town must be preserved. 
 
Prior to Burnley’s Local Plan submission, Burnley, in combination with Pendle 
Council, appointed Nathanial Lichfield & Partners to undertake a joint independent 
Strategic Housing Market Assessment.  This was completed in December 2013 and 
was wholly implemented by Pendle Council when they approved their new Local 
Plan in December 2015.  Burnley’s delay in completing their Local Plan submission 
has necessitated a further SHMA report being commissioned in 2016.  The new 
(second) report was published in May 2016, prior to the Brexit referendum which 
effectively means that the report is more out of date with regard to the implications 
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for jobs, outward migration and investment in the town (considering that some of the 
largest companies/employers in the town are non UK companies) than the first 
report.  The second report is heavily weighted in favour of new jobs coming to 
Burnley and sustaining jobs already here, and a massive influx of new residents and 
a decrease in outward migration.  This could now be deemed to be faulty data.  
Over development of the area, unnecessarily, could see a massive impact with 
house prices falling and residents entering negative equity.  Whilst it is admirable 
that the council are optimistic regarding the future of the town, if the evidence is 
flawed, then so the plan is flawed.  Repercussions for the town could prove severely 
damaging and irreversible.   
 
The first SHMA concluded the Objectively Assessed Housing Need for Burnley at      
60 – 100 dwellings per annum (2011-2030), and which made particular reference to 
the fact that there was a serious lack of large aspirational housing in Burnley but the 
second report concluded the OAN was 117 – 215 dwellings per annum (2012-2032).   
 
This gives a ratio of: 
 
        Lowest     Highest  Years    Total      (Uplifted to 20 years) 
2013 report          60      100    19  1140-1900          1200-2000  
2016 report        117      215    20  2340-4300           2340-4300 
 
This effectively means that Burnley has almost doubled the allocation.  The data on 
the 2016 report is more complicated than the first and the options, variables and 
parameters are much wider and more speculative, therefore more likely to be 
incorrect. 
 
Burnley Borough Council is aware of the significant impact of the differences 
between the two reports, produced only two and a half years apart, could have.  It 
was followed only weeks later by the Brexit referendum, yet no provision has been 
made in the Local Plan Submission Document 2017 for updating or making 
amendments should the needs or requirements change following this momentous 
decision.  This could have been achieved by various methods e.g. initially 
developing brownfield sites first with Greenfield only included if and when 
necessary; or, implementing a phased roll out (perhaps say every 3-5 years) 
reviewed intermittently.  It may be argued that Brexit could have the biggest 
financial, employment and social impact the UK has ever had, yet no consideration 
has been given as to the changes it may bring.  Although the vote result was known 
in the month the report was published, and Burnley Council had almost a year to 
make further consideration or seek to mitigate potential changes, they chose not to 
do so.  This is unsound.   
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This error could prove devastating not only for the residents of Worsthorne but for 
the whole town.  Once the new plan is in force, it is likely that there will be a rush to 
build on the greenfield/brownfield sites (in particular Worsthorne) first as these are 
the most profitable but if the financial situation changes the other areas could be left 
behind as has been the case previously.  This ought to be mitigated so that one 
area of the town does not suffer significant adverse consequences while the other is 
left to rot.  Developers should be encouraged to build on brownfield sites first with 
Greenfield used as a last resort only.  Why has no allowance been made for this? 
 

The first report emphasised quality over quantity; however, in Burnley’s proposed 
new LP this has been side-lined in favour of possible oversupply in Worsthorne for 
housing of standard size and type which can already be easily found throughout the 
borough.   Oversupply could cause house prices to fall.  Burnley already has, and is 
synonymous with, the lowest house prices in the UK, which deters people from 
moving here and encourages residents to leave (as has been the case for many 
years), and this could have an even greater impact on that. 
  

Access to this site is via Brownside Road, which is the main artery of the village; the 
site is directly opposite the school, a cause of serious congestion in the mornings 
and afternoons.  Sighting from the entrance is restricted and poses a problem for 
both vehicles and pedestrians.  Currently, parents use the entrance of the site as a 
car park when depositing and collecting children and would likely continue to do so if 
development were to go ahead causing risk to children.  It is also highly likely that 
more may use this entrance as a turning circle creating further risk.  Most children 
attend secondary schools, and other primary schools, located outside the village, 
many of whom are transported by parents in cars which would mean vehicles 
leaving this development at peak times when other parents are dropping or 
collecting their children at/from Worsthorne School.  This increase in vehicular traffic 
and pedestrians would exacerbate the congestion problem and raise the danger 
level for both children and adults.  Cars are parked on the opposite side of 
Brownside Road for a long distance at peak times creating a one way system, and 
vehicles exiting the site would create further problems.  Frustrated and tired drivers 
rushing to work could lead to a creation of dangerous situations.  Add to this a likely 
increase of vehicles from new development at Red Lees and the situation could 
prove critical. 

There is a bus stop directly opposite the site which also has implications regarding 
safety.  New development is likely to cause the school to increase in size as it is 
always over-subscribed, this would cause loss of playing field and, if extended, 
attract children from outside the village to attend, causing even further congestion.  
Due to the layout of the village it means that it is not possible to alight vehicles and 
carry on, almost all would have to make a U turn somewhere in the village centre 
causing potential danger to children walking to and from school.  There is also a bus 

 
8 

 



stop on the same side as the site, only a few metres away; as vehicles are always 
parked in the bus stop, buses double park and stop in the roadway throughout the 
day, causing further problems with sighting. 

 

 

SUMMARY 

Worsthorne holds a unique position in the town as it is the only true village setting 
with archetypal village green and square, dominated by the parish church, old 
schoolhouse, local pubs, shops, parish rooms and more recently a small cafe.  
Worsthorne has a thriving community and services are good and are well utilised.  
The school is oversubscribed.  Visitors to Worsthorne are able to enjoy the pastimes 
of walking, running, cycling and horse riding within a countryside setting.  To extend 
the village into the conurbation of Burnley would diminish the appeal and amenities 
for both residents and visitors.   

Inclusion of this site into the LP submission would lead to the inappropriate creation 
of new dwellings in the rural area of Burnley without sufficient justification, creating 
visual harm and an unacceptable near coalescence between the urban boundary of 
Burnley and the boundary of the village of Worsthorne. Development of the site in 
principle would therefore not be in accordance with the NPPF presumption in favour 
of sustainable development.   

Approval of this development in principle would be in conflict with the NPPF which, 
among other matters, requires the protection and enhancement of the Borough’s 
distinctive countryside, and the protection of the setting of urban and rural 
settlements. 

The site is not within the urban boundary. 

It is a Greenfield site. 

This site could not accommodate the proposed 18 dwellings as it would contravene   
Policy HS4 (2c) of Burnley Local Plan Submission Document – March 2017. 

The site contravenes Policy SP5 (2a) and (2g) of Burnley Local Plan Submission 
Document – March 2017. 
 

Development of this site would contravene Policy 4.4.4 in Burnley’s proposed 
submission document – March 2017. 
 

Access to the site is unsuitable as there are problems with sighting, the proximity to 
the primary school and the bus stops and the increased number of extra vehicles at 
peak times will exacerbate congestion, creating a potentially dangerous situation. 
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Worsthorne already has a thriving community and services are varied and good, and 
are well utilised.  

In the proposed new Local Plan, Burnley Borough Council have identified other 
brownfield and  Greenfield sites in Worsthorne as suitable for development that 
would have little or no impact on the character of the village or the Conservation 
Area, why destroy the unique character of the village unnecessarily? 

This site is in the Greenfield area that separates Worsthorne from urban Burnley, 
and more than any other Greenfield area of the village its significance cannot be 
underestimated and its protection is vital.  If inclusion of this site were to be allowed, 
the impact of development would be irreversible and devastating.  Worsthorne’s 
village setting, conservation area and unique character, would be lost forever. 

 

Cllr Andrew Newhouse 
Woodland View Higher Cote Farm 
Lennox Street 
Worsthorne 
Burnley  
BB10 3LZ 
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