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Dear Sir / Madam 

Burnley's Local Plan Proposed Submission Consultation (April - May 2017) 

Land at Red Lees Road, Cliviger (Site reference: HS1/9) 

Knight Frank is instructed by our client, Fiona Wollocombe, to submit representations for the above site 

towards Burnley’s current public consultation on the Local Plan Proposed Submission document, which runs 

from 12 April - 26 May 2017. 

The Burnley Local Plan will replace the Burnley Local Plan Second Review of 2006. The new Local Plan will 

cover the Burnley Borough up until 2032. The Local Plan will be the statutory planning framework and set an 

overall strategy for development, allocate the sites needed to accommodate new development and set out 

policies on how planning applications will be judged.  

The Council have previously consulted on an ‘Issues and Options’ document and ‘Issues and Option 

Additional Sites’ in 2014 and a Preferred Options Document in 2016.  We previously made comments to the 

Preferred Options Document during the consultation period in 2016. Following these consultations, the 

Proposed Submission document has now been prepared for consultation.  

Within the Proposed Submission document, the Council identifies our client’s site as a housing allocation 

(reference HS1/9). 

The Site 

Our client’s site is located on Red Lees Road. The site, which measures approximately 5ha, is within the 

defined development boundary of Burnley.  

The site is undeveloped Greenfield land which is primarily used for animal grazing.  The site gently slopes 

downwards towards the centre of the site, where there is a footpath running through the site from north east 

to south west. The site is bordered by stone walling on all sides, but specifically to the North by existing 

dwellings, to the East by Red Lees Road, to the West by open countryside and to the South by a vehicular 

access.   

The site is well located in terms of being close to public transport and existing services and is therefore in a 

highly sustainable location. The closest bus stops are within 100m of the site, on Red Lees Road adjacent to 
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Hill Crest Avenue. The closest district centre is on Brunshaw Road, approximately 0.5 miles from the site, 

containing a Post Office, pharmacy, convenience store and bakery. Burnley Brunshaw Primary School (1.1 

miles) and Worsthorne Primary School (1.2 miles) are within close proximity to the site and the closest 

medical centres are Yorkshire Street Medical Centre (1.7miles), Oxford Road Medical Centre (1.8 miles) and 

Burnley Wood Medical Centre (1.9 miles). The site is also only 2 miles from Burnley town centre, making this 

a highly sustainable location.  

National Planning Policy 

At a national level, planning policy and guidance is contained in the National Planning Policy Framework 

(NPPF). This document was issued in March 2012.  

Paragraph 6 of the NPPF states that, ‘The purpose of the planning system is to contribute to the 

achievement of sustainable development.’ 

The NPPF provides guidance on delivering a wider choice of high quality homes. 

Paragraph 47 states that ‘to boost significantly the supply of housing, local planning authorities should: 

● Principle 12 requires that planning should take account of and support local strategies to improve health, 

social and cultural wellbeing for all, and deliver sufficient community and cultural facilities and services to 

meet local needs.  

● use their evidence base to ensure that their Local Plan meets the full, objectively assessed needs for 

market and affordable housing in the housing market area, as far as is consistent with the policies set out 

in this Framework, including identifying key sites which are critical to the delivery of the housing strategy 

over the plan period;   

● identify and update annually a supply of specific deliverable sites sufficient to provide five years’ worth of 

housing against their housing requirements with an additional buffer of 5% (moved forward from later in 

the plan period) to ensure choice and competition in the market for land. Where there has been a record 

of persistent under delivery of housing, local planning authorities should increase the buffer to 20% 

(moved forward from later in the plan period) to provide a realistic prospect of achieving the planned 

supply and to ensure choice and competition in the market for land; 

● identify a supply of specific, developable sites or broad locations for growth, for years 6-10 and, where 

possible, for years 11-15;  

● for market and affordable housing, illustrate the expected rate of housing delivery through a housing 

trajectory for the plan period and set out a housing implementation strategy for the full range of housing 

describing how they will maintain delivery of a five-year supply of housing land to meet their housing 

target; and  

● set out their own approach to housing density to reflect local circumstances.’ 

The NPPF requires Local Planning authorities to identify a supply of deliverable sites. The NPPF defines 

deliverable as ‘available now, offer a suitable location for development now, and be achievable with a 

realistic prospect that housing will be delivered on the site within five years and in particular that 

development of the site is viable’.  Whilst this relates to 5 year supply, it is considered that our client’s site is 

considered as deliverable in accordance with the NPPF and could come forward within 5 years. 

Paragraph 158 of the NPPF ensure that the Local Plan ‘is based on adequate, up to date and relevant 
evidence about the economic, social and environmental characteristics and prospects of the area. 
Assessments of and strategies for housing and employment should take full account of relevant market and 
economic signals.‘ 
 
The NPPF requires Local Plans to be “sound” with paragraph 182 defining this as; 
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● Positively prepared – the plan should be prepared based on a strategy which seeks to meet objectively 
assessed development and infrastructure requirements, including unmet requirements from neighbouring 
authorities where it is reasonable to do so and consistent with achieving sustainable development;  

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

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

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

Local Planning Policy 

Policy SP2 (Housing Requirement 2012-2032) of the emerging Local Plan states that ‘over the 20 year 

period from 2012 to 2032 provision will be made to deliver around 4,180 net additional dwellings, equating to 

an indicative average of 209 dwellings per annum.’ Considering the completions, existing developable sites, 

reoccupation of empty homes etc., the residual requirement to be met by site allocations is 2,482 dwellings.  

Policy SP2 of the Local Plan defines the housing target for the period of 2012-2032. This equates to 4,180 

over the plan period, the equivalent of 209 dwellings per annum. This has been calculated to establish the 

Objectively Assessed Need (OAN) for housing to ensure the requirement meets the population projections 

makes an allowance for the economic aspirations and boost the boroughs supply of housing. It is considered 

that our client’s site, which has the potential to deliver approximately 125 dwellings, could significantly 

contribute towards the OAN for the Borough.  

Policy SP4 (Development Strategy) of the Local Plan states that ‘Development will be focused on Burnley 

and Padiham with development of an appropriate scale also supported in the following main and small 

villages.’  

Within Policy SP4, Burnley is considered the Principal Town, with Mereclough considered a small village. 

Our client’s site is described as Red Lees Road, Cliviger; however the site is within the Burnley development 

boundary.  

Policy SP4 supports the development of residential sites offering quality and choice and modern adaptable 

stock for existing and new residents. Our client’s site is a deliverable site which could meet the aspirations of 

Policy SP4. 

Policy SP4 also states that ‘In considering the acceptability of development proposals on allocated and 

unallocated sites within these Development Boundaries, consideration will also be given to:  

c) Whether proposals use greenfield land and are otherwise in accordance with the policies in the Plan.  In 

such cases, development will be expected to:  

i. Clearly and demonstrably contribute to increasing choice and be of the highest quality possible; or  

ii. Be for the provision of an important community facility; or  

iii. Demonstrate the highest sustainability standards, through:  

• A BREEAM Assessment or equivalent to achieve ‘Very Good’; or  

• Building for Life 12 accreditation; or  

• two or more of the Optional Housing Technical Standards26; or  

• Achieve fabric energy efficiency levels above the Building Regulations such as Passivhaus or 

equivalent; or  

• Include significant on-site renewable or low carbon energy generation (a minimum of 10% of the 

predicted annual energy requirements); and  

iv. Avoid the Best and most Versatile agricultural land.’ 
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Policy SP4 of the Local Plan supports new development within the Development Boundaries as defined on 

the Policies Map subject to a number of conditions. Our client’s land is defined as within the Development 

Boundary and it is considered that a residential development could fulfil the criteria of Policy SP4 by being 

an appropriate type and scale to the area and not having an unacceptable detrimental impact on the amenity 

of existing residents. Our client’s land is also Greenfield land, of which Policy SP4 expects development to 

fulfil further criteria. Any development at the site would be of the highest quality possible and demonstrate 

high sustainability standards. The site is not Best and most Versatile agricultural land. 

Policy SP5 (Development Quality and Sustainability) of the Local Plan states that ‘The Council will seek high 

standards of design, construction and sustainability in all types of development.’ 

With regard to Key Gateways, Policy SP5 states ‘Where development is at or highly visible from a Key 

Gateway identified on the Policies Map, address in its design, orientation and layout, the Key Gateway and 

its particular nature/location and include where appropriate:  

i)  a landmark building;  

ii)  landmark tree planting;  

iii)  public art (can be incorporated into the public realm); or  

iv) a carefully designed gentle transition from countryside to town.’ 

Policy SP5 of the Local Plan supports Policy SP4 in stating that the Council expect high standards of 

design, construction and sustainability in all types of development and sets criteria for this to be achieved. To 

the north of our client’s site, the Preferred Options Policy Map allocates a Key Gateway. If our client’s site 

was to be redeveloped, it would be highly visible from a Key Gateway and it is considered that a residential 

development could be carefully designed to be a gentle transition from countryside to town in accordance 

with this policy.  

Policy HS1 (Housing Allocations) of the Local Plan seeks to provide sufficient housing sites to meet the 

identified residual requirement and provide a range of sites to meet the full, objectively assessed needs for 

market and affordable housing as identified in Policy SP2. Policy HS1 identifies 34 housing allocations and 

states that ‘development on these sites will be acceptable in principle for housing development and will be 

required to be delivered in accordance with the following specific requirements together with the 

requirements of other relevant policies set out elsewhere in this Plan.” 

Site Specific Policy 

Site reference HS1/9 relates to our client’s site on Red Lees Road, Cliviger. The site is identified within 

Policy HS1 as a 5ha site, with an expected delivery of 125 dwellings. The policy requirements and design 

principles for the site as identified as follows: 

1) A mix of dwelling types, including a minimum of 40% 4+ bedroomed detached and 30% 3+ bedroomed 

detached or semi-detached houses will be expected;  

2) A scheme of the highest quality which clearly and demonstrably contributes to increasing housing quality 

and choice across the borough will be expected, including to satisfy the requirements of Policy SP4 2) c) i 

and iii and SP5, as this site is a greenfield site in the open countryside at a Key Gateway;  

3) Protected Species have been recorded on the site. An ecological survey (including a breeding bird survey 

and survey of any South Pennines SPA qualifying species present) will be required to accompany any 

planning application which identifies and addresses these issues in accordance with the recommendation of 

the Council’s Protected Species Survey and Policy NE1.  

4) Appropriate landscaping and boundary treatment should include screening to the southern boundary to 

reduce the impact on the wider landscape. New planting on the site should be in accordance with Policy 

NE3;  



  

Page 5 

5) Vehicular access should be from a single point onto Red Lees Road; and  

6) The presence of reported prehistoric finds and earthworks within close proximity of the site would suggest 

the site has significant potential for buried remains of local-regional significance to exist. Suitable provision 

will need to be made for archaeological assessment and evaluation of the site; and any further investigation 

or recording works that may be necessary as a consequence of development consistent with Policy HE4. 

Supporting Information  

1) This is a prominent greenfield site in the open countryside.  A scheme of the highest quality is expected in 

line with Policies SP4 and SP5 and lower density detached housing is preferred not only to provide/increase 

quality and choice, but the lower density offered would provide greater opportunity for landscaping, planting 

and minimising impact.  

2) The site is close to a Key Gateway and development will need to address this in accordance with Policy 

SP5.  

3) United Utilities has advised that surface water should be removed to a local watercourse if possible as 

there are no local surface water sewers to connect this development to.  

4) United Utilities has advised that the foul sewer on Dyneley Avenue is already over hydraulic capacity and 

that future investment will be required to accommodate this development.  

5) The south eastern part of the site lies within 250m of the Grade II Listed Higher Red Lees Farmhouse.  

Policy HS1 of the Local Plan allocates 35 specific sites for housing, equating to 2,483 dwellings. Our client’s 

site relates to HS1/9 at Red Lees Road, a 5ha site with an expected delivery of 125 dwellings. The 125 

dwellings which could be accommodated on the site would significantly contribute towards the Boroughs 

housing target. 

The policy requirements and design principles expect a mix of dwelling types, including a minimum of 40% 

4+ bedroomed detached and 30% 3+ bedroomed detached or semi-detached houses. A scheme of the 

highest quality which clearly and demonstrably contributes to increasing housing quality and choice across 

the borough will be expected, including to satisfy the requirements of Policy SP4 2) c) i and iii and SP5, as 

this site is a greenfield site in the open countryside at a Key Gateway. It is considered that the policy should 

not be restrictive to the type and number of homes per type on the site as this should be dictated by market 

conditions at the time of the site coming forward. 

The policy states that protected Species have been recorded on the site. An ecological survey (including a 

breeding bird survey and survey of any South Pennines SPA qualifying species present) will be required to 

accompany any planning application which identifies and addresses these issues in accordance with the 

recommendation of the Council’s Protected Species Survey. This point has been explored further within the 

supporting information and would also be addressed during the application process, supported by an 

Ecological Survey.  

The policy also states appropriate landscaping and boundary treatment should include screening to the 

southern boundary to reduce the impact on the wider landscape. A master plan would determine the final 

number of dwellings on the site, whilst it is anticipated that appropriate landscaping and planting would be 

provided to minimise the impact.  

The policy states vehicular access should be from a single point onto Red Lees Road. It is considered that 

this restriction should not be included as this would be addressed during the application process, supported 

by a Transport Assessment, being dictated by the final number of units on the site. 

The policy confirms the presence of reported prehistoric finds and earthworks within close proximity of the 

site would suggest the site has significant potential for buried remains of local-regional significance to exist. 

Suitable provision will need to be made for archaeological assessment and evaluation of the site; and any 

further investigation or recording works that may be necessary as a consequence of development consistent 
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with Policy HE4. This point has been explored further within the supporting information and would also be 

addressed during the application process, supported by an Archaeological Assessment.  

In addition to the policy requirements, within the supporting information of Policy HS1/9, point (1) states that 

this is a prominent greenfield site in the open countryside.  A scheme of the highest quality is expected in 

line with Policies SP4 and SP5 and lower density detached housing is preferred not only to provide/increase 

quality and choice, but the lower density offered would provide greater opportunity for landscaping, planting 

and minimising impact. Point (2) reiterates that the site is close to a Key Gateway and development will need 

to address this in accordance with Policy SP5. 

It is considered that any residential development at this site could be carefully designed to be a high quality 

scheme in accordance with Policy SP5 in creating a gentle transition from countryside to town. It is not 

considered appropriate to dictate the preferred density and house type at this stage as this would depend on 

the market condition and viability at the time of the submission of a planning application.  

Point (3) and (4) relate to advice provided by United Utilities, with regard to surface water drainage and local 

foul sewer capacity. These issues would be addressed at a later stage during the application process but it is 

considered inappropriate to restrict the drainage solution to one particular strategy at this stage.  

Point (5) relates to the Grade ll listed Higher Red Lees Farmhouse. Higher Red Lees Farmhouse has been 

listed since 1
 
April 1953 and the building dates back to 1631.  The listed building is a distance from the site 

and there is significant screening from existing tree cover, the land topography and existing buildings to 

ensure the development of this site would not have a negative impact on the setting of the listed building. 

This would also be addressed further during the application process, supported by a Heritage Statement. 

Supporting Information 

Archaeology 

An archaeological appraisal, prepared by ArcHeritage, has been submitted to present the results of an 

archaeological desk-based appraisal for a site. 

The report concludes that based on the available evidence there are no confirmed archaeological deposits or 
remains in the dite, but unknown archaeological remains could be present. Due to the current and probable 
past use of the area as pasture such remains, if present, could be well preserved. 
 
Ecology 

A preliminary ecological appraisal has been undertaken by Brooks Ecological to advise of potential 
ecological constraints and opportunities. 
 
The report concludes that the habitats on Site are of relatively low ecological value and do not represent a 
significant constraint to the development. 
 
It is recommended to undertake great crested newt surveys and clearance of any significant vegetation 
should be carried out outside of the nesting bird season (March – August inclusive), or else be preceded by 
a nesting bird survey. 
 
Flood Risk and Drainage 

A Flood Risk and Drainage scoping assessment, prepared by Enzgo, has been submitted to understand the 
baseline fluvial and surface water flood risk. 
 
The report concludes that the Site is located within Flood Zone 1; which is land considered to be at low risk 
of fluvial flooding.   The proposed development is classified as ‘more vulnerable’ use. More vulnerable 
development within fluvial Flood Zone 1 is acceptable.  
 
Surface water pathways were identified within the Site. Surface water flooding is now viewed in the same 
way as fluvial flooding, and would need to be investigated further. It is expected that surface water flooding 
could be mitigated by an appropriate surface water drainage strategy.  
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Highways 
 
A technical note, prepared by Vectio Consulting, has been submitted to assess the viability of achieving a 
design standard access, in terms of transport, at the site.  
 
The report concludes that In conclusion the findings of this report have identified that a safe means of access 
can be achieved on Red Lees Road to serve a development comprising up to 125 dwellings. 
 
Measures and infrastructure improvements can be put in place to enhance sustainable accessibility. 
 
The impacts created by a proposed development in this location, comprising up to 125 dwellings, would not 
create a severe impact and as such would be compliant with the aspirations of the NPPF, in terms of 
Highways and Transportation. 
 
Conclusion 

Our client’s site is located on Red Lees Road and has been included as a housing allocation (reference 

HS1/9) in the Burnley Local Plan Proposed Submission document. These representations seek to support 

our client’s lands inclusion as a housing allocation within the consultation period running from 12 April to 26 

May 2017.  

The land is within the Development Boundary, adjacent to existing residential development, in a highly 

sustainable location, close to public transport and local services.  

It is considered that a residential development scheme for the site could be developed with minimal impact 

on the surrounding area in terms of both the wider landscape and the amenity of the existing residents. The 

supporting information submitted alongside this application assists with the evidence base as per the NPPF. 

We therefore support the inclusion of our client’s site as a housing allocation.  

We would welcome the opportunity to discuss this site further with the Council and to be involved in later 

stages of the consultation/Examination process in due course. Please do not hesitate to contact me directly 

with any questions or queries you may have in relation to this representation, or any other matter. We wish to 

be kept informed of the document’s progress. 

 

Yours faithfully 

 
Emily Roberts 
Senior Planning Consultant 
emily.roberts@knightfrank.com 
M 07467 915810 
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1 INTRODUCTION 
This report presents the results of an archaeological desk-based appraisal for a site on Red Lees 
Road, Burnley. The appraisal was undertaken to provide information in support of representations 
with regard to the local plan. The report collates available information on the archaeological 
potential of the site and places it in the context of the cultural heritage of the surrounding area. 

2 SITE LOCATION, GEOLOGY AND TOPOGRAPHY 
The Site is a triangular-shaped piece of land located on the southeast edge of Burnley and on 
the southwest side of Red Lees Road (NGR SD 868314) (Figure 1). Red Lees Road runs 
northwest to southeast along a ridge of higher ground with the River Brun to the northeast and 
the River Calder to the southwest, which it overlooks. 

The underlying geology comprises mudstones, siltstones and sandstones of the Pennine Lower 
Coal Measures Formation which date to the Carboniferous period. This is overlain by superficial 
deposits of till dating to the Devensian stage of the last ice age. 

The site comprises a single large pasture field surrounded by stone walls. A track and runs down 
the southeast side of the field to Cliviger Laithe Farm. 

3 AIMS AND METHODOLOGY 

3.1 Aims 
The general aim of this study was to undertake an appraisal of the archaeological potential of 
the Site under consideration. This appraisal was undertaken to identify the potential for 
archaeological deposits or remains to be present in the Site. The appraisal does not consider 
proposed developments effect on the setting of, or its visual impact on, nearby heritage assets.  

3.2 Desk-based research methodology 
3.2.1 Desk-based research 

Information on the site and the surrounding area was obtained from: 

· Lancashire Historic Environment Record (HER) (1km radius search area);  
· National Heritage List for England (NHLE); 
· Historic England Archive (Pastscape) 
· Heritage Gateway online; 
· British Geological Survey online (BGS); 
· Multi-Agency Geographic Information for the Countryside (MAGIC); 
· Google Earth. 

4 ARCHAEOLOGICAL AND HISTORICAL SUMMARY 
This section presents a summary of the archaeological and historical background of the Site and 
its surrounding area. A gazetteer of known heritage assets within 1km of the Site has been 
collated from local and national databases and is presented in Appendix 1. The locations of the 
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designated assets are shown on Figure 2 and undesignated assets on Figure 3. Heritage asset 
numbers mentioned in the text refer to the gazetteer. 

4.1 Prehistoric   
There are no known heritage assets within the Site that relate to the prehistoric period.  

Three undesignated prehistoric heritage assets are known from the search area. A Neolithic axe 
(Asset 20), Bronze Age urns with cremations (Asset 31) and a Bronze Age barrow, High Low 
Cairn (Asset 37) (Figure 3). The Neolithic axe may be an isolated find spot but the Bronze Age 
cremation urns and barrow show evidence of Bronze Age funerary activity in the area.  

4.2 Roman 
There are no known heritage assets within the Site that relate to the prehistoric period. 

Two Roman coin hoards were found in search area in the 18th century, one in High Low Cairn 
(Asset 37), and one in  Low House Wood (Asset 39).  

4.3 Early Medieval 
There are no known heritage assets within the Site that relate to the early medieval period. 

There is one possible early medieval heritage asset to the south of the Site. It has been 
suggested that these earthworks (Asset 40) are related to a battle, possibly the Battle of 
Brunanburh in 937. This association with Brunanburh is probably due to the proximity of the 
River Brun but this cannot be substantiated on available evidence and many possible sites have 
been suggested locations for this battle.  

4.4 Medieval 
There are no known heritage assets within the Site that relate to the medieval period. 

There is one medieval heritage asset in the search area: a packhorse track known the Long 
Causeway (Asset 18). This track approaches Burnley from the southeast but its known route 
stops approximately 500m short of the site. If it continued on this route, the track would pass 
very close to the west edge of the site.  

4.5 Post-medieval  
There are no post-medieval heritage assets within the Site.  

There are a total of 17 designated heritage assets in the search area (Figure 2). These include a 
listed park and garden at Townley Hall (Asset 1), two Grade II* listed buildings: Barcroft Hall 
(Asset 2) and Spencer House (Asset 3); and 14 Grade II listed buildings (Appendix 1). 

The listed park and garden for Townley Hall (Asset 1) is located in the bottom of the valley of 
the Calder to the west of the site. The gardens were mainly laid out in the 18th century although 
elements may date back to the 17th century. The listed Townley Hall is located within the 
gardens but lies outside the search area, although the complex forms a whole and should be 
considered as such.  

The majority of the listed buildings are related to farming or estates. These buildings include 
Barcroft Hall (Asset 2), the Spenser House (Assett 3), Foxstones Farmhouse (Asset 4), a 
mounting block at Foxstones Farm (Asset 5), Farside Farmhouse (Asset 6), Higher Red Lees 
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Farmhouse (Asset 7), Hollins Farmhouse (Asset 8),an Ice House for the former Ormrod House 
(Asset 9), Tattersall Farmhouse (Asset 10), Hollins Hall (Assett 11), Ivy Cottage, a former stable 
(Asset 12), Workshop and Rose Cottage (Asset 13), a well at Foxstones Farm (asset 14), a barn 
at Tattersall Farm (asset 15) and the Old Stables at Hollins Farm (Assets 16 and 17).  

As can be seen from Figure 2, the nearest of these assets to the Site are Higher Red Lees 
Farmhouse and the listed buildings associated with Hollins Hall and Farm (Assets 8, 11,16 and 
17).   

There are also a number of undesignated post-medieval heritage assets in the search area. The 
majority of these are again related to farms or estates and include houses (Assets 21, 23, 36,41, 
53 and 59), agricultural buildings (Assets 47, 48 and 56), wells (Assets 45 and 46) and a possible 
public house (Asset 54). There are four heritage assets recorded on the HER (Assets 57, 58, 59, 
and 60) that are small rural estates dating from the 16th to 19th centuries. These estates all lie to 
the east of the site in the valley of the River Brun. Hollins Hall is probably the most complete of 
these, with surviving elements including designated and undesignated buildings, and elements 
of the former pasture, woods and small gardens that once formed the landscape of the estate. 
However, as Crosby (2005) identified, parts of the landscape are badly degraded, particularly 
some of the former woods.   

Undesignated heritage assets that relate to transport include Toll Bar Cottage (asset 51), a 
locally listed bridge (Asset 52), and three boundary or milestones (Assets 25,26 and 27). 

Evidence for an active minerals industry in the area during the post-medieval period is seen in 
the eight gravel pits or quarries listed on the HER. The most relevant of these, due to its 
proximity to the site, is a stone quarry on Red Lees Road (Asset 42) that is located just across 
the road from the site.  

There is one industrial asset recorded on the HER, a former gasometer (Asset 28) on the 
boundary of the search area.  

One other unusual find was a child’s shoe recovered from within the wall of Butterfly Cottage 
(Asset 19), which dates to pre-1704. This was possibly put there to protect a child from evil 
spirits.  

4.6 Modern 
There are no modern (20th-century) heritage assets in the Site. 

There are four modern heritage assets in the search area, two houses (Assets 22 and 2), pig 
sties (Asset 49) and a wash house (Asset 50).  

5 HISTORICAL CARTOGRAPHY 
The available historic OS maps for the Site were examined. The earliest of these dated to 1848 
(Figure 5), showing the site as a single field with one footpath crossing the site from north to 
south. The sandstone quarry (Asset 42) is shown on the map across the road from the Site. By 
1893, two further footpaths cross the site and buildings have been constructed on Red Lees 
Road at Lower Red Lees next to the Site. There is very little change to the Site and its immediate 
surroundings shown on the OS maps of 1894, 1912 (Figure 5), 1913, 1931, 1948 and 1954 
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(Figure 6). This suggests that the land has continued in agricultural use over the last century and 
a half.  

6 ASSESSMENT OF ARCHAEOLOGICAL POTENTIAL 
The Site does not contain any known archaeological deposits or remains. This does not mean 
that there is no archaeological potential within the Site as it has been in agricultural use for 
over 150 years, probably as pasture, so no disturbance is likely to have taken place that would 
have exposed archaeological deposits or remains. In addition, the lack of modern ploughing 
means that any archaeological deposits and remains in the site could be well preserved  

The study of the known heritage assets in the search area enables an assessment to be made 
regarding the types of archaeological deposits and remains that may be present in the site. 
Based on the heritage assets identified in the search area, the most likely archaeological 
deposits would relate Bronze Age burial activity, Roman coin hoards and a possible early 
medieval battlefield.  

The presence of two Bronze age burial sites in the area suggests there could be others, 
although the absence of a mound suggestive of a barrow would make the presence of the latter 
unlikely.  

The two Roman coin hoards suggest Roman activity in the area, but the absence of further 
remains suggests the hoards are isolated finds and they do not necessarily suggest that further 
hoards are likely within the Site.  

The potential early medieval battlefield, identified from earthwork features, has yet to be 
confirmed as no archaeological investigation has been undertaken on these features. Its 
association with Brunanburh is probably based on its proximity to the River Brun. However, 
numerous location have been suggested for the location of the battle of Brunanburh and none 
have been confirmed. The earthwork features suggest that some activity has taken place here 
in the past but it can not be confirmed that this related to Brunanburh, or that the earthwork 
features and potential battlefield extend into the Site.  

Based on the available evidence there are no confirmed archaeological deposits or remains in 
the Site, but unknown archaeological remains could be present. Due to the current and 
probable past use of the area as pasture such remains, if present, could be well preserved.  
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 APPENDIX 1 

 
ArcH 

ID 
Type Grade NHLE No. HER No. Name Notes Date 

1 RPG II 1000954  Townley Hall Gardens   Gardens and pleasure grounds which were formed largely in the mid to late C18 
incorporating some C17 and early C18 features. The park incorporates an avenue of 
late C17 origin within landscaped grounds of the later C18 and early C19 laid out by 
Charles Towneley.  

Post-medieval 

2 LB II* 1072668 MLA8164 Barcroft Hall with attached 
garden wall and entrance 
gateway at SD865304 

Lesser gentry hall house; the north wing, dated to the 1540s, was originally the south 
wing of a timber-framed house, now under the cottage.  The rest of the house is dated 
to 1610.  Now being restored (2007). 

Post-medieval 

3 LB II* 1280543 MLA2114 Spenser House Farmhouse, now house.  Probably mid-C16, altered. Post-medieval 

4 LB II 1072672 MLA12697 Fir Trees, Foxstone 
Cottage, Foxstones 
Farmhouse 

Farmhouse, now 3 dwellings. Mostly C18, perhaps remodelling of C17. Post-medieval 

5 LB II 1072673 MLA12698 Mounting Block beside 
west wall of workshop on 
Eats side of courtyard at 
Foxstones Farm 

C18 mounting block. Post-medieval 

6 LB II 1072675 MLA10456 Far Side Farmhouse with 
integral Barn 

Farmhouse and integral barn, C18, but with some C17 features. Post-medieval 

7 LB II 1072676 MLA10802 Higher Red Lees 
Farmhouse  

Dated 1631 Post-medieval 

8 LB II 1072642  Hollins Farmhouse House, late C18th. Squared sandstone with stone slate roof. 2 storeys, 2 bays. 
Windows have plain stone surrounds and square mullions. The barn to the left is of the 
same build under a continuous roof.  

Post-medieval 

9 LB II 1205644 MLA10801 Ice House at North East 
corner of gropunds of 
Former Ormerod House 

Ice House at NE corner of grounds of former Ormerod House. Probably early C19. 
Sandstone. Built subterraneously in raised ground at edge of steep slope.  

Post-medieval 
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10 LB II 1205773 MLA711 Tattersalls Farmhouse 
(Left) Tattersalls House 
and Wood Nook Cottage 
(right)  

Farmhouse, now 3 dwellings. Probably c.1600, with later addition to rear, altered. Post-medieval 

11 LB II 1205779 MLA709 Hollins Hall (now divided 
into Hollins Hall and the 
Hollins) 

Large house, dated 1818 on rainwater head, possibly on site of C17 house.  Now 
divided into two buildings, Hollins Hall and The Hollins on current OS mapping, 2009. 

Post-medieval 

12 LB II 1280576 MLA16699 Ivy Cottage Late C16 stable?, now a cottage. Post-medieval 

13 LB II 1362055 MLA12700 Workshop and Roase 
Cottage on east side of 
courtyard at Foxstones 
Farm 

Cottage and attached barn, now workshop, C18. Post-medieval 

14 LB II 1362056 MLA12699 Well circa 25m south of 
Foxstones Farmhouse 

C18 well in yard, c.25m south of farmhouse. Post-medieval 

15 LB II 1362072 MLA16694 Barn circa 10m south of 
Tattersall Farmhouse 

Barn, c.1600. Post-medieval 

16 LB II  MLA16692 The Old Stables, Hollins 
Farm, Red Lees Road, 
Worsthorne 

Coachhouse and stable block to Hollins Hall, now house. Probably 1818; altered. Post-medieval 

17 LB II  MLA16692 The Old Stables, Hollins 
Farm, Red Lees Road, 
Worsthorne 

Coachhouse and stable block to Hollins Hall, now house. Probably 1818; altered. Post-medieval 

18 MON   MLA1823 The Long Causeway Medieval packhorse track? Medieval 

19 FS   MLA32264 Butterfly Cottage, No.7, 
Mereclough Fold, Cliviger 

Child's shoe discovered in a wall.  Probably put there to protect a child from evil spirits; 
dates to before 1704 AD. 

Post-medieval 

20 MON   MLA33297 Red Lees, Cliviger A Neolithic polished stone axe was found at Cliviger Red Lees in igneous rock pitted by 
soil acids. It is in Towneley Hall Museum, Burnley. 

Neolithic 

21 MON   MLA18891 Greenwoods Farm, 
Ormerod Street, 
Worsthorne 

Farmhouse shown on 1848 OS map. Post-medieval 

22 MON   MLA18893 Gate House, Hurstwood House, first shown on OS 25 inch map, 1912. Modern 

23 MON   MLA18885 Nos.2, 4, 6, 10-18, 24-30, 
1-9, 15-19, Ormerod 
Street, Worsthorne 

Houses, dated 1742.  Locally Listed. Post-medieval 
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24 MON   MLA19302 Newfield Farm, Red Lees 
Road, Cliviger 

Farmhouse shown on OS 25 inch map, 1912. Modern 

25 MON   MLA19306 Red Lees Road, Cliviger Boundary Stone (Old Parliamentary boundary series).  Not noted on OS C19 mapping. Post-medieval 

26 MON   MLA19304 Entrance to Ormerod 
House, Cliviger 

Milestone shown on OS 1:10,560 mapping of 1848.  Annotated 'Burnley 2Â¼, 
Todmorden, 7'.  Still extant. 

Post-medieval 

27 MON   MLA19845 Adj. to 520 Brunshaw 
Road, Pike Hill, Burnley 

M.S on first edition 1:10,560 mapping.  No longer extant. Post-medieval 

28 MON   MLA19846 Site of present Brownside 
Mill, Brownside Road, 
Burnley 

Gasometer on first edition 1:2,500 map, 1893, no longer extant. Post-medieval 

29 MON   MLA19848 Rear of Brun Terrace, off 
Brownside Road, Burnley 

Old Quarry (Sandstone) on first edition 1:10,560 mapping of 1848; no visible remains. Post-medieval 

30 MON   MLA19849 Old Gravel Pit, rear of 120-
128 Brownside Road, 
Burnley 

Old Gravel Pit on first edition 1:2,500 map, 1893, no visible remains. Post-medieval 

31 MON   MLA1993 Cliviger Laithe 3 collared urns ,found  on a hill summit 1886-89. The first (found 1886) contained the 
cremated bones of 2-5 individuals, a bone pin and pieces of galena.  
Between 1887 and 1889 two further urns were found in the same area, each with a 
smaller vessel (all now lost).  
The first urn (in Towneley Hall Museum, Burnley) is 13.1 in high, 10.8 in across at the 
mouth and 4in at the base. Decoration was in the form of corded triangles on the neck 
and diagonal lines of the body.  

Bronze Age 

32 MON   MLA22132 Looe Crescent, northeast 
of Towneley Park, Burnley 

Sand Pit on first edition 1:2,500 map, 1893. Post-medieval 

33 MON   MLA22133 Green Gables, off 
Richmond Avenue, Pike 
Hill, Burnley 

Old Gravel Pit noted on the OS first edition 1:2,500 map, 1893. Post-medieval 

34 MON   MLA22134 No.71 Red Lees Road, Pike 
Hill, Burnley 

Old Gravel Pit on first edition 1:2,500 map, 1893 and Quarry (Sandstone) on OS 
1:10,560 map, 1848. 

Post-medieval 

35 MON   MLA22135 South of Cliviger Laithe, off 
Red Lees Road, Higher 
Cliviger 

Gravel pit noted on OS first edition 1:2,500 map, 1893. Post-medieval 
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36 MON   MLA2339 Omerod House, Cliviger Modern house incorporating portions of a C16th building, site of a C14 building? Post-medieval 

37 MON   MLA247 High Law Cairn, Round Hill, 
Mereclough 

Bronze Age barrow site with Roman coin hoard found 1763, possibly Agricolan in date. Bronze Age  
Roman 

38 MON   MLA25018 Hall Street, Worsthorne Wesleyan Methodist chapel and graveyard; originally built in 1837 and replaced by a 
larger chapel (PRN37669) in 1877.  This original chapel was either demolished and 
rebuilt or enlarged pre-1893 (as a Sunday School?), this building is still extant. 

Post-medieval 

39 MON   MLA257 Low House Wood near 
Dyer Wood, between 
Barcroft and Overtown 

C4 Roman coin hoard found in 1761. Roman 

40 MON   MLA260 Red Lees, Cliviger Earthworks, possibly C10 battlefield but unproven. Early Medieval 

41 MON   MLA710 Worsthorne Hall, Hall 
Street, Worsthorne 

Large house, dated 1638, demolished 1893. Post-medieval 

42 MON   MLA8170 Red Lees Road, Nr. 
Ormerod House, Cliviger 

Sandstone quarry and well, shown on OS 1:10,560 mapping, 1848; no longer extant Post-medieval 

43 MON   MLA8170 Red Lees Road, Nr. 
Ormerod House, Cliviger 

Sandstone quarry and well, shown on OS 1:10,560 mapping, 1848; no longer extant Post-medieval 

44 MON   MLA8159 Memorial Cemetery 
Gardens, northeast of 
Greencliffe Nook, Cliviger 

Site of a Wesleyan Methodist Chapel, shown on OS 1:10,560 mapping of 1848.  A 
school and burial ground are noted in 1893. 

Post-medieval 

45 MON   MLA8171 Off Salterford Lane, 
Cliviger 

Well shown on OS1:10,560 mapping; no longer extant. Post-medieval 

46 MON   MLA8172 Brown Hill, Cliviger Well, shown on the OS 1:10,560 mapping of 1848; no longer extant. Post-medieval 

47 MON   MLA27149 Barn at Barcroft Hall, 
Cliviger 

1870s barn incorporating remains of an earlier building, now converted to a dwelling. Post-medieval 

48 MON   MLA27150 Cart Shed at Barcroft Hall, 
Cliviger 

Cart shed, 1850-99. Post-medieval 

49 MON   MLA27151 Pig Sties at Barcroft Hall, 
Cliviger 

Pig sties, dated to between 1909-28. Modern 

50 MON   MLA27152 Wash House and adj 
structure at Barcroft Hall, 
Cliviger 

Wash house, early C20th but adjacent to a smaller structure (privy?) extant before 
1892. 

Modern 

51 MON   MLA19303 Toll Bar Cottage, Red Lees 
Road, Mereclough 

Called Watch Gate T.P. on OS 1:10,560 mapping, 1848. Post-medieval 

52 MON   MLA18875 Foxstones Bridge, 
Hurstwood 

Bridge, pre-1848.  Locally Listed. Post-medieval 
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53 MON   MLA33298 Mereclough House, 
Cliviger 

A C17 house. Post-medieval 

54 MON   MLA18886 The Red Man, No.8 
Ormerod Street, 
Worsthorne 

Supposedly a public house, but not shown on any OS mapping as such, but is shown on 
OS 1848 six inch mapping. However there is a tile with a painted image of a red man in 
the front of No.8. 

Post-medieval 

55 MON   MLA34354 Hall Street, Worsthorne Wesleyan Methodist chapel, built in 1875-7, replacing the earlier chapel (PRN26024); 
demolished in 1984. 

Post-medieval 

56 MON   MLA2257 Butcher's Farm, 
Worsthorne 

Timber-framed aisled barn - badly impacted by unauthorised works in the 1970s.  Roof 
structure dating to the 1630s removed and replaced with steel framework. 

Post-medieval 

57 MON   MLA37000 Omerod House, Cliviger Rural estate dating to the 1800s. Post-medieval 

58 MON   MLA36991 Barcroft Hall, Cliviger C16-C17 rural estate. Post-medieval 

59 MON   MLA36995 Hollins Hall, Worsthorne 
with Hurstwood 

1818 country house in small parkland. Post-medieval 

60 MON   MLA36996 Hurstwood Hall, 
Worsthorne with 
Hurstwood 

1580s rural estate. Post-medieval 
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Summary  
 

Purpose of report 

 

This report is produced to present an initial assessment of a Site known as Land off 

Red Lees Road, Burnley; to inform the Site’s potential for development.  

 

The report has been prepared to advise the client of potential ecological 

constraints and opportunities, in preparing an application for planning permission.  

 

Methodology 

 

The report is based on a Desk Study of designated wildlife sites and records of 

protected or notable species, and an extended Phase 1 Habitat Survey carried out 

in May 2017.  

 

Findings Key-Points 

 

The habitats on Site do not represent a significant constraint to development.  

 

Further survey is recommended on off-site ponds to assess the status of great crested 

newt in the area.  
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Introduction 
 

1. Brooks Ecological Ltd was commissioned by Knight Frank LLP to carry out a 

Preliminary Ecological Appraisal of land off Red Lees Road, Burnley (SD 868 314). 

 

2. This report is produced with reference to British Standard BS42020 ‘Biodiversity Code 

of Practice for Planning and Development’ and the CIEEM (2013) Guidelines for 

Preliminary Ecological Appraisal.   

 

Scope 
 

 

3. The application site 'the Site' is a triangular parcel of farmland found to the south-

east of the town of Burnley, and defined in figure 1 below. 

 

4. The assessment uses a 2km area of search around the Site for records of protected 

and notable species and locally or nationally designated wildlife sites.  

 

Figure 1   The Site 

 
Proposals  

 

5. Detailed proposals for the Site are not yet available, but they are likely to outline 

residential development of approximately 125 units.  
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Site context 
 

6. In the immediate vicinity, the Site is surrounded by Red Lees Road to the east, 

residential development to the north, and farmland to the west. An access road, 

and commercial property are found along the southern boundary. From c.3.5km to 

the east, farmland gives way to moorland.  

 

7. The wider area comprises predominantly of farmland, interspersed with small areas 

of woodland. Development associated with Burnley extends from the northern tip of 

the Site, becoming increasingly dense towards the town centre c.2.7km to the 

north-west.    

 

Wildlife corridors 

 

8. The Site does not contribute to any wildlife corridors through the area. The River Brun 

and associated woodland is found c.250m to the north-east, however this feature is 

separated from the Site by Red Lees Road which represents a barrier to any 

movement of wildlife. The boundaries of the Site consist of stone walls, or are 

sparsely vegetated, further reducing connectivity across the Site.  

 

Figure 2   Analysis of wildlife corridors and higher value habitat in relation to the 

Site. 
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Water bodies 

 

9. There are 7 water bodies within 500m, as shown on the figure below.   

 

Figure 3   Ponds within 500m 
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Designated Sites 
 

Statutory Designations 

 

10. A search has been made to identify any nationally designated sites within a 2km 

radius of the Site, and for internationally designated sites within a 10km radius. The 

results are shown in the below table.  

 

Table 1 Statutory Designated Sites 
 

Site name Distance from 

Site 

Designation Summary Interest 

Deer Pond c.700m west Local Nature 

Reserve 

Standing open water, grassland, 

Mixed woodland, flowing water.  

South 

Pennine 

Moors  

c.2km east  Site of Special 

Scientific Interest 

(SSSI), Special area 

of Conservation 

(SAC, Special 

Protection Area 

(SPA) 

Moorland, acid grassland, dry 

heath, blanket bog, oak woodland. 

Breeding merlin and golden plover. 

 

11. Given the distance from the Site, the development is unlikely to impact upon the 

above designations. It is unlikely to be used as associated habitat by any of the 

qualifying SPA bird species.  

 

SSSI Impact Risk Zones (IRZs) 

 

12. The Site falls within the 2km impact risk zone for the South Pennine Moors SSSI. The 

development falls into the category of ‘residential development of 50 units or more’ 

and therefore triggers the requirement for the Local Planning Authority to consult 

Natural England in relation to potential impacts.  

 

Non-Statutory Designations  

 

13. Multiple local designations are found within a 2km radius of the Site, none of which 

are within potential influencing distance of the development. These are shown in 

the figure below.   
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Figure 4   Locally designated sites provided b Lancashire Environment Record 

Network (LERN) 
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Habitats 
 

Method 

 

14. The survey was carried out during May 20171 and followed Phase 1 habitat survey 

methodology (JNCC, 2010).  

 

Limitations 

 

15. Sufficient time was afforded the surveyor to carry out the survey. The survey was not 

constrained by poor weather.  

 

Results 

 

16. The following habitats were identified within the Site and on its immediate 

boundaries: 

 

• Semi-improved neutral grassland  

• Trees 

• Hard-standing 

Semi improved neutral grassland 

17. The Site is comprised almost entirely of semi-improved neutral grassland, with 

common grass dominating the sward, including foxtail (Alopecurus pratensis), 

Yorkshire fog (Holcus lanatus), and occasional patches of fescue (Festuca rubra 

agg.). Common sedge (Carex nigra) is also occasional. Forbs are found at low 

density and diversity, being restricted to creeping buttercup (Ranunculus repens), 

meadow buttercup (Ranunculus acris), mouse ear (Cerastium fontanum), dandelion 

(Taraxacum officinale agg.), and competitive species such as creeping thistle 

(Cirsium arvense), broad-leaved dock (Rumex obtusifolius) and nettle (Urtica 

dioica). Around boundaries competitive species are found at higher concentrations, 

with cow parsley (Anthriscus sylvestris) also noted. 

                                                 
1 This Report has been prepared during May 2017 following a visit to the site in May 2017 and our findings are based 

on the conditions of the site that were reasonably visible and accessible at that date. We accept no liability for any 

areas that were not reasonably visible or accessible, nor for any subsequent alteration, variation or deviation from 

the site conditions which affect the conclusions set out in this report.  
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Figure 5 

 

General view of the Site 

18. In some damper patches of the Site higher concentrations of soft rush (Juncus 

effusus) and tufted hair-grass (Deschampsia cespitosa) are noted, with rosebay 

willowherb (Chamerion angustifolium), cuckoo flower (Cardamine pratensis) and 

the ubiquitous moss Brachythecium rutabulum noted. Field wood-rush (Luzula 

campestris) is found frequently in these areas. 

 

Figure 6 

 

Patch of damp grassland 

19. Narrow strips of grass are also found along the access track at the southern 

boundary, with a similar range of species as above.  
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Trees  

20. Aside from occasional self-set hawthorn (Crataegus monogyna), and elder 

(Sambucus nigra) trees are restricted to Site boundaries. Young planted birch 

(Betula sp.) and small leaved lime (Tilia cordata) are found along the access track. 

Along a short section of the south-west are a mixture of trees including pine (Pinus 

sp.), ash (Fraxinus excelsior) and oak (Quercus sp.). 

 

Figure 7 

 

Planted trees along access track 

Hard-standing 

21. A bitmac access track runs along the southern boundary of the Site. This is devoid of 

vegetation.  
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Fauna 

 
Bats 

 

Roosting 

 

22. There are no buildings on Site, and trees along the boundaries are not of a sufficient 

maturity to offer potential roost features (PRF’s) for roosting bats. The development is 

very unlikely to impact on bat roosts.  

 

Foraging 

 

23. Records have been returned for activity of noctule, common pipistrelle, soprano 

pipistrelle, Daubenton’s, brown long-eared and indeterminate bat species.   

 

24. The Site represents relatively low value habitat for this group, but occasional 

incidental activity of common and widespread species is likely. The Site is unlikely to 

support significant activity, especially given the lack of significant boundary 

vegetation, and paucity of high value habitat well connected to the Site.  

 

25. The development of the Site is unlikely to impact significantly on local bat 

populations and further survey is not deemed necessary. A rational for this decision is 

presented in Appendix 3.  

 

Amphibians 

 

26. A total of 7 ponds are found within a 500m radius of the Site, as shown in figure 3.  

 

27. Ponds 5, 6 & 7 are separated from the Site by Red Lees Road, and a stone wall 

which runs along the eastern boundary. Amphibian populations which may be 

supported by these ponds are unlikely to be found on Site, especially given the high 

value habitat by which they are surrounded.  

 

28. Ponds 3 & 4 are found c.350m and c.450m to the west respectively. These ponds are 

sufficiently distant for it to be considered unlikely that any amphibian populations 

they support will find value on Site.   

 

29. Ponds 1 & 2 are close to the Site. It is possible that individuals from any amphibian 

populations which they support could be found on Site during terrestrial phases of 

their lifecycle.  

 

30. The proposals assessed herein, would result in the loss of c.1.2ha of potential 

foraging habitat for potential GCN within a 100m radius of Pond 1 & 2. Using the 
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Natural England ‘Rapid Risk Assessment Calculator’, provided as part of the Natural 

England licensing process, the loss of this area would be ‘highly likely’ to result in an 

offence (see below figure). As such, further survey will be required on Pond 1 & 2 to 

assess the status of GCN here. 

 

Figure 8  Natural England Risk Calculator - Habitat Loss 

 
 

31. Records have been returned for common toad, common frog, smooth newt, 

palmate newt and great crested newt (GCN) within the 2km search radius. Records 

of great crested newt originate from a residential garden directly adjacent to the 

Site.  

 

32. No ponds are apparent on mapping in the area where the GCN record originates, 

and further investigation would be required to determine the origin of this record.  

 

Birds 

 

33. The Site is likely to support low numbers of common and widespread species, but 

does not offer habitat for any protected or otherwise notable species / 

assemblages.  

 

34. Woody vegetation along Site boundaries has the potential to support very low 

numbers of nesting common garden species in the period March-August. 

 

35. The use of the Site for grazing, and regular disturbance by walkers significantly 

reduces its value to ground nesting birds. 

 

36. Given the separation of the Site from South Pennine Moors SPA, the development is 

very unlikely to directly impact on the qualifying species which form the basis of this 

designation.   
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Badger 

 

37. A single record of badger was returned from c.600m to the north. No evidence of 

activity was found during the Site walkover. The Site offers very limited opportunities 

for sett establishment, and is not well connected to high value habitat in the area. 

The likely absence of significant badger activity can be reasonably concluded.  

 

Reptiles 

 

38. The Site represents low value habitat for this group, which is disconnected from any 

higher value habitat, and does not form part of any potential dispersal corridors 

throughout the area.  

 

39. No records of reptiles were returned for within 2km, and their likely absence from the 

Site can be reasonably concluded.  

 

 

Invasive Species 
 

40. No species listed on Schedule 9 of the Wildlife and Countryside Act (1981) were 

found at the Site during the survey.  
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Conclusions and Recommendations 
 

General 

 

41. Habitats on Site are of relatively low ecological value and do not represent a 

significant constraint to the development.  

 

42. Should the loss of trees be required to facilitate the development, these should be 

replaced with native planting elsewhere in landscaping.  

 

43. Clearance of any significant vegetation should be carried out outside of the nesting 

bird season (March – August inclusive), or else be preceded by a nesting bird survey. 

Active nests identified will require protection during the construction works.  

 

Great crested newt 

 

44. Further survey is recommended to determine the status of great crested newt in 

ponds 1 & 2. Should GCN be present in these ponds, the development is likely to 

result in an offence via the killing of individual newts, and loss of potential foraging 

habitat. As such a European Protected Species Mitigation (ESPM) licence would 

need to be secured from Natural England to allow the development to proceed 

lawfully.  

 

45. At this stage, no proposals are available and therefore it is difficult to comment 

meaningfully on the potential impacts on the development should GCN be present. 

It is likely however that the proposals will need to make provision for GCN, through 

the retention / enhancement of some habitat on Site.  

 

46. GCN survey of Pond 1/2 can consist of either of the following -  

 

• conventional survey (bottle trapping, netting, egg searching, torching) this 

requires 4 visits in the period March – June, with at least two of these visits 

being carried out in the period Mid-April to mid-May. 

 

• eDNA survey – carried out in the period mid-April – end June. 
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Ecological Enhancement  
 

47. The requirement for development to make a positive contribution to biodiversity is 

clearly set out in guidance such as the NPPF and BS:42020 - beyond mitigating or 

compensating any potential impacts. 

 

48. The following themes provide opportunities for the proposals to deliver such a 

contribution: 

 

• Use of native canopy forming and understorey trees within the soft 

landscaping.  

• Sow and manage areas of wildflower rich grassland within appropriate areas 

of Public Open Space. 

• Installation of bird and bat boxes in or on new housing or garages etc. 

 

Appendices 

 

1. Extended Phase 1 Habitat Plan  

2. Explanatory Notes and Resources  

3. Bat Activity Survey Rationale 

4. Information on legislation / protection  
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Appendix 1 – Extended Phase 1 Habitat Plan 

 

 

  



Project: Red Lees Road, Burnley

Title: Extended Phase 1 Habitat Plan 
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Appendix 2 – Explanatory Notes and Resources Used 
 
Site context 

 

Aerial photographs published on commonly used websites were studied to place the site in its wider 

context and to look for ecological features that would not be evident on the ground during the 

walkover survey. This approach can be very useful in determining if a site is potentially a key part of a 

wider wildlife corridor or an important node of habitat in an otherwise ecologically poor landscape. It 

can also identify potentially important faunal habitat (in particular ponds) which could have a bearing 

on the ecology of the application site. Ponds may sometimes not be apparent on aerial photographs 

so we also refer to close detailed maps that identify all ponds issues and drains. We use Promap Street 

+ scale maps for this purpose.  

 

Designated Sites 

 

A search of the MAGIC (Multi-Agency Geographic Information for the Countryside) website was 

undertaken. The MAGIC site is a Geographical Information System that contains all statutory (e.g. Sites 

of Special Scientific Interest [SSSI’s]) as well as many non-statutory listed habitats (e.g. ancient 

woodlands and grassland inventory sites).  It is a valuable tool when considering the relationship of a 

potential development site with nearby important habitats. In addition, information from the local 

record holders was referred to on locally designated sites. 

 

Functional linkage with off-Site habitats 

 

When assessing these we consider whether the Site could be functionally linked to them, considering 

links such as; 

 

• Hydrological links - is the Site upstream downstream, or could ground water issues affect it?  

• Physical links -  is the site in close proximity and could it be directly or indirectly affected by 

construction and operational effects? Conversely it may be that despite proximity major 

barriers separate the two.  

• Recreational links - Do footpaths and roads make it likely that increased recreational pressure 

could be felt?  

• Habitat links - Is the site part of a network of similar habitat types in the wider area? These could 

be joined by linear corridors or could simply be ‘stepping stones of habitat of similar form or 

function.  

 

Method 

 

Phase 1 habitat survey methodology (JNCC, 2010). This involves walking the site, mapping and 

describing different habitats (for example: woodland, grassland, scrub). The survey method was 

“Extended” in that evidence of fauna and faunal habitat was also recorded (for example droppings, 

tracks or specialist habitat such as ponds for breeding amphibians). This modified approach to the 

Phase 1 survey is in accordance with the approach recommended by the Guidelines for Baseline 

Ecological Assessment (IEA, 1995) and Guidelines for Preliminary Ecological Appraisal (CIEEM 2012). 

 

Faunal appraisal 

 

This section first looks at the types of habitat found on Site or within the sphere of influence of potential 

development, then considers whether these could support protected, scarce or NERC Act 2006 

Section 41 species (referred to collectively as ‘notable species’).  

 

Records of notable species supplied from a 1-2km area of search are used to inform this appraisal.  
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We discuss further only notable species or groups which could be a potential constraint due to the 

presence of suitable habitat and their presence (or potential presence) in the wider area.  We screen 

out and do not present accounts of notable species or groups which do not meet these criteria – in 

some cases it may be necessary to explain this reasoning.  

 

Evaluation  

 

In evaluating the site the ecologist will take into account a number of factors in combination, such as;  

 

• the baseline presented above,  

• the site's position in the local landscape,  

• its current management and 

• its size, rarity or threats to its integrity.  

There are a number of tools available to aid this consideration, including established frameworks such 

as Ratcliffe Criteria or concepts such as Favourable Conservation Status. Also of help is reference to 

Biodiversity Action Plans in the form of the Local BAP and Section 41 of the NERC Act (2006) to 

determine if the site supports any Priority habitats or presents any opportunities in this respect. 

 

The assessment of impacts considers the generic development proposals from which potential effects 

include: 

 

• Vegetation and habitat removal 

• Direct effects on significant faunal groups or protected species 

• Effects on adjacent habitats or species such as disturbance, pollution and severance 

• Operation effects on wildlife such as noise and light disturbance 

 

Consideration is given to the Local Biodiversity Action Plan (LBAP), which for this site is the ‘Burnley 

Biodiversity Action Plan’.  

 

 

Species/group 

 

 Habitat 

 

Black-tailed Godwit  Arable Farmland  

Farmland Birds  Broadleaved and Mixed Woodlands 

Hen Harrier  Calcareous Grassland  

Lapwing  Limestone Pavement 

Reed Bunting  Moorland and Fell 

Skylark  Mossland  

Song Thrush  Reedbed 

Twite  Rivers and Streams 

Bats  Salt Marsh and Estuarine Rivers 

Brown Hare  Sand Dune  

Otters  Species-rich Neutral 

Grassland 

Red Squirrel   

Water Vole   

Great Crested Newt   

Natterjack Toad   

Belted Beauty Moth   

Dorus Profuges- a hoverfly    

High Brown Fritillary    
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Large Heath Butterfly    

Northern Brown Argus    

Pearl-bordered Fritillary    

Shining Guest Ant    

Southern Wood Ant    

Wall Mason Bee    

Freshwater Pearl Mussel   

Freshwater White-clawed Crayfish    

Jennings Proboscis Worm    

Whorl Snails    

Birds-eye Primrose    

Black Poplar   

Dwarf Cornel    

Flat-Sedge   

Great Butterfly Orchid    

Lady's-slipper Orchid    

Lancaster Whitebeam   

Black-tailed Godwit   
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Appendix 3 – Bat Activity Survey Rationale  
 

The Bat Conservation Trust Guidelines (BCTG) (Collins 2016) is now widely accepted as providing a basis 

and rationale for scoping and conducting bat surveys. It is acknowledged that the guidelines provide 

a wealth of background and are a very useful tool in standardising approaches to survey, it is also felt 

that an over reliance on some of the guidelines within this document can result in the provision of 

complicated surveys where they have significant consequences for the cost, or timescale of a large 

project, but could never deliver positives for bat conservation. 

 

Taking the BCTG document as a whole, Chapter 2 helps the reader understand whether or not surveys 

are required, and that in the context of planning and development survey is required in relation to 

ensure; 

 

• the avoidance of legal offences, and; 

 

• the provision of a sufficient level of information - such that will allow the Local Planning Authority to 

make an informed decision on the proposals and their potential impacts on the Favourable 

Conservation Status (FCS) of bats.  

 

Attendance at seminars presented by, and discussions with, those involved in production of the BCTG 

document has emphasised the point that it is within the remit of the consultant ecologist to make a 

decision on the necessity and scope of surveys - they will use the guidelines in doing so but are not in 

any way bound by them: this is reflected in Section 1.1 of the guidelines - 

 

‘The Guidelines do not aim to either override of replace knowledge and 

experience. It is accepted that departures from the guidelines (e.g. either 

decreasing or increasing the number of surveys carried out or using alternative 

methods) are often appropriate. However, in this scenario an ecologist should 

provide documentary evidence of (a) their expertise in making this judgement 

and (b) the ecological rationale behind the judgement. ‘ 

 

Such decisions require a consideration of the potential of the project to impact on bat habitat, 

alongside analysis of the value of habitat on and around the site and of local records and the 

likelihood that bats might occur in significant numbers. Our reports aim to present information on how 

we have arrived at our decision on the site, what assumptions we have based this on, and where 

further survey is recommended we indicate what the objective of this survey should be and how best 

this would be achieved.  

 

This Site represents habitat of low value to foraging bats, which lacks any significant linear features, or 

connection to high value habitat in the wider area. Although it is likely to support low level incidental 

foraging of common and widespread species, the development is very unlikely to significantly impact 

on local populations. As such, further survey is not deemed necessary.  
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Appendix 4   Wildlife Legislation, Policy and Guidance 
This is not an exhaustive list but sets out briefly the relevance of Legislation, Policy and Guidance in 

terms of planning applications and this assessment.  

Legislation 

Council Directive 92/43/EEC on the Conservation of natural habitats and of wild fauna and flora (EC 

Habitats Directive).  

Provides framework at an international (EU) level for the consideration / protection of European 

Protected Species (EPS), and habitats through the designation of sites.  

Council Directive 79/409/EEC on the Conservation of wild birds (EC Birds Directive) and The Ramsar 

Convention on Wetlands of International Importance (1971)  

Provides framework at an international (EU) level for the consideration / protection of important bird 

populations and the sites on which they are dependant.  

The Conservation of Habitats and Species Regulations (2010) 

This transposes 1 into UK law and provides the basis on which all EPS are protected and impacts on 

them can be licensed in the UK.  

The Wildlife and Countryside Act (1981) as amended  

This provides the basis on which UK species are legally protected or restricted and confers protection 

on Sites of Special Scientific Interest SSSIs. It contains annexes of plants and animals which are legally 

protected as well as those which are considered to be invasive or harmful. It provides the basis on 

which impacts on such species can be licensed in the UK and provides controls on work on or near 

SSSIs. 

The Countryside and Rights of Way Act 2000 (CRoW) 

Provides a statutory basis for nature conservation, strengthens the protection of SSSIs and UK protected 

species and requires the consideration of habitats and species listed on the UK and Local Biodiversity 

Action Plans (UKBAP / LBAP). 

Natural Environment and Rural Communities Act 2006 (NERC) 

Sets out the responsibilities of Local Authorities in conserving biodiversity. Section 41 of the Act requires 

the publishing of lists of habitats and species which are "of principal importance for the purpose of 

conserving biodiversity". At present these largely reflect those making up the UKBAP lists.  

Hedgerows Regulations (1997)  

Define and provide protection for Important Hedgerows. 

Protection of Badgers Act (1992) 

Protects badgers from persecution, this includes excavation / development in the proximity of setts.  
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Protected Sites 

Statutory EU / International Protected Sites 

Special Areas of Conservation (SACs); and Special Protection Areas (SPAs) and Ramsar Sites contain 

examples of some of the most important natural ecosystems in Europe. Work on or near these sites is 

strictly protected and Local Authorities will be expected to carry out 'Appropriate Assessment' of 

development in proximity of them. In this case there is often an increased burden on the developer in 

relation to provision of information and assessment. 

Statutory UK Protected Sites  

Local Nature Reserves (LNRs); National Nature Reserves (NNRs); Sites of Special Scientific Interest (SSSIs) 

all receive strict protection under UK legislation. Work in or in proximity to these sites would be restricted 

with any needing to be agreed with Natural England. Natural England now provide guidance on the 

nature of development which could impact on SSSIs through Impact Risk Zones. 

Locally Protected Sites 

Local Authorities have a variety of protected wildlife sites designated at a local or regional level. These 

are gradually being brought under the banner of Local Wildlife Sites (LWS) but at present a plethora of 

different designations exist - all subject to local policy.  

 

Protected Species 

European Protected Species 

A number of species (most relevantly bats, great crested newts [GCN], and otters) receive strict 

protection from killing, injury and disturbance under The Conservation of Habitats and Species 

Regulations (2010). Protection is also conferred on the habitats on which they rely such as roost space 

in the case of bats and ponds and fields etc. in the case of GCN.  

UK Protected Species 

A number of species (including bats, GCN, watervole and white clawed crayfish) are strictly protected 

under The Wildlife and Countryside Act (1981) as amended, from killing, injury, disturbance and 

damage or destruction of their resting places etc. Certain species (such as reptiles) and some birds 

(such as barn owl) receive partial protection e.g. at certain times of the year or form certain activities 

only. All nesting bird species are protected from damage or destruction of their nests - whilst active.  

Invasive species 

Schedule 9 of the Wildlife and Countryside Act (1981) as amended, lists these species and makes it an 

offence to cause or allow their spread in the wild. This often has impacts on development and 

planning in relation to the presence of invasive plant species such as: himalayan balsam (Impatiens 

glandulifera), japanese knotweed (Fallopia japonica) and giant hogweed (Heracleum 

mantegazzianum).   
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Planning Policy / Guidance 

The National Planning Policy Framework (NPPF) 

The National Planning Policy Framework was published in 27 March 2012 replacing the majority of 

previous Planning Policy Guidance notes (PPGs) and Planning Policy Statements (PPSs). The most 

relevant paragraphs from the NPPF are set out below.  

The general approach to assessing the natural environment is now embedded within the definition of 

what 'sustainable development' is. Paragraph 7 (P7) of the NPPF states that sustainable development 

should “contribute to protecting and enhancing our natural environment” and “help to improve 

biodiversity”. There is also a need for positive inclusion of the natural environment in development 

design and “moving from a net loss of bio-diversity to achieving net gains for nature” (P9). P14 sets out 

the Frameworks presumption in favour of sustainable development.  

The natural environment is stated within the NPPF core principles: development should “recognise the 

intrinsic character and beauty of the countryside” and contribute to conserving and enhancing the 

natural environment and reducing pollution. Allocations of land for development should, “prefer land 

of lesser environmental value, where consistent with other policies in this Framework” (P17).  

Section 11 of the NPPF details the approach to the natural environment. The Framework states that 

development should “minimise impacts on biodiversity and provide net gains in biodiversity, where 

possible, contributing to the Government’s commitment to halt the overall decline in biodiversity, 

including by establishing coherent ecological networks that are more resilient to current and future 

pressures” (P109).  

The Framework sets out ways to minimise the impacts on biodiversity through "promoting the 

preservation, restoration and re-creation of priority habitats, ecological networks and the protection 

and recovery of priority species populations, linked to national and local targets” (P117).  

The NPPF requires the consideration of the impacts of development on the natural environment. The 

Framework also encourages “opportunities to incorporate biodiversity in and around developments” 

(P118). Importantly this paragraph (P118) sets out the hierarchy of avoiding, mitigating and 

compensating harm from development - plans should ensure that they can demonstrate engagement 

with this hierarchy when required.  

Biodiversity 2020: A Strategy for England’s Wildlife and Ecosystem Services. 

This strategy builds on the Natural Environment White Paper (June 2011) -  The Natural Choice: securing 

the value of nature. Setting out the current UK Government's approach to nature conservation. It 

promotes a more coherent and inclusive approach to conservation and the valuing in economic and 

social terms of economic resources. 

The strategy promotes initiatives such as Biodiversity Offsetting, Nature Improvement Areas and a focus 

on well-connected natural networks and introduces the concept of securing a 'no net loss' situation 

with regard to UKBAP / Section 41 habitats and species.  

ODPM circular 06/05 (2005) Biodiversity and Geological Conservation - Statutory Obligations and Their 

Impact Within the Planning System 

Provides guidance to Local Authorities on their obligations to biodiversity – particularly in relation to 

assessing planning applications and ensuring the adequacy of information. 

BSI (2013) British Standards Institute BS 42020:2013 Biodiversity — Code of Practice for Planning and 

Development. 

Provides a standard for the biodiversity assessment and development industries and decision makers 

such as Local Planning Authorities to work to.  
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1. Introduction

At the request of Knight Frank LLP, a flood risk and drainage scoping assessment has been

undertaken on Land south of Red Lees Road, Burnley.

This File Note presents a high-level scoping assessment, which will serve the purpose of

understanding the baseline fluvial and surface water flood risk. This File Note is purely a desk

based study, and does not allow for a site walkover, technical consultation with Water Regulators,

flood risk from all other sources, or develop an outline drainage strategy. This File Note should

therefore not be submitted as part of any planning application.

2. Proposed Development

The proposal is for a residential development. At the time this File Note was prepared, an

indicative layout had not been provided.

3. Site Description

3.1 Site Location 

The Site is located at Land south of Red Lees Road, Burnley, BB10 4RD (hereafter referred to as 

the ‘Site’) (Figure 3.1). The National Grid Reference of the Site is 386897, 431494.  

3.2 Current Use 

The Site is approximately 5.5 hectares (ha) in area, which is currently used as a pastural field for 

grazing (Figure 3.1). The Site is bisected by two footpaths.  

The Site is bounded by existing residential development to the north, Red Lees Road to the north-

east, and pastural fields to the south and west. The Site is currently used as a pastural field for 

sheep grazing and has two walking paths bisecting the site from north to south. 
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It is recommended that a Site walkover is undertake to confirm the above observations.  

Figure 3.1: Google Earth View of Site 

 

3.3 Topographic Information 

At the time this File Note was prepared; a detailed topographic survey was not available. Online 

Ordnance Survey (OS) mapping indicates the land falls from a topographic high of approximately 

205m AOD in the north-east, to a topographic low of 185m AOD in the south-west. This is a fall 

of approximately 20m over approximately 320m (1:16 gradient).  

It is recommended that a detailed topographic survey should be commissioned to understand 

the topography of the Site.   

3.4 Catchment Hydrology 

Figure 3.1 shows there is a land drainage network located to the west of the Site. The closest of 
the land drains is approximately 115m to the west. The land drains are ‘Ordinary Watercourse’ 
(maintained by the local authority / riparian owner). The network drains in a westerly direction 
towards the River Calder. The Calder is a ‘Main River’, under the authority of the Environment 
Agency.  

The River Brun (an Ordinary Watercourse) is located 230m to the north east of the Site, conveying 
flowing in a north-westerly direction. 

It is recommended that a Site walkover is undertake to confirm the above observations, and also 
establish whether there are any onsite or bounding land drains.  

3.5 Soils and Geology 

Soils mapping produced by the National Soils Resources Institute (Cranfield University) shows 
that the Site is underlain by freely draining slightly acid loamy soils (Figure 3.2). 
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Figure 3.2: Soils Mapping 

 

The British Geological Survey (BGS) online mapping (Geology of Britain Viewer) shows that the 
superficial deposits the Site are Till, Devensian – Diamicton. Underlying bedrock across the Site is 
Pennine Lower Coal Measures Formation - Mudstone, Siltstone and Sandstone. 

Figure 3.3: Geology Mapping 

 

 

Based on the above, the infiltration potential of the soil is potential good, whereas the, bedrock 
and superficial deposits are likely to have variable potential. It is recommended that soakaway 
testing is undertake to confirm this assumption.     

3.6 United Utilities Asset Plans 

United Utilities asset plans show that there is a public combined, surface water, and foul sewer 
network located within the housing estate to the north of the Site. It is noted that there is a 
225mm diameter highway drain/private surface water sewer flowing in a northerly direction 
within Red Lees Road to the north-west of the Site (Figure 3.4).  
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Figure 3.4: United Utilities Sewer Asset Plan Extract 

 

4. Flood Risk  

4.1 Fluvial (River) Flooding 

i. Environment Agency Flood Map 

The Environment Agency’s online flood map shows that Site is located within Flood Zone 1; 
outside the extent of the 1 in 1,000-year (<0.1% Annual Exceedance Probability [AEP]) risk of 
fluvial flooding and is therefore considered to be at ‘low’ risk.  

Figure 3.1. Flood Map for Planning  

 

ii. SFRA Mapping 

The Burnley Borough Council Strategic Flood Risk Assessment (SFRA) was reviewed as part of this 
report. No SFRA mapping was available for this area within the report. 

4.2 Surface Water Flooding 

The Environment Agency’s online surface water flood map shows the majority of the Site is 
located outside the extent of surface water flooding. There is are flow pathways at ‘high’ risk of 
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surface water flooding, conveying flows in a south-westerly direction within the south-west 
extent of the Site.  

Figure 3.3. Flood Risk from Surface Water 

At this stage, it is assumed that the surface water flow pathway is generated by the topography 
of the Site, and potential low permeability of the underlying superficial deposits and geology. This 
would need to be investigated further through a Site walkover, review of a detailed topographic 
survey, and soakaway testing.  

It is recommended that the Environment Agency complex surface water mapping is obtained to 
understand the flood depth, velocity and hazard rating.  

5. Flood Risk, Mitigation Measures, and NPPF Guidance 

The proposal is for residential use. Table 2 of PPG ID: 7 (not included in this File Note) classifies 
the proposed use as ‘more vulnerable’.  

Residential use is considered acceptable in fluvial Flood Zone 1 (low risk), subject to a full Flood 
Risk Assessment (FRA), which considers flood risk from all other sources (i.e. groundwater, sewer, 
infrastructure failure). The FRA would also be inclusive of a drainage strategy.   

Surface water flooding is now viewed in the same way as fluvial flooding (i.e. Flood Zone 2 and 3 
– low to high risk respectively). At noted above, surface water flooding would need to be 
investigated further. It is expected that surface water flooding could be mitigated by an 
appropriate surface water drainage strategy.  

5.1 Existing Drainage System 

The Site is approximately 5.5 hectares (ha) in area, which is currently used as a pastural field for 
grazing.  

It is assumed that the Site largely drains via overland flow, following the topography of the Site, 
with some vertical infiltration to the bedrock. This would need to be confirmed through a Site 
walkover and soakaway testing.  

5.2 Proposed Development  

The proposal is for a residential development. At the time this File Note was prepared, an 

indicative layout had not been provided. As such, the number of units nor impermeable area is 

known. However, the proposed development will increase the impermeable area, and result in 

increased runoff from the development.  
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5.3 Sustainable Drainage Systems (SuDS) 

As identified above, the infiltration potential of the soil is potential good, whereas the, bedrock 
and superficial deposits are likely to have variable potential. It is recommended that soakaway 
testing is undertake to confirm this assumption. As such, the use of infiltration based SuDS would 
need to be determined as part of a drainage strategy.  

5.4 Surface Water Management Strategy  

i. Hierarchy of Discharge 

In accordance with requirement H3 of the Building Regulations 2001 rainwater runoff must 
discharge to one of the following, listed in order of priority: 

1. An adequate soakaway or some other adequate infiltration system; or, where that is not 
reasonably practicable. 

The use of infiltration based SUDS will need to be determined through soakaway testing.  

2. A watercourse; or where that is not reasonably practicable. 

A land drain network has been identified within land to the west of the Site. It is assumed that 
this is third party land. It is recommended that Land Registry mapping is obtained to 
understand land ownership boundaries. If an outfall to watercourse is pursued, access would 
need to be negotiated.  

3. A sewer. 

United Utilities asset plans show that there is a 225mm diameter highway drain/private 
surface water sewer flowing in a northerly direction within Red Lees Road to the north-west 
of the Site. A pre-planning enquiry may be required if the surface water drainage strategy 
proposes an outfall to this asset`. Based on the topography of the slope, a pumped solution 
may be required.   

Based on the above there is no immediate surface water outfall point from the proposed 
development, without further investigation.  

ii. Discharge Rates 

Greenfield runoff rates would need to be generated for the Site. Greenfield runoff rates would 
need to be agreed with the local drainage authority, assuming an outfall to watercourse.  

If an outfall to sewer is proposed, the discharge rate would need to be agreed through a pre-
planning enquiry. It is likely that a limited rate of 5l/s would be stipulated, or would be 
required if a pumped outfall is required.  

iii. Attenuation 

Surface water would need to be attenuated up to the 1 in 100 year plus 40% climate change 
event.  

A detention basin within the south-west corner of the Site (topographic low point) could be 
utilised to attenuate surface water from the proposed development. It is recommended that 
a pond is scaled through a cut and fill exercise to scale the land take, and set the developable 
area before a layout is produced. A detailed topographic survey would be required to 
complete this exercise.  

 

                                                            
1 Office of the Deputy Prime Minister, The Building Regulations 2000. 
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6. Summary and Conclusions 

• The Site is located within Flood Zone 1; which is land considered to be at low risk of fluvial 

flooding.  

• The proposed development is classified as ‘more vulnerable’ use. More vulnerable 

development within fluvial Flood Zone 1 is acceptable.   

• Surface water pathways were identified within the Site. Surface water flooding is now viewed 

in the same way as fluvial flooding, and would need to be investigated further. It is expected 

that surface water flooding could be mitigated by an appropriate surface water drainage 

strategy.  

• Surface water would need to be attenuated up to the 1 in 100 year plus 40% climate change 

event. The attenuation feature would need to be scaled depending on the agreed discharge 

rate.  

• A surface water outfall would need to be investigated further.   

7. Recommendations  

It is recommended that a full FRA, inclusive of a drainage strategy, is undertaken as part of the 

proposed planning application.  

Below is a summary of the required activities: 

• Undertake a Site walkover. 

• Undertake consultation with the Environment Agency and other Water Regulators. 

• Obtain flood mapping.  

• Commission a detailed topographic survey and soakaway testing. 

It is also recommended that the landowner/agent begin initial discussion with third party land 

owners to establish an outfall to watercourse.  
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1 INTRODUCTION

Vectio Consulting Limited have been appointed by Ms F Wollocombe to prepare a Technical Note (TN) to 
assess the viability of achieving a design standard access, in terms of transport, to a plot of land to the east 
of Red Lees Road, Burnley.

For the purpose of this assessment, the site is to comprise up to 125 residential units and is to be served by 
a single vehicular access leading onto Red Lees Road.

The location of the site is illustrated in Figure 1.

Figure 1: Site Location

This report has been prepared to undertake a high-level assessment to determine the viability of access to 
serve the development. The assessment considers the following aspects:

• Access junction layout;
• Access visibility;
• Sustainable accessibility; and,
• Highway Safety.

The report concludes that a safe means of vehicular access is viable to serve up to 125 dwellings from Red 
Lees Road is possible and that the measures can be put in place to enhance the sites accessibility. 

It is understood that Lancashire County Council (LCC) is the local Highway Authority. In preparing this report, 
consideration of the LCC  “Creating Civilised Streets Policy and Design Guidance” document, dated February 
2010, has been made along with the application of DMRB design standards.

A site visit was undertaken on Monday 8th May to gain a detailed appreciation of the site, and the adjacent
highway network.
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2 EXISTING HIGHWAY CONTEXT

Red Lees Road adjacent to the site is approximately 7.7 m wide with a grass verge to the north of the 
carriageway, and a 2m wide footway to the south, segregated form the road by a grass verge. To the rear 
of the southern  footway there is a stone wall.

At the midway point along the sites frontage the speed limit changes from 50 mph to 30 mph in a north 
west direction, highlighting the entry into a built up area. Red Lees Road is street lit adjacent to the site.

A drawing illustrating the layout of the existing highway layout adjacent to the site is presented in 
Appendix A.

As defined in the Manual for Streets, Red Lees Road would not be classified as a street due to the lack of 
built up active frontages. Therefore, any proposed access would need to conform to DMRB design criteria, 
unless measures were put in place to change the speed environment, i.e., create an active frontage.

There are existing public footpaths than run through the site and across Red Lees Road adjacent to the site, 
along with a signed off road cycle route to the south east. The location of the footpaths and cycle route are 
illustrated in Figure 2.

Figure 2: Adjacent Public Footpaths and Cycle Routes

Pennine Cycleway (South 
Pennines), National Route 68
Pennine Cycleway (South 
Pennines), National Route 68

Public Rights of Way
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To the north west of the site, there is a break in the pedestrian footway on the southern side of Red Lees 
Road. This break creates a barrier to pedestrians walking toward Burnley. Currently pedestrians either have 
to cross the road carriageway  for a short distance, then cross back, or walk along a short section of the 
road carriageway, to a point where the footway recommences. A photograph showing the limited footway 
provision is shown in Plate 1.

Plate 1: Limited Footway Provision

2.1 Highway Safety

To gain an appreciation of the recorded road traffic accidents that have occurred adjacent to the site, a 
review of the Crashmap website (www.crashmap.co.uk) has been undertaken. An extract of the study are 
is provided in Figure 3.

Figure 3: Accident Data Records (Crashmap)

Footway NarrowingFootway Narrowing

Short Section with No Footway

http://www.crashmap.co.uk/
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Over the latest 5 year period of available data, 2012 to 2016, only 1 road traffic accident has been recorded, 
occurring in 2016.  The accident was recorded as slight in severity and only involved 1 vehicle. 

It is therefore considered that there are no trends or patterns of road traffic accidents occurring adjacent 
to the site.

2.2 Sustainable Accessibility

A high level review has been undertaken to identify the level of accessibility the site  benefits from. The site 
is located approximately 3.3 miles to the south west of Burnley. 

2.3 Walking

The Chartered Institution of Highways and Transportation (CIHT) in their document ‘Guidelines for 
Providing for Journeys on Foot, 2000’ state that “walking accounts for over a quarter of all journeys and
four fifths of journeys less than one mile”. It is generally considered that people are prepared to walk up to 
2km (1.24 miles) to and from work, given suitable walking routes and facilities. When assessing the 
accessibility of a site for pedestrians, and the proximity of local facilities, an average walking speed of 1.4 
m/s can be assumed, which equates to approximately 400 metres in 5 minutes, or 3 mph. This document 
also contains a table of suggested walking distances for different purposes. Table 1 recreates this table:

Table 1: Extract from IHT ‘Guidelines for Providing for Journeys on Foot, 2000’
Town Centre (m) Commuting School (m) Elsewhere (m)

Desirable 200 500 400
Acceptable 400 1000 800
Maximum 800 2000 1200

The 400 metre and 2km walking isochrones shown in Figure 4 illustrates that various destinations are within 
an acceptable walking distance of the site. The isochrone measurement has been taken from the centre, 
rather than the boundary of the site.

Figure 4: Walking Isochrone
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Facilities accessible by walking include:

• Springwood Nurseries and Garden Centre;
• Thornton Arms Public House;
• Burnley Brunshaw Primary School;
• Spar Burnley;
• Tesco Express;
• Brunshaw Fish and Chips; and,
• Various retail units on Brunshaw Avenue.

2.4 Cycling

The site is located directly adjacent to Sustrans National Cycle Route 68, and as such is ideally located to 
benefit from this route. It is generally considered that a distance of 5km (3 miles) represents a reasonable 
cycling distance to and from work, while 8km (5 miles) is a maximum realistic range for cycle trips. Figure 5
illustrates cycling isochrones (crow-flies) taken as distances from the centre of the site.

Figure 5: Cycling Isochrone

Facilities accessible by walking include:

• National Cycle Route 68;
• Burnley Central, Burnley Manchester Road, and Burnley Barracks train stations;
• Burnley Football Club;
• Burnley General Hospital;
• Unity College;
• Ridgewood Community High School;
• Coal Clough Academy; and,
• The majority of facilities and services within Burnley.

8km   
5km     
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2.5 Public Transport

There are two bus stops located to the north of the site near to the junction of Hill Crest Avenue / Red Lees 
Road.  Both bus stops have a pole, bus shelter and seating, and are located approximately 200 metres from 
the centre of the site. Bus services are provided into Burnley, Rochdale and Halifax with frequencies of 
approximately 2 services every hour between Monday and Friday.
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3 PROPOSED DEVELOPMENT AND ACCESS ARRANGEMENT

3.1 Proposed Development

The development site being considered as part of this report is to comprise up to 125 dwellings and to be 
served by a single vehicular access via Red Lees Road.

3.2 Traffic Impact

To gain an appreciation of the likely traffic a residential development would create in this location, a review 
of the TRICS database has been undertaken.

Table 2 illustrates an indication of the likely peak hour and daily vehicular trips a development of this size 
is likely to create. A copy of the TRICS report is presented in Appendix B.

Table 2: Forecast Vehicular Trip Generations
Land Use / GFA Arrivals Departures Total Two-way 

Movements
AM Peak Hour (08:00 to 09:00) 28 81 109
PM Peak Hour (17:00 to 18:00) 54 24 78
Weekday Total 335 367 702

Assuming  equal distribution of traffic onto the highway network to the left and right out of the access 
during  peak hour period, this would equate to an impact of 55 vehicle movements in either direction (one 
vehicle every minute), which would disburse quickly through the wider highway network. 

It is not considered that this level of traffic would create a material impact upon the operation of  the wider 
highway network.

3.3 Access Layout

To ensure a suitable access arrangement is achievable, to serve a potential future development serving up
to 125 dwellings, a review of the Design Manual for Roads and Bridges has been undertaken, to identify the 
applicable geometric requirements.

It is likely the at the adoption of DMRB criteria will significantly over engineer the access layout, however it 
has been adopted to illustrate the ability for a safe and suitable access to be formed.

Due to the size of the development, the proposed development is likely to create in excess of 300 vehicle 
movements per day. As such, design guidance would recommend the construction of a priority junction 
with right turn ghost island. 

Based on the geometric requirements detailed in the DMRB, an access layout has been developed. The 
proposed drawing is presented in appendix C, whilst an extract of the layout is shown in Figure 6.
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Figure 6: Proposed Access Layout

The proposed layout has retained a 2 m footway along the southern side of the road carriageway, and 
minimised the extent of boundary wall that would need to be removed / relocated to for the access.

The existing change in speed limit would be located within the proposed junctions bellmouth. As such it is 
proposed for this to be relocated 85 m to the south east.

The layout would require the realignment of the northern and southern kerbline along Red Lees Road, 
although it is not considered that this will impact its existing function.

Levels would need to be regraded within the site to ensure suitable design standard gradients could be 
achieved. This however is not considered to create a viability issue.

3.4 Access Visibility

To ensure the proposed access can achieve the necessary vehicular visibility splays, a review of the DMRB 
Stopping Sight Distance (SSD) criteria has been undertaken. It is acknowledged that the speed limit is 
proposed to be altered as part of the proposals, so that the whole junction sits within a 30 mph zone. It is 
however appreciated that if the proposed development layout is not designed with an active frontage, the 
speed environment would not have been altered, as such vehicle speeds may remain near 50 mph adjacent 
to the access. It has therefore been consider appropriate to ensure the access has the capability to achieve 
DMRB SSDs relating to a 50 mph (85 kph) road.

Therefore, the access junction would need to achieve an x-distance of 2.4, and a y-distance of 160 m in both 
directions. The drawing presented in Appendix C clearly illustrates that the proposed access could easily 
achieve this criteria.

3.5 Accessibility

The review of existing  highway context presented earlier in this report highlighted the barrier to pedestrian 
movement to the north of the site, in so far as limited footway provision over a short distance along the 
southern kerb line of Red Lees Road.

To ensure a safe route provided, it is consider viable to narrow the road carriageway to a minimum of 6m 
in width, and provide a minimum 1.8 m wide footway along  this short stretch, so as to create a continuous 
footway. This can be undertaken without creating a negative impact to existing private drives. The proposed 
layout is illustrated in a drawing presented in Appendix C, whilst an extract is shown in Figure 7.
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Figure 7: Necessary Footway Works

As part of the works the following measures will be necessary:

• Relocation of the existing uncontrolled pedestrian crossing  (over Red Lees Road);
• Alterations to the kerb alignment of the southern side of Red Lees Road;
• Provision of a layby for use by buses on the southern side of Red Lees Road; and,
• Minor alterations to the layout of the  Hillcrest Avenue junction with Red Lees Road.

It is therefore considered that a viable solution can be provided to enhance pedestrian connectivity to the 
north of the site. 
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4 SUMMARY AND CONCLUSIONS

Vectio Consulting Limited have been appointed by Ms F Wollocombe to prepare a Technical Note (TN) to 
assess the viability of achieving a design standard access, in terms of transport, to a plot of land to the east 
of Red Lees Road, Burnley.

For the purpose of this assessment, the site is to comprise up to 125 residential units and is to be served by 
a single vehicular access leading onto Red Lees Road. This report has been prepared to undertake a high-
level assessment to determine the viability of access to serve the development. The assessment considers 
the following aspects:

• Access junction layout;
• Access visibility;
• Sustainable accessibility; and,
• Highway Safety.

4.1 Summary

The report has demonstrated the viability of a vehicular access from Red Lees Road, comprising of a 
traditional priority junction with right turn ghost island. An indicative access layout has been developed 
illustrating the viability of the access when design in accordance with DMRB utilising land in the applicants 
control or  public highway. 

A review of the applicable junction visibility criteria has been assessed. The assessment confirmed that 
ability for the access junction to achieve visibility splays of 2.4m by 160 m, confirming the safe viability of
the junction layout.

A review of the latest 5 years’ worth of road traffic accident data has been undertaken, concluding that 
there are not existing recorded accident patterns or trends adjacent to the site, that would give rise to any 
safety concerns.

The assessment has identified dysconnectivity in pedestrian routes to the north of the site, whoever 
identified measures to connect the severance, enhancing the existing footway provision for existing and 
potential new users.

The assessment has  forecast the likely vehicular trip generation the site has the potential to generate. This 
has been estimated to be up to 109 two way weekday peak hour movements, and a total weekday 
movement of 702 vehicles. This volume of traffic is expected to disburse quickly on the adjacent highway 
network and as such is unlikely to create a significant impact to the safe operation of the adjacent highway 
network.

4.2 Conclusions

In conclusion the findings of this report have identified that a safe means of access can be achieved on Red 
Lees Road to serve a development comprising up to 125 dwellings.
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Measures and infrastructure improvements can be put in place to enhance sustainable accessibility.

The impacts created by a proposed development in this location, comprising up to 125 dwellings, would 
not create a severe impact and as such would be compliant with the aspirations of the NPPF, in terms of 
Highways and Transportation.
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APPENDIX A: Existing Highway Layout
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APPENDIX B: TRICS Report



TRICS 7.4.1  250317 B17.49    (C) 2017  TRICS Consortium Ltd Wednesday  10/05/17

 TRICS Page  1

VECTIO CONSULTING     LUTTERWORTH     WARWICKSHIRE Licence No: 761101

Calculation Reference: AUDIT-761101-170510-0552

TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  03 - RESIDENTIAL

Category :  A - HOUSES PRIVATELY OWNED

VEHICLES

Selected regions and areas:

08 NORTH WEST

CH CHESHIRE 2 days

GM GREATER MANCHESTER 1 days

MS MERSEYSIDE 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Secondary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Number of dwellings

Actual Range: 11 to 29 (units: )

Range Selected by User: 11 to 585 (units: )

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/09 to 24/11/14

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 1 days

Tuesday 1 days

Wednesday 1 days

Friday 1 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 4 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are

undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 2

Edge of Town 2

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Residential Zone 4

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out

of Town, High Street and No Sub Category.
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 TRICS Page  2

VECTIO CONSULTING     LUTTERWORTH     WARWICKSHIRE Licence No: 761101

Secondary Filtering selection:

Use Class:

   C 3    4 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 1 mile:

5,001  to 10,000 1 days

10,001 to 15,000 1 days

15,001 to 20,000 2 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

75,001  to 100,000 1 days

100,001 to 125,000 1 days

250,001 to 500,000 1 days

500,001 or More 1 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.6 to 1.0 1 days

1.1 to 1.5 3 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

No 4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:

No PTAL Present 4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 CH-03-A-08 DETACHED CHESHIRE

WHITCHURCH ROAD

BOUGHTON HEATH

CHESTER

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     1 1

Survey date: TUESDAY 22/05/12 Survey Type: MANUAL

2 CH-03-A-09 TERRACED HOUSES CHESHIRE

GREYSTOKE ROAD

HURDSFIELD

MACCLESFIELD

Edge of Town

Residential Zone

Total Number of dwellings:     2 4

Survey date: MONDAY 24/11/14 Survey Type: MANUAL

3 GM-03-A-10 DETACHED/SEMI GREATER MANCHESTER

BUTT HILL DRIVE

P R E S T W I C H 

MANCHESTER

Edge of Town

Residential Zone

Total Number of dwellings:     2 9

Survey date: WEDNESDAY 12/10/11 Survey Type: MANUAL

4 MS-03-A-03 DETACHED MERSEYSIDE

BEMPTON ROAD

OTTERSPOOL

LIVERPOOL

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Number of dwellings:     1 5

Survey date: FRIDAY 21/06/13 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week

and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES

Calculation factor: 1 DWELLS

Estimated TRIP rate value per 125  DWELLS  shown in shaded columns

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip Estimated No. Ave. Trip Estimated No. Ave. Trip Estimated

Time Range Days DWELLS Rate Trip Rate Days DWELLS Rate Trip Rate Days DWELLS Rate Trip Rate

00:00 - 01:00

01:00 - 02:00

02:00 - 03:00

03:00 - 04:00

04:00 - 05:00

05:00 - 06:00

06:00 - 07:00

4 20 0.089 11.076 4 20 0.342 42.722 4 20 0.431 53.79807:00 - 08:00

4 20 0.228 28.481 4 20 0.646 80.696 4 20 0.874 109.17708:00 - 09:00

4 20 0.114 14.241 4 20 0.215 26.899 4 20 0.329 41.14009:00 - 10:00

4 20 0.190 23.734 4 20 0.215 26.899 4 20 0.405 50.63310:00 - 11:00

4 20 0.253 31.646 4 20 0.241 30.063 4 20 0.494 61.70911:00 - 12:00

4 20 0.152 18.987 4 20 0.253 31.646 4 20 0.405 50.63312:00 - 13:00

4 20 0.190 23.734 4 20 0.215 26.899 4 20 0.405 50.63313:00 - 14:00

4 20 0.152 18.987 4 20 0.165 20.570 4 20 0.317 39.55714:00 - 15:00

4 20 0.228 28.481 4 20 0.152 18.987 4 20 0.380 47.46815:00 - 16:00

4 20 0.354 44.304 4 20 0.190 23.734 4 20 0.544 68.03816:00 - 17:00

4 20 0.430 53.797 4 20 0.190 23.734 4 20 0.620 77.53117:00 - 18:00

4 20 0.304 37.975 4 20 0.114 14.241 4 20 0.418 52.21618:00 - 19:00

19:00 - 20:00

20:00 - 21:00

21:00 - 22:00

22:00 - 23:00

23:00 - 24:00

Total Rates:   2.684   2.938   5.622335.443 367.090 702.533

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.

Parameter summary

Trip rate parameter range selected: 11 - 29 (units: )

Survey date date range: 01/01/09 - 24/11/14

Number of weekdays (Monday-Friday): 4

Number of Saturdays: 0

Number of Sundays: 0

Surveys automatically removed from selection: 0

Surveys manually removed from selection: 0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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This graph is a visual representation of the trip rate calculation results screen. The same time periods and trip rates are

displayed, but in addition there is an additional column showing the percentage of the total trip rate by individual time

period, allowing peak periods to be easily identified through observation. Note that the type of count and the selected

direction is shown at the top of the graph.
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This graph is a visual representation of the trip rate calculation results screen. The same time periods and trip rates are

displayed, but in addition there is an additional column showing the percentage of the total trip rate by individual time

period, allowing peak periods to be easily identified through observation. Note that the type of count and the selected

direction is shown at the top of the graph.
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This graph is a visual representation of the trip rate calculation results screen. The same time periods and trip rates are

displayed, but in addition there is an additional column showing the percentage of the total trip rate by individual time

period, allowing peak periods to be easily identified through observation. Note that the type of count and the selected

direction is shown at the top of the graph.



TECHNICAL NOTE: Red Lees Road – Site Access Appraisal
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APPENDIX C: Proposed Access Viability Layout
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