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This appendix includes information we have received from individuals to support their comments on the Rossendale Draft Local Plan which are too large to
include inthe main body of the report. This information includes photographs, maps and reports and it is organised numerically by the individual reference
numberforeach person. Confidentialinformation including personal addresses, signatures, contact details etc. have beenremoved.

Individual | Name Policy or Site | Type of Policy or | Site Name (if Appendix | Page
Reference Reference Site applicable) Number | No.
1454 Vivien Pascoe Site HS2.52 Housing Site North parcel of Land north of 2 128
the Jester
1465 Ella Gartland, Hourigan | Site EMP2.40 EmploymentSite Toll Bar Business Park 2 132
Connolly, on behalfof B
and E Boys Site EMP2.51 EmploymentSite Forest Mill, Water 2 159
Site HS2.97 / HousingSite / Isle of Man Mill, Water 2 174
EMP2.52 EmploymentSSite
Site not allocated A sitethatwas examined | Land at Oakenhead, Rawtensall | 2 177
inthe SHLAA but that has
not beentakenforwardin
the Draft Local Plan
Site HS2.1 HousingSite Greensnook Lane, Bacup 2 192
Policy SD2 Urban Boundary and Land at Acre Avenue, 2 195
Green Belt Stacksteads
Site HS2.28 / Housing Site Land at Booth Road, Woodland | 2 198
Policy HS18 Mount, Stacksteads
Self Build and Custom Built
Houses
Site HS2.5 HousingSite Land at Anvil Street, Bacup 2 214
Site EMP2.29 EmploymentSite Land at Robert Street (Corn 2 217
Exchange), Rawtenstall
Site EMP2.50 EmploymentSite Townsend Fold (Riverside 2 233

Business Park)




Site EMP2.53 EmploymentSSite Waterfoot Mills, Waterfoot 266

1466 Elinor George, Hourigan | Site Housing Site Land at Conway Road, off Edge 288
Connolly, onbehalfof A | HS2.57 Lane
Sutcliffe & Co

1473 RebeccaThompsonon | PolicySD2 Urban Boundary and Land opposite 1019 Burnley 290
behalf of K Howieson Green Belt Road, Loveclough

1479 EllaGartland onbehalf | PolicySD2 Urban Boundary and Land at EIm Street, Edenfield 310
of N Teague Green Belt

1485 EllaGartland onbehalf | PolicySD2 Urban Boundary and Land at Leabrook Nurseries 337
of Mark Nelson Green Belt

1559 Kenlveson Site HS2.51 Housing Site Land adjacent Laburnum 355

Cottages

1561 Richard Peat Site HS2.77 Housing Site Land off Curven Edge 357

1562 Simon Stanworth Site HS2.91 Housing Site Waterfoot Garage Site 380

1576 David Thompson Sites HS2.11, HS2.12, | HousingSites Bankside Lane 383

HS2.13 and HS2.32

1592 Warren Hilton, Policy EMP2 / Employment Site / Employment Site Allocations / 397
Highways England Evidence Base Evidence Base Study Infrastructure Delivery Plan

1619 Michael Onley, Planning | Site HS2.53, HS2.86 Housing Sites East of Johnny Barn, Land by St 421
Sense NW and HS2.60 Peter’s School and Haslam Farm

1684 Amanda Calderbank Site HS2.109 Housing Site Site off Horsefield Avenue 423




6th August 2017

Forward Planning Team
Rossendale Borough Council
Business Centre

Futures Park

Bacup

OL13 08B

Dear Adrian,

Re: Emerging Local Plan -~ SHLAA16219 — Land north of The Jester, Burnley Rd, Loveclough.

| represent the owner of the northern parcel of the site identified as SHLAA16219 included in the
draft emerging Local Pian document.

Within the document, it is stated that the interest to develop has not been renewed, however, the
letter of 15" December referred to may have been sent to the previous owners.

Please register my details as the contact for the landowner (of 2 years) who wishes to develop the
site and record this interest,

The parcel of land to the North has previously been considered as a separate parcel of fand and it is
requested that this site be considered separately from the land forming the remaining part of
SHLAA16219, as the intentions of the fandowners has been stated as ‘unknown’.

In support of this, please see enclosed draft sketch proposals showing alternative house types and
numbers and | would appreciate your feedback on the same.

If you have any queries, please do not hesitate to contact me.

Yours sincerely

Vivien Pascoe
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.2 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.3 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.4 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).
e Landscape Study (2015) (previously published).
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e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed by B&E Boys Ltd to review and comment on the emerging Local
Plan in relation to the site known as Toll Bar Business Park on Newchurch Road, Stacksteads.
The site is allocated for employment uses under draft Policy Reference EMP2.40, and this

Representation sets out why the Council should allocate the land for housing.

A title plan is provided at Appendix 1 to indicate the location of the site and to demonstrate that
the site is within a single ownership, however Figure 1.1 below is also provided for assistance to

illustrate the location of the site in Stacksteads Ward:

O

Figure 1.1 Location of subject site, Toll Bar Business Park, Newchurch Road (circled in red).

The 0.8 ha site lies on the southern side of Newchurch Road, close to the junction with Booth
Road, with vehicular access taken directly from this main road. The site is located approximately
1.6 km from the centre of Bacup town and comprises a large five storey mill building, smaller mill
building additions, newer single and two storey industrial buildings, with large areas of
hardstanding which are used for storage and car parking. The site is occupied in part by existing
commercial businesses, but much of the floorspace in the upper storeys of the large mill building
are unoccupied and have remained vacant for a long period of time due to the condition of the

building and its suitability for modern-day commercial practices.

The owners of the site wish to promote the site for a housing allocation in the emerging Local
Plan and this Representation will demonstrate its suitability for this use as the site is located in

the Urban Boundary, in a sustainable location, and on a main arterial route in the Borough.
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ScoPE

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

This document follows earlier Representations and discussions made by Mr Brian Boys as part
of previous consultation stages in the Local Plan process, albeit that parts of the Local Plan were

subsequently halted in favour of a complete new Local Plan.

OVERVIEW

The starting point for consideration of the emerging Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

e “meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European

Appendix



2.27

2.28

2.29

142

Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used
as the starting point for calculating the five year supply. Considerable weight
should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant

new evidence comes to light. It should be borne in mind that evidence which
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dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.30 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.31 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”
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GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the
right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.

Crucially the link between housing growth and economic activity must be recognised and
therefore the current consultation is considered to be relevant to this Representation in relation to

land at Toll Bar Business Centre.
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3. POLICY EMP2: EMPLOYMENT SITE ALLOCATIONS

INTRODUCTION

3.1 Draft Policy EMP2: Employment Site Allocations identifies all sites within the Borough which have
been allocated for employment development. For each site allocated, site area, available area

for development and proposed use class is set out within the allocations table.

3.2 Toll Bar Business Centre is identified as Employment Allocation Ref. EMP2.40 as shown below.

Itis classed as an ‘existing employment’ site and is considered suitable for B1, B2 and B8 uses.

Fig. 3.1 Extract from Site Allocations Table (Policy EMP2)

3.3 The proposed allocation is identified in Figure 3.2, as indicated by the red arrow.

Fig. 3.2 Extract from Draft Proposals Map
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We support the aims of the Local Plan to identify key development sites which are central to the
delivery of the overall strategy for new and existing employment assets and the Borough’s

economy. Crucial to the economy is the delivery of appropriate uses in the right locations.

The Toll Bar Business Centre site is in single land ownership, being solely within the ownership
of B&E Boys Limited. The site is located on Newchurch Road, the main through-route between
Rawtenstall and Bacup. The site is dominated by a five storey mill building which is positioned at
the back of the pavement on Newchurch Road. There are a smaller number of car parking spaces
located directly off Newchurch Road in front of the building. The frontage of the site extends along
Newchurch Road where the mill building reduces in height to four stories to the south-east, and

to two stories in the north-west corner.

Part of the main existing mill building is a Grade Il Listed Building. The Listing Entry is contained
in Appendix 2. The mill, known in the Listing Entry as ‘Stacksteads Mill' was listed in 1984 and
was built by the brothers Robery and John Munn. The mill was originally a cotton spinning mill
dating to 1833. The Listing Entry makes it clear that the main mill building, the former engine
house at the west end and the extension to the mill in the north west corner form part of the Listed
Building, with all other built form (i.e. the former weaving sheds, modern office block at the east

end, and the extension at the south west corner) not included in the entry.

Vehicular access is taken directly from Newchurch Road adjacent to the two storey building in the
northwest corner of the site and opens up to a large area of hardstanding located to the rear of
the buildings on site. Access is restrictive due to the orientation of existing buildings on site -

vehicular access is a prohibitive feature to attracting prospective commercial tenants.

Toll Bar Business Centre is only partly occupied by commercial and industrial operators and
employers. In short, the site does not operate on a financially viable basis, but the land owner is

committed to retaining those existing tenants for the time being.

Given the nature of the premises and the current occupation levels at Toll Bar Business Centre,
we do not consider that the proposed allocation for B1, B2 and B8 uses will secure viable use and
investment in the site going forward. As referred to in the Policy Explanation, much of the
committed supply of employment sites is not considered to be fit for purpose, and is often in the
wrong location with sites to the west of the Borough being more attractive due to better links to
the A56 and M66.

To this end we consider that it would be more appropriate for the allocation for employment uses
to be removed and for the site to be allocated for residential development. The site comprises
brownfield land in a sustainable location within the urban area and is therefore considered to be
entirely appropriate to contribute towards the Borough’s housing need over the plan period. This

is considered in further detail in Sections 4 and 5 of this Representation.
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PROPOSED MODIFICATION

The Council is respectfully requested to remove the current employment allocation EMP2.40 and
allocate the site for residential development under draft Policy HS2. Residential development in
this location is considered appropriate in order to facilitate the viable regeneration of the site in
part or whole.

We contend that this would properly reflect Paragraph 22 of the Framework which seeks to avoid
the long term protection of employment uses where there is no reasonable prospect of a site
being used for that purpose. In such circumstances, more appropriate and viable uses, such as
housing, should be acceptable.

Appendix



PROPOSED HOUSING ALLOCATION: TOLL BAR
BUSINESS PARK, NEWCHURCH ROAD, STACKSTEADS

4.1

4.2

4.3

4.4

4.5

4.6

4.7

148

SITE CONTEXT

The site at Toll Bar Business Park represents an opportunity to deliver truly sustainable residential
development. As already highlighted, the site is partly occupied by a number of commercial
businesses located in the various buildings spread across the site, however the upper floors of

the main, large mill building have been unoccupied for many years despite constant marketing.

The site is in single land ownership, being solely within the ownership of B&E Boys Limited. The
extent of the area we request the Council allocate for housing is edged in red on the Title Plan
contained in Appendix 1. As previously identified, the site is located on Newchurch Road, the
main through-route between Stacksteads and Bacup. Itis dominated by a five storey mill building
which is positioned at the back of the pavement on Newchurch Road. Parking is limited at the

site.

Part of the main existing mill building is a Grade Il Listed Building. Access is restricted due to the
orientation of existing buildings on site - vehicular access is a prohibitive feature to attracting

prospective commercial tenants.

In terms of topography, the site is relatively flat and there is a small number of low quality trees
within the site boundaries. There is also a culvert which runs through the site in a north east to

south-westerly direction and links into the River Irwell which is located south of the site.
DRAFT PoLiCY HS1 — MEETING ROSSENDALE’S HOUSING REQUIREMENT

Draft Policy HS1 sets out the Council's approach to ‘Meeting Rossendale’s Housing
Requirement’. 1t states that at least 4,000 additional dwellings will be provided over the plan
period (2019-2034), in addition to addressing a prior underprovision of 425 dwellings within the
first five years of the plan. The draft policy also seeks to deliver over 20% of new dwellings on

previously developed land.

In this context, land at Toll Bar Business Park could make an important contribution towards
meeting the Borough'’s residential development needs. In particular, as it is recognised within the

explanatory text that brownfield sites within the urban area are limited.
SUSTAINABLE HOUSING ALLOCATION

The site is located in a very sustainable location, being positioned on a main bus route through
the Rossendale Valley and being within close proximity to local services and amenities in
Stacksteads and nearby Bacup (which is circa 1.6 km away), including, within walking distance,

a Primary School. Adjacent to the site is a public house (the Rose ‘N’ Bowl), a bowling green,
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4.13

4.14

4.15

4.16

and playing fields at Stacksteads Recreation Ground. The site is adjacent to residential properties
located on Commercial Street, Stuart Avenue and Miles Avenue. In this regard, the residential

redevelopment of the site would be complementary to existing surrounding uses.

Any residential redevelopment of the site could include the retention, upgrade and conversion of

the Listed Building, subject to the financial viability of undertaking such works.
However, the site may more realistically be capable of complete redevelopment.

It has already been described how the site is only partly occupied by commercial and industrial
operators and employers. In short, the site does not operate on a financially viable basis, but the
land owner is committed to retaining those existing tenants for the time being. In the meanwhile,
this Representation is submitted at this key stage in the Local Plan process to promote the
allocation of the site for housing.

The Representation presents an opportunity to contribute to the delivery of sustainable housing
over the next 15 years, i.e. during the current Plan period, or beyond. The subject site comprises
previously developed land, within the Urban Boundary, in a sustainable location and therefore
would accord with the principles of sustainable development as set out in the Framework, for

which there is a presumption in favour of.

To conclude, for the reasons discussed above, in our view the site at Toll Bar Business Park
should be allocated for housing in the emerging Local Plan.

NEIGHBOURHOOD CENTRE

In addition to the site being promoted for a housing allocation, we wish to oppose the designation

of part of the site being located within a Neighbourhood Centre.

The draft Proposals Map for Stacksteads Ward shows that part of the subject site, that part which
fronts onto Newchurch Road, is included in a Neighbourhood Centre. The precise boundaries of
the Neighbourhood Centre are not clear on the draft Proposals Map, with no ‘Inset Maps’ provided

which delineate the true extent of the proposed Neighbourhood Centre in relation to the site.

Clarification is sought from the Council on this point, but in any event, we wish to oppose the
proposed designation of any part of the subject site within the Neighbourhood Centre boundary,

for the reasons set out below.

According to the adopted Proposals Map' of the development Plan the site is not currently
included in any Town Centre boundary. Neighbourhood Centres do not feature on the Proposals
Map, but are included in the Core Strategy where Policy 11 (Retail and other Town Centre Uses)

sets out the retail hierarchy in the Borough:

1 That being the saved policies from the Local Plan (1995) as shown on the Proposals Map and as amended by the
adoption of the Core Strategy in November 2011.
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Policy 11:Retail and Other Town Centre Uses

Retail development, toget her with othertoun cent re uses, including offices, leisure, arts, culture and tourist
facilities, will be foc used within the definaed tovm and local cent res,

Major proposaks will be directed to Rawtenstall with other lage schemes encouraged to kcate inthe district cent res
of Bacupand Haslingden.
The Retail hierarchy i setout below:

Toun Centre: Rawrtenstall

District Centres: Bacup, Haslingden

Local Cent pas: Waterfoot, Whitwo rth

Heighbourhood Centras: Allother centras {including Edenfield, Stacksteads,
Helms hore, Cravs hawboo th)

Paragraph 248 of Chapter 5 of the Core Strategy notes that the key town centre, district centre
and local centre boundaries have been redefined in the context of PPS4 (which set out the
national retail planning policy at the time the Core Strategy was adopted, but has since been

superseded by the Framework). However, Paragraph 248 further states that:

“No boundaries have been set for the smaller neighbourhood centres.”

Chapter 3 of the Draft Local Plan relates to Retail, with draft Policy R1: Retail and Other Town
Centre Uses confirming that Neighbourhood Centre boundaries are identified on the Proposals
Maps for four areas, including Stacksteads. The Policy states that development proposals will be
expected to maintain or strengthen the retail offer and vitality and viability of neighbourhood

centres. The Policy further states that:

“Proposals that require planning permission which would result in the loss of A1
uses in all levels of retail centre as defined in Core Strategy Policy 11 will only be

supported where:

e It would make a positive contribution to the vitality and viability of the

relevant centre;

e [t would not result in a significant break in retail frontage or lead to the
loss of retail floorspace at a scale that would be harmful to the shopping
function of the centre or which would reduce the ability of local

communities to meet their day-to-day needs within the centre;

e |tis compatible with a retail area and would maintain an active frontage

and be immediately accessible to the public from the street; and

e There would be no significant adverse impacts on the character of the
area, the amenity of local residents, road safety, car parking or traffic

flows.

Some of the units within the proposed Neighbourhood Centre at the subject site are used for retail
purposes serving the general public. However, the current retailers operate from dated premises
which lack modern facilities, lack safe car parking areas, and are difficult to access for deliveries

and other servicing purposes.
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The loss of these units from this part of the Stacksteads Neighbourhood Centre would not harm
the objectives of Policy 11 (in the Core Strategy) or draft Policy R1 as the loss of these inadequate
retail premises would not harm the shopping function of the centre, nor would it reduce the ability

of the local communities to meet their day-to-day needs within the centre.

The proposed Stacksteads Neighbourhood Centre designation extends along Newchurch Road
beyond the subject site boundaries, with a natural break in this linear form at the subject site - to
the west adjacent to the Rose ‘N’ Bowl public house (where the Toll Bar building gable end meets
the public right of way between the subject site and the public house), and to the east at

Commercial Street.

To that end, the Neighbourhood Centre designation should not extend into the boundaries of the
subject site to enable the full and proper redevelopment of the subject site for alternative uses

other than retail.
ADDITIONAL STUDIES

Studies are ongoing in relation to the listed building, flood risk and marketing of the existing
premises and we reserve the right to submit these at a later stage of the Local Plan preparation

process.
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The starting point for consideration of the Council’s Local Plan is the well- established principle
embodied in Paragraph 158 of the Framework that Development Plans must be based on
adequate, up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area.

The Framework is clear at Paragraph 22 that planning policies should avoid the long-term
protection of sites allocated for employment use where there is no reasonable prospect of a site
being used for that purpose. Paragraph 160 outlines the importance of local planning authorities
having a clear understanding of business needs within the economic markets operating in and

across their area.

It has been highlighted in this Representation that the Toll Bar Business Centre site is no longer
appealing to modern businesses. As a result, and in order to future-proof the site, removal of the
proposed employment allocation is recommended, and a residential allocation should be
considered in order to promote sustainable residential development. Land at Toll Bar Business
Centre has an opportunity to contribute to the delivery of housing over the Plan period on a site

which comprises previously developed land within the Urban Boundary.

In conclusion, Local Plan Policy EMP2 should be modified to remove reference to the Forest Mill
site to allow a more flexible approach for redevelopment of the site over the plan period. Further,

the site should be considered for allocation under draft Policy HS2 for residential development.
Hourigan Connolly

9 October 2017
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21/08/2015 List Entry

List Entry Summary

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as
amended for its special architectural or historic interest.

Name: STACKSTEADS MILL
List Entry Number: 1072832

Location

STACKSTEADS MILL, NEWCHURCH ROAD
The building may lie within the boundary of more than one authority.

County: Lancashire

District: Rossendale

District Type: District Authority
Parish:

National Park: Not applicable to this List entry.
Grade: Il
Date first listed: 30-Nov-1984

Date of most recent amendment: Not applicable to this List entry.

Legacy System Information

The contents of this record have been generated from a legacy data system.
Legacy System: LBS
UID: 185626

Asset Groupings

This List entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official
record but are added later for information.

List Entry Description
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21/08/2015 List Entry

Summary of Building

Legacy Record - This information may be included in the List Entry Details.
Reasons for Designation

Legacy Record - This information may be included in the List Entry Details.
History

Legacy Record - This information may be included in the List Entry Details.
Details

SD 82 SE BACUP NEWCHURCH ROAD

7/49 Stacksteads Mill - - I

Cotton spinning mill, dated 1833 on keystone of original entrance at north west corner (now enclosed);
now shoe factory. Watershot coursed sandstone blocks, stone slate roof with ridge ventilators, some
skylights on south side. Rectangular plan of 11x3 windows with 3x2 extension at east end, former engine
house at west end (weaving sheds beyond this, modern office block at east end, and extension at south
west corner, are not included in the item). Four and a half storeys; tall windows of diminishing height, all
with straight sills and heads and altered glazing, double loading doors in 5th bay of top floor; triple gutter
brackets. At north west corner forward extension to gabled engine house has large round-headed wagon
entrance arch, a window above this, and re-entrant wall has clock face at 1st floor. Interior: former
entrance door at right end of ground floor is round-headed, has fanlight with radiating glazing bars, and
keystone dated "1833"; stone staircase at west end; 10-bay workrooms with double rows of slim iron
columns supporting wooden beams in iron shoes, but engine house of fireproof construction. History:
built by the brothers Robert and John Munn.

Listing NGR: SD8552621825

Selected Sources

Legacy Record - This information may be included in the List Entry Details

Map

National Grid Reference: SD 85526 21825

The below map is for quick reference purposes only and may not be to scale. For a copy of the full scale
map, please see the attached PDF - 1072832.pdf - Please be aware that it may take a few minutes for
the download to complete.
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.2 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.3 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.4 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).
e Landscape Study (2015) (previously published).
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e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed by Brother Investments Ltd to review and comment on the
emerging Local Plan in relation to the Forest Mill site in Water. The site is allocated for

employment uses under draft Policy Reference EMP2.51.

The site lies on the western side of Burnley Road East in the area of Water, approximately 3 km
north of Waterfoot and approximately 5 km north east of Rawtenstall. The site is located on a

main arterial route through Rosendale borough and is in an existing employment use.

ScoPE

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

This document follows earlier Representations and discussions made by Mr Brian Boys as part
of previous consultation stages in the Local Plan process, albeit that parts of the Local Plan were

subsequently halted in favour of a complete new Local Plan.

OVERVIEW

The starting point for consideration of the emerging Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

o “meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used
as the starting point for calculating the five year supply. Considerable weight
should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant

new evidence comes to light. It should be borne in mind that evidence which
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dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.30 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.31 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”
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GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.

Crucially the link between housing growth and economic activity must be recognised and
therefore the current consultation is considered to be relevant to this Representation in relation to
land at Forest Mill.
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3. POLICY EMP2: EMPLOYMENT SITE ALLOCATIONS

INTRODUCTION

3.1 Draft Policy EMP2: Employment Site Allocations identifies all sites within the Borough which have
been allocated for employment development. For each site allocated, site area, available area

for development and proposed use class is set out within the allocations table.

3.2 The Forest Mill site is identified as Employment Allocation Ref. EMP2.51 as shown below. It is

classed as an ‘existing employment’ site and is considered suitable for B1, B2 and B8 uses.

Fig. 1 Extract from Site Allocations Table (Policy EMP2)

3.3 The proposed allocation is identified in Figure 2.

Fig. 2 Extract from Draft Proposals Map (with red arrow indicating the site)
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We support the aims of the Local Plan to identify key development sites which are central to the
delivery of the overall strategy for new and existing employment assets and the Borough’s

economy. Crucial to the economy is the delivery of appropriate uses in the right locations.

The Forest Mill site fronts onto Burnley Road East, located near Lower House Green in Water.
The site is in single land ownership, being solely within the ownership of Brother Investments Ltd,
and comprises a mixture of single and multi-storey mill buildings with limited vehicle access to the
front and rear single storey section. The owner has experienced an upturn in the number of
leases ending without renewal in recent months, owing to occupiers closing down or seeking more

modern and adaptable premises.

Given the nature of the premises and the recent loss of tenants at Forest Mill, we do not consider
that the proposed allocation for B1, B2 and B8 uses will secure viable use and investment in the
site going forward. As referred to in the Policy Explanation, much of the committed supply of
employment sites is not considered to be fit for purpose, and is often in the wrong location with

sites to the west of the Borough being more attractive due to better links to the A56 and M66.

To this end we consider that it would be more appropriate for the allocation for employment uses
to be removed and for the site to be allocated for residential development. The site comprises
brownfield land in a sustainable location within the urban area and is therefore considered to be

entirely appropriate to contribute towards the Borough’s housing need over the plan period.

PROPOSED MODIFICATION

The Council is respectfully requested to remove the current employment allocation EMP2.51 and
allocate the site for residential development under draft Policy HS2. Residential development in
this location is considered appropriate in order to facilitate the viable regeneration of the site in

part or whole.

We contend that this would properly reflect Paragraph 22 of the Framework which seeks to avoid
the long term protection of employment uses where there is no reasonable prospect of a site
being used for that purpose. In such circumstances, more appropriate and viable uses, such as

housing, should be acceptable.
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The starting point for consideration of the Council’s Local Plan is the well- established principle
embodied in Paragraph 158 of the Framework that Development Plans must be based on
adequate, up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area.

The Framework is clear at Paragraph 22 that planning policies should avoid the long-term
protection of sites allocated for employment use where there is no reasonable prospect of a site
being used for that purpose. Paragraph 160 outlines the importance of local planning authorities
having a clear understanding of business needs within the economic markets operating in and

across their area.

It has been highlighted in this Representation that the site at Forest Mill on Burnley Road East is
no longer appealing to modern businesses and indeed there has been a notable loss of tenants
in the building in recent months. As a result, and in order to future-proof the site, removal of the
proposed employment allocation is recommended, along with consideration of the site for
sustainable residential development. Land at Forest Mill has an opportunity to contribute to the
delivery of housing over the Plan period on a site which comprises previously developed land

within the Urban Boundary.

In conclusion, Local Plan Policy EMP2 should be modified to remove reference to the Forest Mill
site to allow a more flexible approach for redevelopment of the site over the plan period. Further,

the site should be considered for allocation under draft Policy HS2 for residential development.
Hourigan Connolly

9 October 2017
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Your Ref :
Our Ref 2017-10-09 Reps
Date 9 October 2017

Draft Local Plan Consultation
Rossendale Borough Council
Forward Planning

The Business Centre
Futures Park

Bacup

OL13 0BB

BY EMAIL ONLY: forwardplanning@rossendalebc.gov.uk

Dear Sir/Madam
SUBMISSION TO THE ROSSENDALE DRAFT LOCAL PLAN (REGULATION 18) CONSULTATION
ISLE OF MAN MILL, WATER

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future planning and
development of the area. This consultation is the first public consultation stage in the production of the Local
Plan (Regulation 18) and includes the Draft Local Plan (Written Statement) and its accompanying Policies
Map (including the 6 area maps) and the Infrastructure Delivery Plan.

Hourigan Connolly is instructed by B and E Boys Limited to submit and provide comment on the above site
in support of its future development for mixed uses. We have previously submitted representations in
response to consultation relating to the Local Plan Part 2 in 2015 and subsequently the ‘Call for Sites’
exercise relating to the preparation of the new Local Plan in 2016.

Along with this letter, we have also submitted an electronic consultation form via the Council’s website and
this letter should be read in conjunction with the submitted form. A site plan is also enclosed for information.

Submissions

We note that within the draft Local Plan, Isle of Man Mill in Water has a proposed allocation for mixed uses
under draft policy references HS2.97 and EMP2.52. Our client supports the proposed allocation of this site
for mixed uses — the mill building is currently in employment use and is suitable to be retained as such
whereas the greenfield land adjacent to the mill building is more suitable for residential development. The
location of the site is such that it lends itself to a mix of uses to ensure that the vitality of the area is maintained.

We reserve the right to provide further supporting statements and evidence during the preparation of the
Plan process and ask that we continue to be informed as the Local Plan progresses.
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Yours faithfully

ELLA GARTLAND BA (Hons) DipTP MRTPI
Associate

cc: B and E Boys Limited
Daniel Connolly Hourigan Connolly

Encl.
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Site Plan — Isle of Man Mill, Water
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.2 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.3 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.4 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).
e Landscape Study (2015) (previously published).
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e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the emerging Local Plan in relation to
land at Oakenhead, Haslingden Old Road, Rawtenstall. The site is not allocated for a particular

use within the Draft Local Plan, though it falls within the Urban Boundary of Rawtenstall.

The site comprises a purpose built former resource centre and is constructed in reconstituted
stone with a pitched, tiled roof with a central light well. The site is located in the urban area of
Rawtenstall within walking distance of a plethora of local services, including supermarkets,
restaurants, Primary Healthcare Centre and schools. Haslingden Old Road is also a bus route.

As a result, the site is very sustainably located.

OVERVIEW

The starting point for consideration of the emerging Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

e ‘meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used
as the starting point for calculating the five year supply. Considerable weight
should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant

new evidence comes to light. It should be borne in mind that evidence which
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dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.30 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.31 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”
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GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.
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INTRODUCTION

Land at Oakenhead provides an opportunity for sustainable residential development within the
Urban Boundary of Rawtenstall. The site has not been allocated for any particular use in the draft

Local Plan document, though it does fall within the urban boundary.

/

Figure 1: Extract from Draft Proposals Map (with site location indicated by red arrow)

The suitability and delivery of the site for such a use will shortly be confirmed by a planning
application for residential development which is to be submitted imminently. During the course of
pre-application discussions RBC has provided positive feedback in relation to the development of

the site for residential use.

SUBMISSIONS

With reference to draft Policy HS1 of the emerging Local Plan, we note that over the plan period
RBC will seek to provide at least 4,000 additional dwellings (equating to 265 dwellings per year),
whilst addressing a prior under-provision of 425 dwellings within the first five years. Policy HS1
further seeks to deliver 20 percent of all new dwellings on previously developed land across the

Borough.

We consider that the Oakenhead site, which is no longer in active use, will assist RBC in meeting
its residential development target in the early part of the plan period, with a planning application

and subsequent development being imminent. The site will also contribute to the target of
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delivering 20 percent of development on brownfield land. As recognised within the explanatory
text to Policy HS1, the supply of previously developed sites which do not have significant
development constraints and are within the urban area are limited within the Borough. Suitable

brownfield sites such as this one should therefore be prioritised for development.

There are two primary schools directly to the north of the site, and residential development to the

east, south and west and therefore residential use is entirely appropriate in this location.

As a result, it is considered that the emerging Local Plan should identify the Oakenhead site as
being a suitable residential development site and it should be allocated as such within draft Policy
HS2: Housing Site Allocations.

PROPOSED MODIFICATION

The Council is respectfully requested to add land at Oakenhead to the list of allocation residential
sites as identified under draft Policy HS2. It is considered that the 0.7ha site will deliver

approximately 23 dwellings and that the allocation should allow for “up to 25 dwellings”.

In view of the fact that this site is deliverable and development is forthcoming, it should be formalised and

recognised as a residential allocation within the emerging Local Plan.
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The starting point for consideration of the Council’s Local Plan is the well - established principle
embodied in Paragraph 158 of the Framework that Development Plans must be based on
adequate, up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area.

It has been highlighted in this Representation that the Oakenhead site is a sustainable brownfield
site which is no longer in use. A planning application for residential use is forthcoming following
positive discussions with RBC. The site presents an opportunity to contribute to the required level
of housing to be delivered over the plan period. In order to formalise this and ensure a smooth
delivery of the site for such purposes, we consider that land at Oakenhead should be allocated

for residential development under the provisions of Policy HS2.
Hourigan Connolly

9 October 2017

Appendix



Your Ref :
Our Ref 2017-10-09 Reps
Date 9 October 2017

Draft Local Plan Consultation
Rossendale Borough Council
Forward Planning

The Business Centre
Futures Park

Bacup

OL13 0BB

BY EMAIL ONLY: forwardplanning@rossendalebc.gov.uk

Dear Sir/Madam
SUBMISSION TO THE ROSSENDALE DRAFT LOCAL PLAN (REGULATION 18) CONSULTATION
GREENSNOOK LANE, BACUP

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future planning and
development of the area. This consultation is the first public consultation stage in the production of the Local
Plan (Regulation 18) and includes the Draft Local Plan (Written Statement) and its accompanying Policies
Map (including the 6 area maps) and the Infrastructure Delivery Plan.

Hourigan Connolly is instructed by B and E Boys Limited to submit and provide comment on the above site
in support of its future development for residential purposes. We have previously submitted representations
in response to consultation relating to the Local Plan Part 2 in 2015 and subsequently the ‘Call for Sites’
exercise relating to the preparation of the new Local Plan in 2016.

Along with this letter, we have also submitted an electronic consultation form via the Council’s website and
this letter should be read in conjunction with the submitted form. A site plan is also enclosed for information.

Submissions
We note that within the draft Local Plan land at Greensnook Lane in Bacup has a proposed allocation for
residential development under draft site allocation HS2.1. The 1.13ha site is identified as being suitable to

deliver 33 dwellings with an identified timescale for delivery of 1.5 years.

Our client supports the proposed allocation of this site for residential purposes and considers that it is entirely
appropriate for delivering such a use and quantum of development within the timescales proposed.

We reserve the right to provide further supporting statements and evidence during the preparation of the
Plan process and ask that we continue to be informed as the Local Plan progresses.

192 Appendix



Yours faithfully

ELLA GARTLAND BA (Hons) DipTP MRTPI
Associate

cc: B and E Boys Limited
Daniel Connolly Hourigan Connolly

Encl.
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Site Plan — Greensnock Lane, Bacup
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Your Ref :
Our Ref 2017-10-09 Reps
Date 9 October 2017

Draft Local Plan Consultation
Rossendale Borough Council
Forward Planning

The Business Centre
Futures Park

Bacup

OL13 0BB

BY EMAIL ONLY: forwardplanning@rossendalebc.gov.uk

Dear Sir/Madam
SUBMISSION TO THE ROSSENDALE DRAFT LOCAL PLAN (REGULATION 18) CONSULTATION
ACRE AVENUE, STACKSTEADS

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future planning and
development of the area. This consultation is the first public consultation stage in the production of the Local
Plan (Regulation 18) and includes the Draft Local Plan (Written Statement) and its accompanying Policies
Map (including the 6 area maps) and the Infrastructure Delivery Plan.

Hourigan Connolly is instructed by B and E Boys Limited to submit and provide comment on the above site
in support of its inclusion within the urban area. We have previously submitted representations in response
to consultation relating to the Local Plan Part 2 in 2015 and subsequently the ‘Call for Sites’ exercise relating
to the preparation of the new Local Plan in 2016.

Along with this letter, we have also submitted an electronic consultation form via the Council’s website and
this letter should be read in conjunction with the submitted form. A site plan is also enclosed for information.

Submissions

We note that within the draft Local Plan land at Acre Avenue, Stacksteads is not proposed to be allocated
for a particular use, however it is proposed to be included within the Urban Area.

Our client supports the inclusion of the site within the Urban Area as is indicated on the draft Policies Map.
The site is entirely appropriate for inclusion within the urban boundary given the distinction between it and
land further to east which is more open in nature, providing a suitable boundary to the open countryside.

We reserve the right to provide further supporting statements and evidence during the preparation of the
Plan process and ask that we continue to be informed as the Local Plan progresses.
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Yours faithfully

ELLA GARTLAND BA (Hons) DipTP MRTPI
Associate

cc: B and E Boys Limited
Daniel Connolly Hourigan Connolly

Encl.
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This is a copy of the title plan on 9 DEC 2014 at 07:59:54. This copy does not take account of any application made after
that time even if still pending in the Land Registry when this copy was issued.

This copy is not an 'Official Copy' of the title plan. An official copy of the title plan is admissible in evidence in a court to
the same extent as the original. A person is entitled to be indemnified by the registrar if he or she suffers loss by reason
of a mistake in an official copy. If you want to obtain an official copy, the Land Registry web site explains how to do this.

The Land Registry endeavours to maintain high quality and scale accuracy of title plan images.The quality and accuracy
of any print will depend on your printer, your computer and its print settings.This title plan shows the general position,
not the exact line, of the boundaries. It may be subject to distortions in scale. Measurements scaled from this plan may
not match measurements between the same points on the ground.
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.2 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.3 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.4 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).
e Landscape Study (2015) (previously published).
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e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the emerging Local Plan in relation to
land at Booth Road/Woodland Mount, Stacksteads. The site has been allocated for housing;
Reference HS2.28.

The 0.3 ha site lies to the north of Booth Road in the northern part of the settlement of Stacksteads

and comprises the garden land to the residential property known as Heath Hill House.

ScoPE

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

This document follows earlier Representations and discussions made by Mr Brian Boys as part
of previous consultation stages in the Local Plan process, albeit that parts of the Local Plan were

subsequently halted in favour of a complete new Local Plan.

OVERVIEW

The starting point for consideration of the emerging Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

o “‘meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used
as the starting point for calculating the five year supply. Considerable weight
should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant

new evidence comes to light. It should be borne in mind that evidence which
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dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.30 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.31 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”
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GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.

Crucially the provision of the right type of housing in the right locations is considered to be relevant

to this Representation.
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3. POLICY HS2: HOUSING SITE ALLOCATIONS

INTRODUCTION

3.1 Policy HS2: Housing Site Allocations identifies all sites within the Borough which have been
allocated for residential development. For each site allocated, site area, capacity, delivery

timescales and the type of residential allocation is identified.

3.2 Land at Booth Road/Woodland Mount is identified as Housing Allocation Ref. HS2.28 as shown

below.

Fig. 1 Extract from Site Allocations Table (Policy HS2)

3.3 The proposed allocation is identified in Figure 2.

Fig. 2 Extract from Draft Proposals Map

34 We support the aims of the Local Plan to identify key development sites which are central to the

delivery of the overall strategy for new housing.

3.5 The site is in single land ownership, being solely within the ownership of Mr Brian Boys. The

allocation site is made up of private garden land which is bordered on all sides by trees and is
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located in the north of Stacksteads. To the north of the site is open countryside with the

predominant surrounding land use being residential in nature.
The allocation site has not been the subject of any previous planning applications.

There are no environmental or statutory designations or other technical considerations that would
prejudice the residential development of the site. The site is sustainably located and is capable

of delivering housing now.

Land at Booth Road/Woodland Mount is available and deliverable and we therefore support the

identified delivery timescale of 1-5 years.

However, we consider that the proposed number of units referred to (10 units) could be increased
in this location. Itis stated in a footnote to the allocations table that ‘when calculating the potential
numbers of housing on each site a density of 30 dwellings per hectare has been used unless
more detailed information is available’. Density could appropriately be increased in this location

due to the site’s location and its surroundings.

In addition, we consider that the allocation for self-build only is too restrictive and may hinder the

delivery of this sustainable residential development site within the timeframe specified.

SUGGESTED MODIFICATION

To ensure that this site delivers to its full potential, and the timescales for delivery are not
hindered, it is suggested that the Council make a modification to the draft Local Plan document
to simply allocate the site for housing, rather than self-build more specifically, for up to 25
dwellings. The Proposals Map should also be amended to show the site as orange (as with other
allocated housing sites) rather than red to identify self-build housing sites only, thereby not
restricting development on this site and indicating that the site can deliver housing within the early

part of the Plan period.

At a time when the Council is directed to significantly boost the supply of housing in accordance
with Paragraph 47 of the Framework, it is suggested that the Local Plan should simply allocate

sites for housing, rather restricting the nature of the potential developer/builder.
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INTRODUCTION

The site at Booth Road / Woodland Mount, Stacksteads has been identified as suitable for self
build and custom built houses as detailed under Policy HS18. The policy states that this is to
ensure a variety of housing provision and is in line with government aspirations to promote

self/custom build dwellings as a mainstream housing option.

Whilst we support the notion of providing variety in terms of housing options, we consider that
limiting sites to self/custom build may hinder the delivery of much needed residential development
on sustainable sites. It is particularly pertinent to note that within the explanation to Policy HS18
it is states that, in relation to self/custom build housing, ‘evidence from the SHMA indicates that the
level of demand for plots is currently low in Rossendale’. We consider that whilst some sites may lend
themselves to this more readily, sites should not be identified under Policy HS18 specifically, with support
for individuals who would like to build or commission their own home being supported on a case by case

basis.

SUGGESTED MODIFICATION

Policy HS18 should be amended to remove specific site references in order to ensure that the
policy and sites allocations are not unduly restrictive. The policy can still set out the Council’s
commitment to support individuals who would like to build or commission their own home where

this is appropriate and there is some certainty in relation to delivery.
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The starting point for consideration of the Council’s draft Local Plan document is the well-
established principle embodied in Paragraph 158 of the Framework that Development Plans must
be based on adequate, up-to-date and relevant evidence about the economic, social and

environmental characteristics and prospects of the area.

Notwithstanding concerns expressed in this Representation about the Evidence Base which
supports the preparation of this draft Local Plan Part document, the subject site should continue
to form part of the Council’'s housing growth strategy and we support its proposed housing

allocation, subject to the changes set out in this Representation.
Our client’s site is capable of being developed for residential purposes now.

Hourigan Connolly

9 October 2017
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Your Ref :
Our Ref 2017-10-09 Reps
Date 9 October 2017

Draft Local Plan Consultation
Rossendale Borough Council
Forward Planning

The Business Centre
Futures Park

Bacup

OL13 0BB

BY EMAIL ONLY: forwardplanning@rossendalebc.gov.uk

Dear Sir/Madam
SUBMISSION TO THE ROSSENDALE DRAFT LOCAL PLAN (REGULATION 18) CONSULTATION
ANVIL STREET, BACUP

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future planning and
development of the area. This consultation is the first public consultation stage in the production of the Local
Plan (Regulation 18) and includes the Draft Local Plan (Written Statement) and its accompanying Policies
Map (including the 6 area maps) and the Infrastructure Delivery Plan.

Hourigan Connolly is instructed by B and E Boys Limited to submit and provide comment on the above site
to promote its retention for employment use. We have previously submitted representations in response to
consultation relating to the Local Plan Part 2 in 2015 and subsequently the ‘Call for Sites’ exercise relating
to the preparation of the new Local Plan in 2016.

Along with this letter, we have also submitted an electronic consultation form via the Council’s website and
this letter should be read in conjunction with the submitted form. A site plan is also enclosed for information.

Submissions

We note that within the draft Local Plan land at Anvil Street in Bacup has a draft allocation for residential use.
The 0.19ha site is identified under draft policy reference HS2.5 as being suitable to deliver 11 dwellings within
years 6 to 15 of the plan period.

Our client does not support this proposed allocation. The site is currently in employment use and will continue
to be in such use for the foreseeable future. The site is not considered to be suitable for residential use and
its retention for employment use will crucially allow the expansion of neighbouring employment uses who
have expressed a preference to remain in this location. The site continues to be suitable for employment
uses and we therefore suggest that the proposed housing allocation is removed in favour of more suitable
sites for residential development — to this end please see our submission in relation to Booth Road,
Stacksteads.
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We reserve the right to provide further supporting statements and evidence during the preparation of the
Plan process and ask that we continue to be informed as the Local Plan progresses.

Yours faithfully

ELLA GARTLAND BA (Hons) DipTP MRTPI
Associate

cc: B and E Boys Limited
Daniel Connolly Hourigan Connolly

Encl.
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Site Plan - Anvil Street, Bacup
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.2 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.3 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.4 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).
e Landscape Study (2015) (previously published).
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e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the emerging Local Plan in relation to
land at Robert Street (Corn Exchange), Rawtenstall. The site has a proposed allocation for B1,

B2 and B8 employment uses under draft Policy Reference EMP2.29.

The Corn Exchange, otherwise known as the Kingfisher Business Centre, lies within a short
walking distance of Rawtenstall town centre with vehicular access being taken directly from
Burnley Road via a short road called Kenyon Street. The site comprises a large five storey mill
building and a collection of smaller buildings with associated car parking spaces. The site is in
existing use, being occupied by a range of employment and other uses. Rawtenstall is one of the

largest of the small towns which characterise the Borough of Rossendale.

ScoPE

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

This document follows earlier Representations and discussions made by Mr Brian Boys as part
of previous consultation stages in the Local Plan process, albeit that parts of the Local Plan were

subsequently halted in favour of a complete new Local Plan.

OVERVIEW

The starting point for consideration of the emerging Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

o “‘meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used
as the starting point for calculating the five year supply. Considerable weight
should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant

new evidence comes to light. It should be borne in mind that evidence which
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dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.30 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.31 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”

GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)
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On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.

Crucially the link between housing growth and economic activity must be recognised and
therefore the current consultation is considered to be relevant to this Representation in relation to

land at Corn Exchange, Rawtenstall.
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3. POLICY EMP2: EMPLOYMENT SITE ALLOCATIONS

INTRODUCTION

3.1 Draft Policy EMP2: Employment Site Allocations identifies all sites within the Borough which have
been allocated for employment development. For each site allocated, site area, available area

for development and proposed use class is set out.

3.2 Land at Robert Street is identified as Employment Allocation Ref. EMP2.29 as shown below. It

is classed as an ‘existing employment’ site and is considered suitable for B1, B2 and B8 uses.

Fig. 1 Extract from Site Allocations Table (Policy EMP2)

3.3 The proposed allocation is identified in purple in Figure 2.

Fig. 2 Extract from Draft Proposals Map
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We support the aims of the Local Plan to identify key development sites which are central to the
delivery of the overall strategy for new and existing employment assets and the Borough’s

economy. Crucial to the economy is the delivery of appropriate uses in the right locations.

The site fronts onto Burnley Road and is located within close walking distance of Rawtenstall
Town Centre. The site comprises the ‘Kingfisher Business Park’ and is made up from a collection
of multi-storey mill buildings all of which are in good structural repair. Vehicular access is taken

directly from Burnley Road, via Kenyon Street, and there is ample off-street car parking available.

The site is located just outside the Town Centre boundary, as shown on the draft Proposals Map,
with a small part of the eastern corner of the site being located within the Rawtenstall
Conservation Area. The existing five storey mill building dominates the streetscape at this section
of Burnley Road, and the site could easily be described as a ‘gateway’ site to the northern part of
Rawtenstall town centre. The site is in single ownership and this Representation is submitted on

behalf of the land owners.

The site is occupied by a number of businesses, covering a range of employment-generating
uses. In addition, the site has a planning history which demonstrates that the Council has found
alternative uses acceptable in this location, with planning permission being granted in 2012 for
part of the site to change its use to Use Class D1 (non-residential institutions) to provide teaching

space and ancillary spaces.

Flexibility of acceptable Use Classes is necessary to enable the land owner to continue to market
the site to a wide range of potential employment-generating occupants. In our opinion, the site is
a key ‘gateway’ site in Rawtenstall Town Centre and it is sensible to maximise the opportunities
available to ensure the site is not only occupied and making a contribution to the local economy
in the Borough but also able present a prosperous image of the Town Centre when approaching

from the north.

Flexibility in the uses would enable uses such Retail, Food & Drink, Restaurant and Roadside
business, thereby contributing to the economy, as well as providing a service to those using the
site primarily for employment purposes. The site is located within close walking distance of
Rawtenstall Town Centre and whilst the site may not fall within the boundary as shown on the
draft Proposals Map, to all intents and purposes the site forms part of the town centre environs.
A flexible approach to the employment allocation of the Corn Exchange would not harm the vitality
and viability of the town centre, but would complement it by extending the economic role that the

town centre has to play.

Allowing a more flexible approach to employment allocation EMP2.29 would be beneficial to the
immediate local economy in Rawtenstall town, as well as the Borough as a whole, by providing
wider opportunities for full occupancy rates which would in turn create an attractive impression of

Rawtenstall for those accessing the town from the North.
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We appreciate that additional uses introduced in this location must be complementary to the
existing employment use and we consider that small scale roadside retail use would be entirely

appropriate in this regard.

PROPOSED MODIFICATION

The Council is respectfully requested to modify the current employment allocation EMP2.29 to
enable a wider mix of employment-generating uses within the site boundaries. The Council is
invited to include this modification in the Local Plan document by the allocation of a new
employment-led, mixed-use allocation for the site under draft Policy EMP2.29. The Council is
proposing mixed-use allocations with similar profiles to the south of Rawtenstall Town Centre,
which include retail uses, and we consider it appropriate to propose a similar allocation on this
northern gateway site in order to facilitate the viable regeneration of the site in part or whole.
Indeed, it could be argued that the subject site has better links to the town centre than those

mixed-use allocations to the south.
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The starting point for consideration of the Council’s Draft Local Plan document is the well-
established principle embodied in Paragraph 158 of the Framework that Development Plans must
be based on adequate, up-to-date and relevant evidence about the economic, social and

environmental characteristics and prospects of the area.

Whilst we support in principle the proposed employment allocation of the subject site, the Council
is invited to propose a new employment-led, mixed-use allocation for the site under draft Policy
EMP2.29 of the draft Local Plan.

Hourigan Connolly

9 October 2017
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BRIEF

Hourigan Connolly is instructed by B&E Boys Ltd in respect of its land interests at Townsend Fold,
Rawtenstall — also known as Riverside Business Park. The land in question is identified in Figure

1.1 below and is hereafter referred to as “the site”.

Figure 1.1 — Land at Townsend Fold, Rawtenstall — not to scale.

A full Title Plan is included at Appendix 1. The Riverside Business Park site (the former Mill site)
falls within the urban boundary with the remainder of the site falling within the Green Belt. The
latest iteration of the Council’'s Green Belt Assessment refers to that part of the site within the

Green Belt as Parcel Ref. 19.

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2; Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18

consultation document which sets out the Council’s preferred approach to future housing,
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employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).

Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation

Area, are being considered.

Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure

Delivery Plan.
The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
¢ Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).

e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).

e Landscape Study (2015) (previously published).

e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.
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BACKGROUND

Hourigan Connolly is instructed to review and comment on the emerging Local Plan in relation to
the site known as Townsend Fold, Holme Lane in Rawtenstall. Part of the site is allocated for
employment uses under draft Policy Reference EMP2.50 (Riverside Business Park) with the
remainder of the site falling within the Green Belt, and this Representation sets out why the
Council should consider amending the Green Belt boundary in this location in order to

accommodate an expanding and successful employment site.

B&E Boys supports the allocation of the Riverside Business Park site for employment uses as
identified in the draft Local Plan. The remainder of this Representation therefore focuses on that

part of the site which is currently in the Green Belt.

ScoPE

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

This document follows earlier Representations and discussions made by Mr Brian Boys as part
of previous consultation stages in the Local Plan process, albeit that parts of the Local Plan were

subsequently halted in favour of a complete new Local Plan.

This representation is structured as follows:

Legislative and Policy Context.

e The Site.

e Green Belt Review.

e Proposed Extended Employment Allocation.

e Conclusions.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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GREEN BELT

In respect of Green Belt Paragraph 80 of the Framework lists the five national purposes of the

Green Belt as follows:

To check the unrestricted sprawl of large built-up areas;

To prevent neighbouring towns merging into one another;

To assist in safeguarding the countryside from encroachment;

To preserve the setting and special character of historic towns; and,

To assist in urban regeneration, by encouraging the recycling of derelict and other urban

land.

Paragraph 83 goes on to state that Local Planning Authorities (LPA’s) with Green Belts in their

area should establish Green Belt boundaries in their Local Plans which set the framework for

Green Belt and settlement policy. Once established, Green Belt boundaries should only be

altered in exceptional circumstances, through the preparation or review of the Local Plan. At that

time, authorities should consider the Green Belt boundaries having regard to their intended

permanence in the long term, so that they should be capable of enduring beyond the plan period.

Paragraph 84 states when drawing up or reviewing Green Belt boundaries local planning

authorities should take account of the need to promote sustainable patterns of development.

They should consider the consequences for sustainable development of channelling development

towards urban areas inside the Green Belt boundary, towards towns and villages inset within the

Green Belt or towards locations beyond the outer Green Belt boundary.

Paragraph 85 sets out that when defining new Green Belt boundaries LPA’s should:

ensure consistency with the Local Plan strategy for meeting identified requirements for

sustainable development;
not include land which it is unnecessary to keep permanently open;

where necessary, identify in their plans areas of ‘safeguarded land’ between the urban area
and the Green Belt, in order to meet longer-term development needs stretching well beyond

the plan period;

make clear that the safeguarded land is not allocated for development at the present time.
Planning permission for the permanent development of safeguarded land should only be

granted following a Local Plan review which proposes the development;

satisfy themselves that Green Belt boundaries will not need to be altered at the end of the

development plan period; and
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define boundaries clearly, using physical features that are readily recognisable and likely to be

permanent.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

HOUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely
economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

e “meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.
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ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the
requirement that a sustainability appraisal which meets the requirements of the European
Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o “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;

e Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

e Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used

as the starting point for calculating the five year supply. Considerable weight
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should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant
new evidence comes to light. It should be borne in mind that evidence which
dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.35 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A ‘DELIVERABLE SITE’ IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.36 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”
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GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the
right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.

Crucially the link between housing growth and economic activity must be recognised and
therefore the current consultation is considered to be relevant to this Representation in relation to

land at Townsend Fold.
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3. THE SITE

SITE LOCATION

3.1 The site’s general location is identified below in Figure 3.1.

Figure 3.1 — Land at Townsend Fold, Rawtenstall- not to scale.

3.2 The existing business park is located to the south of Holme Lane, with the remaining Green Belt
land located to the west. Bury Road is located a short distance to the east, providing links into

Rawtenstall to the north and to Edenfield, and beyond, to the south.

3.3 As is evident from the aerial image above, land to the west of Riverside Business Park has a
close physical relationship with the existing built up part of the settlement, which is further
reinforced by the A56 and A682 which both provide a physical boundary to the west.

SITE DESCRIPTION

34 The site extends to 3.6 hectares and comprises vacant greenfield land, a reservoir and an area

of previously developed land used for industrial and storage purposes.
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The site which is the subject of this representation is located within the Green Belt. It is bordered
by the existing business park and associated employment units to the east and Holme Lane to
the north. There are fields to the north west and north of the site, although beyond this is the
A682 and buildings at Holme Farm/Holme Manor. There is further greenfield land to the south of
the site. The River Irwell runs along the eastern boundary of the Green Belt parcel, separating it

from the existing Riverside Business Park.

CURRENT OCCUPIERS

The existing employment site is fully occupied by a range of businesses. Most notably the site is
home to Lucite International which produces chemical solutions for sports pitch markings
(amongst other things). The firm has seen rapid growth over recent years and requires larger
premises to accommodate the growing business. Their preference is to remain at the current
site, however, if premises are not forthcoming on this site they will be forced to look elsewhere
and, given the lack of modern and accessible premises in Rossendale, this inevitably means
relocating to outside the Borough. The land owner is keen to meet Lucite’s requirements,

however, it can only do so with some expansion into the Green Belt.

SURROUNDING AREA

The subject site is located adjacent to Riverside Business Park which is currently utilised for
various employment uses, by a variety of occupiers. Further to the east, is an established
residential area in this southern part of Rawtenstall. Importantly, the site is separated from the

main residential area by the business park.

Holme Manor Retirement Centre lies to the north west of the site, though there is an area of

separation between the site boundary and the retirement centre.

To the south of the site is open countryside, though this is sandwiched between the A56 and Bury

Road in this location.
Rawtenstall town centre lies to the north east, offering a range of services and facilities.

This unremarkable site has a close physical relationship with the existing settlement and it does

not relate to the wider countryside which is largely located to the south.

FLooD RISK

According to the Flood Map for Planning provided by the Environment Agency, the majority of the
site lies within Flood Zone 1. Parts of the existing employment site fall in Flood Zone 2 and a

narrow channel following the course of the River Irwell is within Flood Zones 2 and 3.
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Figure 3.2 — Extract from Flood Map for Planning

LANDSCAPE

The Council commissioned a Landscape Character Assessment in 2015. The document
separates areas of the Borough into various landscape character types. The subject site which
is located on the edge of the urban area of Rawtenstall broadly falls into an area identified as
‘Settled Valley’, on the edge of an area identified as ‘Industrial Age’ and in close proximity to an

area of ‘Suburban’ landscape. The area is not identified as one which is of particular value.

Figure 3.3 — Extract from Landscape Character Area Plan (with footpaths) and Key

The Landscape Character Assessment goes on to assess specific sites in relation to their
development potential, although land at Townsend Fold is not considered in detail in this regard.

An area close to the site to the east was, however, assessed — land at Haslam Farm. It was
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concluded that parts of this site were suitable for development and this would have a negligible

impact upon the surrounding landscape with mitigation measures in place.
PuBLIC RIGHTS OF WAY

Footpath number 14-4-FP309 runs through part of the business park as shown in Figure 3.4 below
(albeit this is marked on the key as a temporary closure), but there are no public right of way

running through the Green Belt land.

Figure 3.4 Extract of Lancashire County Council’s PROW Mapping
AGRICULTURAL LAND QUALITY

According to the agricultural land quality database, land in this area is considered to be of poor

or very poor value. This is identified in Figure 3.5 below.
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Figure 3.5 Extract of Natural England’s Agricultural Land Classification Mapping
EcoLoGy

The site is not a statutory Ecological or Heritage asset neither is it within 1 km of a National Nature

Reserve, Ramsar Site, Site of Special Scientific Interest or Special Protected Area.
HERITAGE

Holme Bridge which is located to the north of the site on Holme Lane is Grade |l Listed (Listing
ID: 185784 Holme Bridge). The listing text states the following:

Bridge, probably late C18. Coursed simply-dressed sandstone. Vernacular
materials used in formal style: 2 segmental arches with rusticated voussoirs,
a pilaster at each end and another to the pier, which has a cutwater; band,

and slab-walled parapet (part replaced by rubble).

SUMMARY

In summary, none of the statutory or other designations identified would preclude development of

the site.
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As part of the evidence base to inform the emerging Local Plan, a Green Belt Review was carried
out by LUC with the final report being published in November 2016. The purpose of the review
was to carry out an independent and comprehensive assessment of Green Belt within the
Borough to inform the preparation of the new Local Plan. One of the key aims of the review was
to provide clear conclusions on the relative performance of Green Belt which will enable
Rossendale Borough Council to consider whether there are ‘exceptional circumstances’ (as per
Paragraph 83 of the Framework) to justify altering Green Belt boundaries through the Local Plan

process to meet development needs.
As previously identified, the Framework sets out five purposes of the Green Belt as follows:
e To check the unrestricted sprawl of large built-up areas;
e To prevent neighbouring towns merging into one another;
e To assist in safeguarding the countryside from encroachment;
e To preserve the setting and special character of historic towns; and,

e To assist in urban regeneration, by encouraging the recycling of derelict and other urban

land.

In common with other studies we have reviewed, the LUC Green Belt Assessment firstly
establishes Green Belt parcels — in this instance there are 80 parcels included within five broad

areas of Green Belt. In that respect the subject site falls within Parcel 19, as identified below.

Figure 4.1 Extract from Green Belt Review (2016) - Green Belt Parcels around Rawtenstall
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Parcels were formed through the identification of land that contains the same or very similar land

uses or character bounded by recognisable features. These features are described as:
e Natural features i.e. substantial watercourses; and
e Manmade features i.e. motorways A and B roads, railways.

Less prominent features such as walls, woodland, hedges, tree lines, streams and ditches were

also considered where other more permanent boundaries were not present.
Two types of parcel were identified:

e Areas adjacent to built up areas (relatively small parcels); and

e Broad areas of Green Belt that may be more remote from settlement.

The boundary of Parcel 19 is identified in further detail in Figure 4.2 below.

Figure 4.2 Extract from Green Belt Review (2016) identifying Parcel 19
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An assessment has then been made by LUC as to the ratings of the Green Belt parcels in
Rossendale against the first four objectives of including land within the Green Belt as set out in

Paragraph 80 of the Framework.

Figure 4.3 Extract from Green Belt Review (2016) — Overall Assessment Table

Figure 4.4 Extract from Green Belt Review (2016) — Parcel Ratings

It can be seen in Figure 4.3 that the Council’'s Green Belt Assessment for Parcel 19 concluded
that the parcel has a ‘strong’ role in relation to Purpose 2, a ‘moderate’ role in relation to Purpose
3 and ‘no contribution’ in relation to Purpose 4. Purpose 1 was considered to be ‘not applicable’
given the nature of the urban area of Rawtenstall. Purpose 5 is not detailed within the table given

that all sites have been considered as equal in this regard.

Our response is detailed below.
PARCEL 19

The assessment for Parcel 19 states that it lies on the edge of Rawtenstall within the green gap

between Rawtenstall and Haslingden.

In our view Parcel 19 is far too broad a study area which has led to skewed conclusions being
reached by LUC. In our opinion there is a clear distinction between the northern most part of
Parcel 19 to that in the south. In that respect we comment on the conclusions reached by LUC

below.
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PURPOSE 1: To CHECK THE UNRESTRICTED SPRAWL OF LARGE BUILT
Up AREA

As identified within the assessment of the subject site, the land lies on the edge of Rawtenstall
which is not considered as a ‘large built up area’ and so the checking of unrestricted sprawl of
such a built up area is not relevant in this instance. In any event, even if this purpose were
considered appropriate, the physical barrier of the A56 and A682 to the west of the site ensures

that development of the subject site would not result in unrestricted sprawl.

Result: No contribution.

PURPOSE 2: To PREVENT NEIGHBOURING TOWNS MERGING INTO ONE
ANOTHER

Clearly development of the subject site would not result in the merging of towns as a matter of
fact as the site is physically well contained by the A56 and A682. W.ithin the Council’s
assessment, it is stated that the parcel has an important role in maintaining a gap between
Rawtenstall and Haslingden, however we consider that this gap would be maintained in any case
due to the existing road infrastructure. It should also be considered that the subject site, that
within our client’'s ownership, does not extend to the area shown in Figure 4.1 above and so

development will not be as far as the road (please refer to Title Plan in Appendix 1).

Result: No contribution.

PURPOSE 3: To AsSIST IN SAFEGUARDING THE COUNTRYSIDE FROM
ENCROACHMENT

In our view the site does not assist in safeguarding the countryside from encroachment. Due to
the site’s proximity to the Mill and its various employment uses, the nearby roads and indeed
residential development in close proximity, the character of the subject site does not have a strong
rural character. There is no basis for the Council considering that this site has a moderate role in

this regard.

The site is enclosed and has strong defensible boundaries which would safeguard the countryside
from encroachment. This is particularly the case for the northern part of Parcel 19 to which this
representation relates and this highlights the issues that can occur when too large a Green Belt

parcel is considered together, resulting in inaccurate conclusions.

Result: No contribution.
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PURPOSE 4: To PRESERVE THE SETTING & SPECIAL CHARACTER OF HISTORIC
TOWNS

4.20 The analysis in the Green Belt Review considers our client’s site to make no contribution to this
purpose. We agree with this conclusion.

4.21 Result: No contribution.

PURPOSE 5: To AsSIST IN URBAN REGENERATION BY ENCOURAGING THE
RECYCLING OF DERELICT & OTHER URBAN LAND

4.22 It is noted that in line with the methodology all sites have been considered as having an equal
contribution to this purpose, though it is not stated what this is.

4.23 Result: Equal contribution.
COMPARISON SITES

4.24 Figure 4.3 below identifies other Green Belt sites in and around Rawtenstall and Haslingden which
have been assessed as part of the Green Belt Review. The plan also goes further to identify
those sites which are considered potentially suitable for Green Belt release and subsequently for

development (these sites are identified in blue).

Figure 4.5 Extract from Green Belt Review (2016) — Sites Considered to be suitable for

Green Belt Release
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4.25 Given the specific nature and characteristics of the subject site, in particular as a successful
employment site with occupiers seeking to expand their existing premises, it is difficult to consider
other sites which may serve these needs. Indeed, if forced to move from one site in Rawtenstall
(or its vicinity) to another, there is the possibility that businesses could be attracted to other areas

outside of the Borough.

4.26 Having regard to Figure 4.3 however, we note that the only two sites in this southern part of
Rawtenstall, and to the east of the A56, which are identified as potentially suitable for

development are Parcel 21 and Parcel 17. We consider these sites briefly below.
PARCEL 21

4.27 Parcel 21 is the closest site to the subject site which is put forward as potentially suitable for
development. The site is immediately adjacent to Riverside Business Park, on the opposite side

of the railway line. In terms of its assessment, Parcel 21 was scored as follows:

Parcel

ref Purpose 1a Purpose 1b Purpose 2 Purpose 3 Purpose 4

|21 |NotAppIicabIe |Not Applicable |Weak |Weak |No Contributior1|

Figure 4.6 Extract from Green Belt Review (2016) Sites Summary Table — Parcel 21

4.28 Having reviewed the individual site assessment for this parcel, it is identified that the parcel is on
the settlement edge of Rawtenstall and forms a small part of the gap between Rawtenstall and
Haslingden. Under the assessment for Purpose 2 it is stated that the parcel plays an important
role in providing separation between the settlement area of Wood Top and the Riverside Business
Park, but as both of these urban areas form part of Rawtenstall this has not been taken into

account with regard to Purpose 2.

4.29 In relation to Purpose 3, it is concluded that the site lacks a strong rural character which we concur

is the case in this location more generally.
PARCEL 17

4.30 Parcel 17 is also considered to have a relatively weak role in terms of its Green Belt designation.
This parcel is closer to the Rawtenstall Town Centre and therefore is of less relevance to the

subject site.

:':fr':EI Purpose 1a Purpose 1b Purpose 2 Purpose 3 Purpose 4
17 |Not Applicable |Not Applicable |Moderate |Weak |Weak

Figure 4.7 Extract from Green Belt Review (2016) Sites Summary Table — Parcel 17
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Notably, it is concluded in the assessment that this parcel is not considered critical in terms of its
role maintaining the separation between Rawtenstall and Haslingden as this role is carried out by
Parcels 14,15 and 16 further to the west.

The subject site (Parcel 19) is further to the south of these key parcels, with its boundaries clearly
defined by road structures, again highlighting the parcel’s suitability for Green Belt release and

the minimal impact this would have on the surrounding area.
OVERALL ASSESSMENT

We consider the assessment which has been carried out for the subject site, which comprises
part of the land included within Parcel 19 to be flawed as it overestimates the value of the Green
Belt in this location. In addition, there are distinct differences between the land included in the

northern part of the parcel and that in the south.

We advocate that our client’s land makes no contribution to four of the purposes of including land
in the Green Belt and the remaining purpose 5 cannot be used for assessment purposes as all of

the sites in the Borough are given equal weighting.

In line with the Council’s methodology the overall assessment for our client’s site should

therefore be weak.

We consider the subject site as an appropriate site for release from the Green Belt as it is adjacent
to the settlement boundary and is controlled by defensible boundaries and has existing
development on 3 sides. The site would form a logical extension to the south of Rawtenstall and

in particular to the established employment site at Townsend Fold.

We reserve the right to make further representations in support of the release of the subject site

from the Green Belt.
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SITE CONTEXT

The subject site at Townsend Fold represents an opportunity to deliver truly sustainable
employment development. As already highlighted, the Riverside Business Park site is occupied
by a number of commercial businesses located in the various buildings spread across the site,

however there is demand for further employment space on the site.

Riverside Business Park’s success is based upon its location. It is situated off Bury Road,
Rawtenstall and offers easy access to the town centre facilities including banks, post offices,
shops and cafes. It is also within easy reach of the motorway networks, with the A56 providing
good links to both the M65 and M66. As a result, the site is within easy reach of Manchester,

Bolton, Blackburn, Bury, Rochdale, Burnley and beyond.

Units at Riverside Business Park are reasonably modern with good access for goods vehicles
and ample parking. Current tenants range from shoe manufacturers, furniture makers and a line
marking company (Lucite International) who received a Queens Award for Innovation. As
previously detailed, Lucite International is seeking to extend its operations at the site.
Unfortunately, if their requirements cannot be met within the existing site they will inevitably be
looking for alternative premises outside of the Borough. Given the rapid decline in industry in the
Borough of Rossendale, the retention of successful businesses such as this one is key to the

Borough’s future prosperity.

Whilst the existing employment site is allocated within the draft plan under draft Policy EMP2.50,
we consider that the adjoining Green Belt land, which is also in the same ownership, could provide
an appropriate extension which will allow the employment site to retain its valued occupiers and

remain competitive over the course of the plan period.

Both the existing employment site and the adjoining Green Belt land is in single land ownership,

being solely within the ownership of B&E Boys Limited.
DRAFT PoLicY EMP1 — PROVISION FOR EMPLOYMENT

Draft Policy EMP1 sets out the Council’s approach to ‘Provision for Employment’. It states that
the Council will seek to provide sufficient land to meet the Borough'’s requirement of 27 hectares
for business, general industrial or storage and distribution (Use Classes B1, B2, B8) for the period
up to 2034.

Within the explanatory text it is identified that, as evidenced by the Employment Land Review
(2017), there is a lack of good quality small to medium sized industrial premises (B2 and B8 uses)
which is in turn supressing demand. It is further identified that the need for industrial premises is

greatest in the west of the Borough where sites benefit from good access to the A56 and M66.
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It is generally recognised that Rossendale has seen a significant decline in employment levels
since 1997, however it still has an active industrial market and suitable and sufficient premises

need to be provided in order for the Borough to remain competitive.
DRAFT PoLIiCY EMP2 — EMPLOYMENT SITE ALLOCATIONS

Draft policy EMP2 allocates sites for employment use over the plan period, including both existing
sites and new allocations. The existing employment site at Townsend Fold is referred to under
draft Policy reference EMP2.50 ‘Riverside Business Park’. It is stated that the site is suitable for

B1, B2 and B8 uses and the total site area is 6.04ha.

Figure 5.1 Extract from draft Policy EMP2 Allocations Table

The site is identified on the draft Proposals Map as shown below.

Figure 5.2 Extract from Draft Proposals Map
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We support the continued allocation of this site for employment uses, as recommended in the
Employment Land Review (2017). It enjoys high levels of occupation and indeed requires
expansion in order to meet the demands of current occupiers. The site has good links to A56 and
the M66 beyond this and therefore demand from occupiers has remained high in comparison to

other more limited parts of the Borough.

The long-term prospects of the business park are however, dependent upon the ability for

expansion.
A SUSTAINABLE EXTENDED EMPLOYMENT ALLOCATION

The existing Riverside Business Park represents a prime opportunity for expanding an existing

successful employment location for the benefit of the Borough as a whole.

The site is located in a very sustainable location, in close proximity to Rawtenstall Town Centre
and with good road and motorway links to destinations further afield. Despite being within the
urban boundary of Rawtenstall, the employment site sits well with nearby residential uses and is

separated by the physical presence of the railway line to the east of the site.

The proposed expansion site, whilst currently in the Green Belt, does not perform well against the
established Green Belt purposes. The site is well contained by existing road infrastructure and
provides an opportunity for sensitive expansion of the existing business park, without being

detrimental to the Green Belt or other surrounding uses.

The expansion of the existing business park would not only provide more space and better quality
employment units, but any capital generated would also help to improve the existing units making
them more attractive to occupiers and further securing the long term future of Riverside Business
Park.

This proposal presents an opportunity to ensure the continued delivery of a sustainable and
successful employment site over the next 15 years, which will in turn make a significant
contribution to Rossendale Borough's economy and attract further investment. The subject site
and the case made for development therefore presents the exceptional circumstances as set out
in the Framework which would allow an amendment to the Green Belt boundary through the

preparation of a new Local Plan.

To conclude, for the reasons discussed above, in our view the site at Riverside Business Park

should be extended to allow for a more substantial employment allocation in this area.
ADDITIONAL STUDIES

Studies are ongoing in relation to this site and we reserve the right to submit these at a later stage

of the Local Plan preparation process.
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PROPOSED MODIFICATION

The Council is respectfully requested to extend the current employment allocation EMP2.50 to
include the remainder of land within the ownership of B&E Boys Ltd and amend the Green Belt
boundary accordingly. The extension of this existing employment site is considered entirely
appropriate in order to secure the long-term future of the site and ensure that Rawtenstall (and

the Borough more widely) is able to retain important local employers.

We contend that this would properly reflect the provisions of Paragraph 83 of the Framework
which sets out that amendments to Green Belt boundaries can only be made in exceptional
circumstances and through the local plan process. In additional, the amendment to the Green
Belt boundary in this instance would be fully in accordance with Paragraph 84 of the Framework
which sets out that such amendments should only be made to facilitate sustainable development

patterns.
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The starting point for consideration of the Council’s Local Plan is the well- established principle
embodied in Paragraph 158 of the Framework that Development Plans must be based on
adequate, up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area.

The Framework is clear at Paragraph 83 that Green Belt boundaries can be amended in
exceptional circumstances, through the local plan process. Paragraph 84 further states that this

can only be done in order to facilitate sustainable development.

It has been highlighted in this Representation that the land adjacent to the existing Riverside
Business Park does not meet the five purposes of the Green Belt as set out in Paragraph 80. As
a result, and in order to future-proof the site, an extension to the existing employment site is
recommended following the land ownership boundary of B&E Boys. Through implementing this
sustainable extension, land at Riverside Business Park has an opportunity to be a significant

contributor to the local economy in Rawtenstall, and the Borough of Rossendale more widely.

In conclusion, Local Plan Policy EMP2.50 should be modified to include land to the west of

Riverside Business Park and this land should be removed from the Green Belt accordingly.
Hourigan Connolly

9 October 2017
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.2 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.3 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.4 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e  Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).
e Landscape Study (2015) (previously published).
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e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the emerging Local Plan in relation to
the Waterfoot Mills site, Waterfoot. Part of the site has a proposed allocation for B1, B2 and B8

employment uses under draft Policy Reference EMP2.53.

The site comprises a collection of mill buildings and other commercial / industrial premises in
single ownership which extend along the eastern side of Burnley Road East for circa 430m. The
site has four distinct areas currently comprising of Dale Mill, Waterfoot Business Centre, Globe
Mill and Albion Mill, but collectively the entire site is known as ‘Waterfoot Mills’. There are a
number of vehicular access points off Burnley Road East which provide access to the various
businesses located across the site. The site is located in the area known as Waterfoot between
Rawtenstall (which is 2.5 km away), and Bacup (which is 3 km). Whitewell Brook runs through

the centre of the site running parallel to Burnely Road East.

The site is proposed to be designated as an Existing Employment Area. However to recognise
the full potential that the entire site has to offer to the future growth of the Borough of Rossendale,
on behalf of the landowner, this Representation seeks to promote the site as an employment-led,
mixed-use allocation. This Representation will set out how the site should be included in the

Council’s proposed list of Mixed Use Allocations listed under Policy EMP2.

ScoPE

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

This document follows earlier Representations and discussions made by Mr Brian Boys as part
of previous consultation stages in the Local Plan process, albeit that parts of the Local Plan were

subsequently halted in favour of a complete new Local Plan.

OVERVIEW

The starting point for consideration of the emerging Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter

referred to as the Framework) that Development Plans must be based on adequate, up-to-date
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and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

o “‘meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used
as the starting point for calculating the five year supply. Considerable weight
should be given to the housing requirement figures in adopted Local Plans,
which have successfully passed through the examination process, unless

significant new evidence comes to light. It should be borne in mind that evidence
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which dates back several years, such as that drawn from revoked regional

strategies, may not adequately reflect current needs.”

2.30 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing
in the development plan and sites with planning permission (outline or full that
have not been implemented) unless there is clear evidence that schemes wiill

not be implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are
clearly and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.31 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”

GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)
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On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.

Crucially the link between housing growth and economic activity must be recognised, along with

the importance of directing such uses to viable locations.
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3. POLICY EMP2: EMPLOYMENT SITE ALLOCATIONS

INTRODUCTION

3.1 Draft Policy EMP2: Employment Site Allocations identifies all sites within the Borough which have
been allocated for employment development. For each site allocated, site area, available area

for development and proposed use class is set out.

3.2 The Waterfoot Mills site is identified as Employment Allocation Ref. EMP2.53 as shown below. It

is classed as an ‘existing employment’ site and is considered suitable for B1, B2 and B8 uses.

Fig. 1 Extract from Site Allocations Table (Policy EMP2)

3.3 The proposed allocation is identified in purple in Figure 2.

Fig. 2 Extract from Draft Proposals Map
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We support the aims of the Local Plan to identify key development sites which are central to the
delivery of the overall strategy for new and existing employment assets and the Borough’s

economy. Crucial to the economy is the delivery of appropriate uses in the right locations.

Given the nature of the site and premises at Waterfoot Mills, we do not consider that the proposed
allocation for B1, B2 and B8 uses will secure viable use and investment in the site going forward.
As referred to in the Policy Explanation, much of the committed supply of employment sites is not
considered to be fit for purpose, and is often in the wrong location with sites to the west of the

Borough being more attractive due to better links to the A56 and M66.

We provide greater details of the site and its current use in Section 4 of this Representation,
however we consider that flexibility of acceptable Use Classes is necessary to enable the land
owner to continue to market the site to a wide range of potential employment-generating
occupants, whilst also diversifying from the existing employment uses to allow some residential

development on the site.

To this end we consider that it would be more appropriate for the site to be listed as a ‘Mixed-Use

Allocation’ under the provisions of draft Policy EMP2.

PROPOSED MODIFICATION

The Council is respectfully requested to modify the current employment allocation EMP2.53 to
allow for mixed-use development including both employment and residential development. The
Council is invited to include this modification in the Local Plan document by the allocation of a
mixed-use allocation for the site under draft Policy EMP2. Mixed-use development in this location

is considered appropriate in order to facilitate the viable regeneration of the site in part or whole.

We contend that this would properly reflect Paragraph 22 of the Framework which seeks to avoid
the long term protection of employment uses where there is no reasonable prospect of a site
being used for that purpose. In such circumstances, more appropriate and viable uses, such as

housing, should be acceptable.
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SITE CONTEXT

The site at Waterfoot Mills fronts onto Burnley Road East, located in Waterfoot. Waterfoot Mills

comprises four separate areas:
i.  Dale Mill.
i.  Waterfoot Business Centre
ii.  Globe Mill.
iv.  Albion Mill.

Contained in Appendix 1 is a masterplan strategy document which illustrates the distinct mill

areas.
DALE MiLL

Dale Mill is located in the far north of the Waterfoot Mills area. Dale Mill comprises a collection of
mainly single storey buildings and maintains high levels of occupancy due to good vehicular

access; currently 65% of this mill is occupied, sustaining 33 jobs.

It is intended that Dale Mill would continue in employment use with areas of the existing buildings
being subject to a strategy of upgrade and refurbishment, with relocated self-storage units
positioned on site (relocated from the existing site at Gaghills Lane). As part of the upgrade
strategy, new employment floorspace could be generated through selective demolition and the

creation of up to an additional 1,400 sqm workshop floorspace.
WATERFOOT BUSINESS CENTRE

Moving southwards along Burnley Road East, the next section of the site is known as Waterfoot
Business Centre. This element of the site currently only has 21% of its total space occupied,
which equates to only 18 jobs on site. This section comprises a collection of buildings of varying
heights and construction, with a mill building being located at the front of the site immediately
adjacent to the main road. The buildings at the rear of the site are built into the banking of the
brook and pose structural challenges for any redevelopment, but they have reasonable access
for vehicles. Vehicular access is limited to the remainder of the site for heavy goods vehicles due
to the orientation of the existing buildings; this is a prohibitive factor to attracting potential

commercial occupants.

Accordingly it is submitted that owing to technical constraints therefore, the retention and / or

redevelopment of large parts of the Business Centre are unviable for continued / new employment
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use. The Business Centre offers no reasonable prospect of being retained as a whole in viable

employment use across the Plan period.

The Waterfoot Business Centre site is considered suitable for residential redevelopment. Whilst
an element of employment may be retained in more viable, suitable, and accessible areas, our
clients believe there to be an opportunity to positively redevelop a previously developed site within

the Urban Boundary for a more viable residential use.
GLOBE MiLL

Globe Mill has only 2% of its 3,000 sgm of available floorspace occupied; this results in only 5
people being in employment at Globe Mill. The site comprises another large mill building where
the upper floors are impossible to let for current employment space needs due to the nature of
the construction and layout of the mill building and the fact that the goods lift can only provide
access to limited space in the building. Due to the age of the mill building, the floors of the mill

are constructed mainly in timber and present a fire risk.

Globe Mill had once been wholly occupied by a single user, but since that business closed down
the building has remained empty. There are issues with access for vehicles and goods, and
problems with the fabric of the construction of the building. The resultant position is that this
element of the Waterfoot Mills site is unattractive to new tenants and is financially unviable for

retention in employment use either as existing or as a redevelopment employment proposal.

Accordingly, the site should not be retained for employment purposes. Globe Mill is considered

more suitable for residential redevelopment.
ALBION MiLL

Albion Mill is sandwiched between the main road (Burnley Road East), the adjoining Wales Road,
and an area of existing woodland. Albion Mill recently had its road frontage demolished as a
consequence of structural obsolescence, and as such only 20% of the site is now occupied,
providing jobs for 5 people. Following the demolition of the mill this element of the site is more
suited to a residential use which would complement the existing residential properties which
surround the site. The site should not be retained for employment purposes for the duration of

the Plan period.

An indicative proposed layout is shown on the masterplan contained in Appendix 1 which
illustrates how the Albion Mill section of the site could potentially be redeveloped for residential

purposes.
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POTENTIAL FOR SUSTAINABLE MiIXED USE DEVELOPMENT

Allocating the Waterfoot Mills for Mixed Use Development rather than restricting it to an Existing
Employment Area presents a very positive opportunity to redevelop the whole of the site in a

holistic and strategic manner.

The Framework makes it very clear that planning policies should avoid the long term protection
of sites allocated for employment use where there is no reasonable prospect of a site being used
for that purpose (Paragraph 22). It has been demonstrated in this Representation that the site
should not be retained solely for employment purposes. The Council should recognise the
potential for the site to be brought back into beneficial use through a mix of complementary uses
including retained and new employment and new residential proposals. A mixed use allocation

would facilitate the delivery of sustainable development within the Borough.

Not only could the site contribute to the local economy through the retention and creation of
employment-generating uses, but the site presents the opportunity to contribute to the delivery of

housing over the Plan period.

Policy HS1 within the Draft Local Plan relates to ‘Meeting Rossendale’s Housing Requirement’
and identifies a net housing requirement for the period 2019 to 2034 of at least 4,000 additional
dwellings, equating to 265 dwellings a year. In addition, it is stated that a prior underprovision of

425 dwellings is to be met in the first five years.

We support the aims of the Local Plan to identify key development sites which are central to the
delivery of the overall strategy for new housing and this subject site could make a positive
contribution to the delivery of housing in the Borough; a mixed use development would embody
the aims of the Framework to meet the development needs of the area for both housing and

employment.

Importantly, the site is in a single ownership, and the land owners are willing to have open
discussions with the Council to deliver a really exciting project across the whole site which could
make a key contribution to the sustainable growth of the Borough. The site in its current state is
not financially viable, and as the existing buildings remain vacant and continue to fall into
disrepair, the situation is only going to be exacerbated. The flexibility of a Mixed Use Allocation
would enable a more sustainable approach to the future protection and development of the site
at Waterfoot Mills.

There is potential for a Development Brief to be drafted for the redevelopment of the site to
encourage key stakeholders, the land owner and the Council to work together for the benefit of
the site itself, the immediate environs in Waterfoot, and to the benefit of the local economy in

Rossendale Borough. Additional work is forthcoming in this regard.
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CONCLUSIONS

It has already been described how each of the distinct areas which form the ‘Waterfoot Mills’ site
are only partly occupied by commercial and industrial operators and employers. The site does
not operate on a financially viable basis, but the land owner is committed to retaining existing
tenants where possible and attracting new employers through the creation of additional
floorspace. However, there are deficiencies with many of the existing buildings and the

associated environs which prohibit the site being fully occupied for solely employment use.

This Representation has set out how there is an exciting opportunity for the site to make a
contribution to the continued retention of existing employment floorspace, the creation of new

employment floorspace, and the delivery of new housing over the Plan period and beyond.

This subject site comprises previously developed land, within the Urban Boundary, in a
sustainable location and therefore would accord with the principles of sustainable development

as set out in the Framework.
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The starting point for consideration of the Council’s Local Plan is the well- established principle
embodied in Paragraph 158 of the Framework that Development Plans must be based on
adequate, up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area.

The Framework is clear at Paragraph 22 that planning policies should avoid the long term
protection of sites allocated for employment use where there is no reasonable prospect of a site
being used for that purpose. Paragraph 160 outlines the importance of local planning authorities
having a clear understanding of business needs within the economic markets operating in and

across their area.

It has been shown in this Representation that the site at ‘Waterfoot Mills’ on Burnley Road East
presents an exciting opportunity to make a sustainable contribution to the local economy through
employment and housing redevelopment. The site is currently proposed to be designated as an
Existing Employment Area, however it has been demonstrated that the site should be allocated
for Mixed Use. Some parts of the site are occupied by commercial businesses, however many of
the existing buildings are in limited use, some buildings have remained long-term vacant, and
some buildings are not in a suitable condition to meet the needs of modern-day employers. The
site as a whole does not present an attractive employment environment and it is for these reasons

that the site should not be protected for sole-employment uses only.

The site would be more suitable as a Mixed Use allocation. This would enable the necessary
flexibility in planning policy for the site to attract other employment-generating uses, as well as
providing the opportunity to develop parts of the site for housing. The site has an opportunity to
contribute to the delivery of housing over the Plan period on a site which comprises previously

developed land within the Urban Boundary.

In conclusion, Local Plan Policy EMP2 should be modified to include the site at Waterfoot Mills
as a Mixed Use Development site. The site presents an exciting opportunity to plan properly for
the holistic redevelopment and regeneration of a major site within the Urban Boundary in

sustainable location.
Hourigan Connolly

9 October 2017
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Your Ref :
Our Ref : 2017-10-09 Conway Road
Date 09 October 2017

Draft Local Plan Consultation
Rossendale Borough Council
Forward Planning

The Business Centre
Futures Park

Bacup

OL13 0BB

BY EMAIL ONLY: forwardplanning@rossendalebc.gov.uk

Dear Sir/Madam
SUBMISSION TO THE ROSSENDALE DRAFT LOCAL PLAN (REGULATION 18) CONSULTATION
CONWAY ROAD, RAWTENSTALL

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future planning and
development of the area. This consultation is the first public consultation stage in the production of the Local
Plan (Regulation 18) and includes the Draft Local Plan (Written Statement) and its accompanying Policies
Map (including the 6 area maps) and the Infrastructure Delivery Plan.

Hourigan Connolly is instructed by A Sutcliffe and Company to submit and provide comment on the above in
relation to land at Conway Road, off Edge Lane. We have previously submitted representations in response
to consultation relating to the Local Plan Part 2 in 2015 and subsequently the ‘Call for Sites’ exercise relating
to the preparation of the new Local Plan in 2016.

Along with this letter, we also submitted an electronic consultation form via the Council’s website and this
letter should be read in conjunction with the submitted form.

Submissions

We note that within the draft Local Plan land Conway Road, Rawtenstall has been included within the
settlement boundary for Rawtenstall. The changes to the Urban Boundary to include the subject site are
welcomed. It has been demonstrated that the site, when assessed against the Urban Boundary Assessment
Criteria results in a positive conclusion where the development could contribute to sustainable development
in the Borough. In addition, it has been shown, within our previous representations, that the development on
the site would not have a severe impact on highway matters.

In conclusion, we agree with the Council’'s draft Proposals to include the subject site within the urban
boundary. The site is capable of being developed for residential development without causing harm to
neighbouring amenity.

We have requested that the Conservation Area Boundary in this location be amended to reflect that of the
Cloughfold Conservation Area Appraisal which identified the following within the Townscape Appraisal Map
(Appendix 1):
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Fig 1: Extract from Appendix 1 of the Cloughfold Conservation Area Appraisal. The subject site is
edged in red (the full extent of the site is not included on the Appraisal Map).

Having regard to the recommendations contained in the Conservation Appraisal, it is submitted that the
Council should redraw the Draft Proposals Map to accurately reflect the revised Conservation Area boundary
for Cloughfold.

We reserve the right to provide further supporting statements and evidence during the preparation of the
Plan process and ask that we continue to be informed as the Local Plan progresses.

Yours faithfully

ELINOR GEORGE MTCP (Hons) MRTPI
Senior Planner

cc:  Daniel Connolly Hourigan Connolly

Encl.
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INTRODUCTION

1.1

1.2

1.3

1.4

Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. The Council are asking for comments on the Draft Local

Plan which will replace the Core Strategy once it is adopted.

The Draft Local Plan document has been informed by a series of evidence base documents, and
previous consultations undertaken on proposed changes to the Urban Boundary and the Green
Belt.

The evidence base comprises the following documents:

e Strategic Housing Land Availability Assessment (SHLAA) - Stages 1 & 2 and

Site Assessments 2017
e Strategic Housing Market Assessment (SHMA) 2017
e Employment Land Review 2017
e Green Belt Review 2016
e Environmental Network Study 2017
e Gypsies and Travellers Accommodation Assessment 2016
e Town Centre, Retail, Leisure and Tourism Study 2017
e Playing Pitch Strategy 2016 (previously published)
e Strategic Flood Risk Assessment (SFRA) 2016

e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing 2017

e Landscape Study 2015 (previously published)

e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).

Rossendale's Local Plan will designate land and buildings for future uses to meet the Borough's
needs and set out what developments should look like and how they should fit in with their

surroundings.

* Consultation was undertaken on the Green Belt & Urban Boundary Review between October — December 2012, January
2013 and December 2014, with further comments accepted by the Council during 2015 and 2016 to inform the previous
Local Plan Part 2 consultation, which was late withdrawn.
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Sites have been proposed for development (such as housing or employment sites), for
environmental protection and for recreation uses on the Draft Policies Map. Changes are also
proposed to the existing Green Belt and the Urban Boundary. Also, four additional Conservation

areas and an extension to an existing Conservation area are being considered.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the Draft Local Plan in relation to land
opposite 1019 Burnley Road in Loveclough, Rossendale. Currently the site is designated as
being located beyond the Urban Boundary within the open countryside. On behalf of our client,

we seek to promote a change to the Urban Boundary to include the subject site.

This Statement will demonstrate that a change to the Urban Boundary to include the subject site
would accord with the criteria set out by the Council as part of their consultation for the Review of
existing Green Belt and Urban Boundary in 2012 / 2013 (no update to this appears to be available
as part of the 2017 consultation).

The location of the site is shown below, at Figure 1.1.

oo B

YhSwinshaw~. Hart Hill
(Farm =~

Figure 1.1 Site Location & Context (NB. Red line is for indicative purposes only).

The site itself has been previously developed and includes nine existing garages, which are
currently used for storage purposes, with two being used as workshops for local builders. These
are accessed via an existing track which is in private ownership but is a public right of way.
Abutting the site to the east is an allotment and further garage which is under separate ownership.

The to the south is greenfield land, beyond which is existing residential development.

Appendix


https://www.rossendale.gov.uk/downloads/file/13967/policies_map_2017_with_street_names

Figure 1.2 Existing garages within the site, viewed from Burnley Road

The site is bordered to the north by recreational sports fields (Loveclough Sports Field), to the
east by Burnley Road with residential uses beyond and to the south by further existing residential

uses.

Land to the north west of the site benefits from a recent planning permission for a large allotment
development?, which was approved by the Council’s Planning Committee on 10 December 2013
and is under construction. This development is known as Badgercote Allotments and is on land

owned by the Council. Also to the west is the settlement of Goodshaw Fold.

The site is within walking distance of a number of settlements including Goodshaw,
Crawshawbooth and Dunnockshaw, which provide a variety of services, and the topography of
the area is conducive to walking, with good, well-surfaced and street-lit footways on both sides of
all the roads in the area. There are a number of facilities within a 5km cycling distance of the site,
including primary, secondary and further education facilities, convenience and large-format

foodstores, accessible via traffic-free routes.

The site has previously been subject to an appeal against the Council’s decision to refuse full
planning permission on 05 February 2015 for the erection of 15n0. detached dwellings including
formation of access from Burnley Road and landscaping®. The appeal was dismissed by the

Planning Inspectorate, primarily on the grounds of landscape impact on 4t February 2016.

In preparing these submissions we have reviewed the documents mentioned above as well as

other documents forming the evidence base that underpins the emerging Local Plan.

2 Council ref: 2013/0461
3 PINS Reference: APP/B2355/W/15/3130570
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OVERVIEW

The starting point for consideration of the Draft Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.

On behalf of Mr Ken Howieson we strongly recommend that the Council redraw the Urban

Boundary so that it includes the area of land subject to this Representation.

Needless to say we will wish to participate in the Examination in Public and attend the relevant

hearings and will make further representations at the Regulation 19 Submission stage.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’'s Development Strategy.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The Rossendale Borough Council Local Plan is being brought forward following changes to the
Development Plan making system in England which are set out in the Localism Act 2011. Part 6

Sections 109 — 144 of the Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as
RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and will guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain's demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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o Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

o “meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and
social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o ‘“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;

o Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE

The NPPG replaces some 230 planning guidance documents but will result in no amendments to

the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Submission, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

Housing requirement figures in up-to-date adopted Local Plans should be used as the
starting point for calculating the five year supply. Considerable weight should be given to
the housing requirement figures in adopted Local Plans, which have successfully passed
through the examination process, unless significant new evidence comes to light. It
should be borne in mind that evidence which dates back several years, such as that drawn

from revoked regional strategies, may not adequately reflect current needs.”
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The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

WHAT CONSTITUTES A DELIVERABLE SITE’ IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in the
development plan and sites with planning permission (outline or full that have not been

implemented) unless there is clear evidence that schemes will not be implemented

within five years.

However, planning permission or allocation in a development plan is not a prerequisite
for a site being deliverable in terms of the five-year supply. Local planning authorities will
need to provide robust, up to date evidence to support the deliverability of sites, ensuring
that their judgments on deliverability are clearly and transparently set out. If there are no
significant constraints (e.g. infrastructure) to overcome such as infrastructure sites not

allocated within a development plan or without planning permission can be considered

capable of being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing site is
deliverable within the first 5 years. Plan makers will need to consider the time it will take

to commence development on site and build out rates to ensure a robust five-year

housing supply

In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008

(Reference ID 12-008-20140306) that:

How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different rates
depending on local circumstances, and the local planning authority should review the
relevance of the Local Plan at regular intervals to assess whether some or all of it may
need updating. Most Local Plans are likely to require updating in whole or in part at least
every five years. Reviews should be proportionate to the issues in hand. Local Plans may

be found sound conditional upon a review in whole or in part within five years of the date

of adoption.

GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR

HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White

Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.
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As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.
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PoLicy SD1 PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

This policy is in line with the Framework and supports sustainable development in accordance
with the Local Plan, unless material considerations indicate otherwise. In addition, where policies
are out of date or irrelevant the Council will grant permission unless material considerations
indicate otherwise, taking into account any adverse impacts that would demonstrably outweigh
the benefits or any specific policies in the Framework that indicate development should be

restricted.

This policy is supported as it is directly in line with the Framework.

PoLicy SD2 URBAN BOUNDARY AND GREEN BELT

This policy seeks to restrict new development to within the Urban Boundary, except where
development specifically needs to be located within a countryside location and the development

enhances the rural character of the area.

The principle of this policy is supported; however, the proposed extent of the Urban Boundary is
not. We consider that there is scope within the Borough to further revise the line of the Urban
Boundary to accommodate the level of growth required to ensure the Borough’s growth is

sustainable and meets the aspirations of the Council moving forward.

SUGGESTED MODIFICATION

The Council should change the Urban Boundary to include the subject site within this boundary
line to further deliver a sustainable level of growth. To change the Urban Boundary at this location
would be sound and would not harm the objectives of the Local Plan and would accord with the

Council’s criteria set out in the Review of the Urban Boundary.

The detailed proposed amendment to the Urban Boundary is shown in the following Chapter.

HS1 HousING

This Policy sets out the need to provide at least 4,000 additional dwellings over the plan period
(2019-2034), equating to 265 dwellings per annum. The policy seeks to address prior under-
provision in the first five years of the plan period, by increasing the annual requirement to 350 in

the first five years. This strategy is supported.

It is however noted that the SHMA sets out a range of need from 265-335 dwellings per annum,

it is therefore questionable as to why the Council has simply chosen the lower end of this range,
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rather than opting for an aspirational target to ensure need is met and sustainable growth

achieved.
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PROPOSED AMENDMENT TO THE URBAN BOUNDARY

4.1

4.2

43

4.4

INTRODUCTION

Previous consultations by the Council on the Review of the Green Belt and Urban Boundary has
resulted in a number of proposed changes to the Urban Boundary line as shown on the draft
Proposals Maps*. The Council used a number of criteria to assess whether a change to the Urban
Boundary would accord with the purpose of the Urban Boundary to clearly define and differentiate

between designated settlements, Countryside and Green Belt.

The subject site is situated within the Ward of Goodshaw in Loveclough. Loveclough is a village
located between Burnley and Rawtenstall with quick and direct access by public transport to both
towns via Burnley Road (A682). The bus shelters opposite the site are served by the X43 ‘Witch

Way’ bus service which provides an express service into Manchester City Centre.

Appendix 1 contains an extract from the Goodshaw Ward Proposals Map where the location of
the subject site has been indicated with an arrow. Currently the site is located directly adjacent
to the Urban Boundary. In the second extract, we have indicated how the Urban Boundary should

be changed to include the site. The amendment to the delineation of the boundary line is minor.

By assessing the inclusion of the site within the Urban Boundary against the Council’s criteria (as

listed above), we reach the following conclusions:

The Urban Boundary will be amended to correct any cartographic errors,
anomalies and inconsistencies where:

The current Urban Boundary in this location is
some 20 years out of date, representing the old
field boundaries in this locality.

The boundary should include the subject site
which would be bounded by a clearly defined
boundary line associated with the allotment
development immediately adjacent to the west.
The new boundary would be well established,
permanent and robust.

Boundaries are inaccurately
drawn, or

Do not follow strong, robust and
(b) | permanent boundaries, on the
ground, or

Areas of land no longer read as
(c) | part of the wider built up area, or | N/A

This site reads as part of the built up area along
Burnley Road, where there is residential

Areas of land clearly read as part | development on both sides of the main road.

of the wider built up area. This relationship has been strengthened
following the development of the approved
allotments to the immediate west of the site.

To meet the Borough’s future development and community needs, additional

2 land will be considered for inclusion within the Urban Boundary where
It is capable of being developed Yes. The site is sustainably located and is
(a) | sustainably and integrated into already integrated into the existing built-up

the existing built-up area, and area.

4 The Council has produced a Borough-wide Proposals Maps and a number of Ward Proposals Maps.
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It would not adversely affect

(b) | aspects of the natural
environment unless it is capable
of full mitigation, and

It would not result in the

(c) | amalgamation of settlements or
adversely affect the character of
the settlement; and

It would not adversely affect

(d) | heritage assets or their setting, N/A
and

It is capable of being developed
without a significant adverse
(e) | impact on local views and Yes. Development could be achieved without
viewpoints, including where significant impact.

appropriate the use of
appropriate mitigation measures.
Open land on the edge of existing settlements will be excluded from the Urban
3 Boundary where it has existing recreational or community value (e.g. playing
fields, allotments, playgrounds etc) to ensure it remains undeveloped

Yes. There would be no adverse effect.

Yes. There would be no amalgamation of
settlements or adverse effect on the character
of the settlement.

The site is not used for recreational purposes.

The subject site is sustainably located and any future development, would represent sustainable

development, which the Framework establishes a presumption in favour of.

The Framework also encourages Local Planning Authorities to positively seek opportunities to
meet the objectively assessed development needs of their area unless, inter alia, any adverse

impacts of doing so would significantly and demonstrably outweigh the benefits.

With this in mind, we would recommend that the draft Proposals Map for Goodshaw Ward be
revised to take account of a change to the Urban Boundary so that the site on land opposite 1019

Burnley Road, Loveclough is included within the Urban Boundary.

We reserve the right to add to make further submissions to the Council during the Local Plan

preparation period.
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The Council should amend the Urban Boundary to include the subject site within this boundary
line to further deliver a sustainable level of growth and to properly reflect the lie of the land. To
amend the Urban Boundary at this location would be sound and would not harm the objectives of
the Local Plan and would accord with the Council’s criteria set out in the Review of the Urban
Boundary.
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Goodshaw Ward

Proposed Urban Boundary:

Hourigan Connolly’s Suggested Amendment to Proposed Urban Boundary:
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1. INTRODUCTION
BRIEF
1.1 Hourigan Connolly is instructed by Mr N Teague in respect of his land interests at EIm Street,
Edenfield.
1.2 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. Following the adoption of the Local Plan Part 1: Core
Strategy in November 2011, RBC commenced work on its Local Plan Part 2: Site Allocations and
Development Management Policies. However, this document was halted in favour of the
preparation of a full new Local Plan which has now been issued for consultation from Monday 24
July to Monday 9 October 2017. This edition of the Local Plan comprises the Regulation 18
consultation document which sets out the Council’s preferred approach to future housing,
employment and leisure uses over the Plan period. Once adopted the Local Plan will replace the
Core Strategy (2011).
1.3 Within the draft Local Plan, sites have been proposed for development (for housing or
employment use), for environmental protection and for recreation uses, as identified on the Draft
Policies Map. Changes are also proposed to the existing Green Belt and the Urban Boundary.
Also, four additional Conservation Areas, along with an extension to an existing Conservation
Area, are being considered.
1.4 Documents included in the Draft Local Plan Consultation are the Draft Local Plan (Written
Statement), the accompanying Policies Map (including the 6 area maps) and the Infrastructure
Delivery Plan.
1.5 The evidence base which supports the Local Plan comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) (2017).
e Strategic Housing Market Assessment (SHMA) (2017).
e Employment Land Review (2017).
e Green Belt Review (2016).
e Environmental Network Study (2017).
e Gypsies and Travellers Accommodation Assessment (2016).
e Town Centre, Retail, Leisure and Tourism Study (2017).
e Playing Pitch Strategy (2016) (previously published).
e Strategic Flood Risk Assessment (SFRA) (2016).
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1.6

1.7

1.8

1.9

e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing (2017).

e Landscape Study (2015) (previously published).

e Landscape capacity study for wind energy developments in the South

Pennines (2014) (previously published).
e Heritage Impact Assessment of Housing Sites (2017).

In addition to the above documents, the Council’s Sustainability Appraisal, although not strictly

evidence, has informed the development of the draft policies.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the emerging Local Plan in relation to
land at EIm Street, Edenfield. The site falls outside of the urban boundary and is designated at
Green Belt, and this Representation sets out why the Council should consider amending the urban

boundary in this location order to promote sustainable development.

SCOPE
In preparing these submissions we have reviewed the documents mentioned above as well as
other documents forming the evidence base that underpins the emerging Local Plan.
This representation is structured as follows:
e Legislative and Policy Context.

The Site.

Green Belt Review.

Proposed Extended Employment Allocation.

Conclusions.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’s Local Plan document.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The RBC Local Plan is being brought forward following changes to the Development Plan making
system in England which are set out in the Localism Act 2011. Part 6 Sections 109 — 144 of the

Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing
homes for local people and that Local Planning Authorities should plan for the release of land for

development.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy”.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:

Appendix



2.17

2.18

2.19

2.20

317

. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

. the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals’.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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GREEN BELT

In respect of Green Belt Paragraph 80 of the Framework lists the five national purposes of the

Green Belt as follows:

To check the unrestricted sprawl of large built-up areas;

To prevent neighbouring towns merging into one another;

To assist in safeguarding the countryside from encroachment;

To preserve the setting and special character of historic towns; and,

To assist in urban regeneration, by encouraging the recycling of derelict and other urban

land.

Paragraph 83 goes on to state that Local Planning Authorities (LPA’s) with Green Belts in their

area should establish Green Belt boundaries in their Local Plans which set the framework for

Green Belt and settlement policy. Once established, Green Belt boundaries should only be

altered in exceptional circumstances, through the preparation or review of the Local Plan. At that

time, authorities should consider the Green Belt boundaries having regard to their intended

permanence in the long term, so that they should be capable of enduring beyond the plan period.

Paragraph 84 states when drawing up or reviewing Green Belt boundaries local planning

authorities should take account of the need to promote sustainable patterns of development.

They should consider the consequences for sustainable development of channelling development

towards urban areas inside the Green Belt boundary, towards towns and villages inset within the

Green Belt or towards locations beyond the outer Green Belt boundary.

Paragraph 85 sets out that when defining new Green Belt boundaries LPA’s should:

ensure consistency with the Local Plan strategy for meeting identified requirements for

sustainable development;
not include land which it is unnecessary to keep permanently open;

where necessary, identify in their plans areas of ‘safeguarded land’ between the urban area
and the Green Belt, in order to meet longer-term development needs stretching well beyond

the plan period;

make clear that the safeguarded land is not allocated for development at the present time.
Planning permission for the permanent development of safeguarded land should only be

granted following a Local Plan review which proposes the development;

satisfy themselves that Green Belt boundaries will not need to be altered at the end of the

development plan period; and
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define boundaries clearly, using physical features that are readily recognisable and likely to be

permanent.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

HOUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely
economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

e ‘meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.
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ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the
requirement that a sustainability appraisal which meets the requirements of the European
Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and
social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

o “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;

e Justified — the plan should be the most appropriate strategy, when considered against

the reasonable alternatives, based on proportionate evidence;

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

e Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE — LAUNCHED 6 MARCH 2014

On 28 August 2013 the government launched its draft National Planning Practice Guidance
(NPPG). The draft NPPG was subject to consultation for 6 weeks and was launched on 6 March
in its final form. The NPPG replaces some 230 planning guidance documents but will result in no

amendments to the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Report, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

“Housing requirement figures in up-to-date adopted Local Plans should be used

as the starting point for calculating the five year supply. Considerable weight
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should be given to the housing requirement figures in adopted Local Plans, which
have successfully passed through the examination process, unless significant
new evidence comes to light. It should be borne in mind that evidence which
dates back several years, such as that drawn from revoked regional strategies,

may not adequately reflect current needs.”

2.35 The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

“WHAT CONSTITUTES A ‘DELIVERABLE SITE’IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in
the development plan and sites with planning permission (outline or full that have
not been implemented) unless there is clear evidence that schemes will not be

implemented within five years.

However, planning permission or allocation in a development plan is not a
prerequisite for a site being deliverable in terms of the five-year supply. Local
planning authorities will need to provide robust, up to date evidence to support
the deliverability of sites, ensuring that their judgments on deliverability are clearly
and transparently set out. If there are no significant constraints (e.g.
infrastructure) to overcome such as infrastructure sites not allocated within a
development plan or without planning permission can be considered capable of

being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing
site is deliverable within the first 5 years. Plan makers will need to consider the
time it will take to commence development on site and build out rates to ensure

a robust five-year housing supply.”

2.36 In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008 of
the section titled ‘Local Plans’ (Reference ID 12-008-20140306) that:

“How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different
rates depending on local circumstances, and the local planning authority should
review the relevance of the Local Plan at regular intervals to assess whether
some or all of it may need updating. Most Local Plans are likely to require
updating in whole or in part at least every five years. Reviews should be
proportionate to the issues in hand. Local Plans may be found sound conditional

upon a review in whole or in part within five years of the date of adoption.”
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GOVERNMENT CONSULTATION ON STANDARDISED METHODOLOGY FOR
HousING NEED (SEPTEMBER 2017)

On 14 September 2017 the Government announced a consultation on a Standardised
Methodology for Assessing Local Housing Need, the basis of which was included in the White
Paper (February 2017) and is aimed at helping local authorities plan for the right homes in the

right places.

As the consultation document sets out, the root cause of the dysfunctional housing market in the
UK is that for too long we have not built enough homes. The Government is aiming to deliver 1.5
million new homes between 2015-2022 and is attempting to create a system which is clear and
transparent for local authorities. The new methodology will apply to all future plans, with the

exception of those which have been submitted or will be submitted before 31 March 2018.

The standard methodology is principally aimed at tackling problems of affordability as the

proposed formula simply uplifts the household projections figure, based on market signals.

For Rossendale the proposed standard methodology has little impact on the annual housing
requirement (which, it is suggested should be 212 rather than the current 265 dwellings per
annum). However, it should be noted that the proposed standard methodology is currently on
consultation and may therefore be subject to changes in due course. It is also worth noting the
heavy speculation that the proposed methodology focuses on growth in the south east to the

detriment of other parts of the UK, in particular the north west.
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SITE LOCATION

The site’s general location is identified below in Figure 3.1.

Figure 3.1 — Land at Eim Street, Edenfield— not to scale.

The site lies to the south of Elm Street, with properties along Rochdale Road forming the south
western boundary and the line of a former hedgerow forming the eastern boundary. This parcel
of land forms part of a much larger parcel which is also within the ownership of our client — this

wider parcel is bounded by Gincroft Lane, Michael Wife Lane and Plunge Road.

As is evident from the aerial image above, land at EIm Street has a close physical relationship
with the existing built up part of the settlement, and the parcel provides an opportunity for rounding

off the urban area.
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SITE DESCRIPTION

The site extends comprises vacant greenfield land currently located within the Green Belt.
Adjacent to the site, to the north east, there is a barn which has recently been converted to 2 No.

apartments. This is also within the ownership of Mr N Teague and is outlined in red below.

Figure 3.2 — Land at EIm Street, Edenfield.

SURROUNDING AREA

The subject site is located on the edge of the settlement of Edenfield. The site is approximately
1 mile to the north of Ramsbottom and 2.5 miles south of Rawtenstall. The village is mainly
residential in nature and it has seen recent growth as a commuter settlement serving Greater

Manchester and Lancashire.

The village centre is located along Market Street (approximately 150 metres from the site) where
a range of local services and facilities can be found, including a baker, butcher, pharmacy, post

office newsagent and takeaway.

The centre of Edenfield lies at the intersection of the A676 providing links to Bolton, the A680
providing links to Accrington and Rochdale and the A56 to Rawtenstall and Bury. The M66
motorway terminates at Edenfield where it becomes the A56 dual carriageway known as the

Edenfield Bypass.

This unremarkable site has a close physical relationship with the existing settlement (being

surrounded by development to the north, south and west), and it does not relate to the wider
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countryside which dominates the landscape further to the east and north. Furthermore, the site

is relatively flat compared to other parts of the village and the Borough more widely.

FLooD RISK

According to the Flood Map for Planning provided by the Environment Agency, the site lies within
Flood Zone 1. Only those areas which lie adjacent to the course of Dearden Clough Brook further

to the south are identified as being in Flood Zones 2 and 3.

Figure 3.2 — Extract from Flood Map for Planning

LANDSCAPE

The Council commissioned a Landscape Character Assessment in 2015. The document
separates areas of the Borough into various landscape character types, with reference to those
identified in the Lancashire Landscape Strategy. The subject site which is located on the edge of
the urban area of Edenfield falls into an area identified as ‘Settled Valley’. The area is not

identified as one which is of particular value.
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Figure 3.3 — Extract from Landscape Character Areas Plan

The Landscape Character Assessment goes on to assess specific sites in relation to their

development potential, although land at EIm Street is not considered in detail in this regard.
PusBLICc RIGHTS OF WAY

Footpath number 14-3-FP164 runs in close proximity to the site to the south. The wider land

which is in the ownership of our client is bounded by further footpaths as shown within Figure 3.4.
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Figure 3.4 Extract of Lancashire County Council’s PROW Mapping

AGRICULTURAL LAND QUALITY

According to the agricultural land quality database, land in this area is considered to be of poor

or very poor value. This is identified in Figure 3.5 below.

Figure 3.5 Extract of Natural England’s Agricultural Land Classification Mapping
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EcoLoGgY

The site is not a statutory Ecological or Heritage asset neither is it within 1 km of a National Nature

Reserve, Ramsar Site, Site of Special Scientific Interest or Special Protected Area.

SUMMARY

In summary, none of the statutory or other designations identified would preclude development of

the site.
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As part of the evidence base to inform the emerging Local Plan, a Green Belt Review was carried
out by LUC with the final report being published in November 2016. The purpose of the review
was to carry out an independent and comprehensive assessment of Green Belt within the
Borough to inform the preparation of the new Local Plan. One of the key aims of the review was
to provide clear conclusions on the relative performance of Green Belt which will enable
Rossendale Borough Council to consider whether there are ‘exceptional circumstances’ (as per
Paragraph 83 of the Framework) to justify altering Green Belt boundaries through the Local Plan

process to meet development needs.
As previously identified, the Framework sets out five purposes of the Green Belt as follows:
e To check the unrestricted sprawl of large built-up areas;
e To prevent neighbouring towns merging into one another;
e To assist in safeguarding the countryside from encroachment;
e To preserve the setting and special character of historic towns; and,

e To assist in urban regeneration, by encouraging the recycling of derelict and other urban

land.

In common with other studies we have reviewed the LUC Green Belt Assessment firstly
establishes Green Belt parcels — in this instance there are 80 parcels included within five broad

areas of Green Belt. In that respect the subject site falls within Parcel 47, as identified below.

Figure 4.1 Extract from Green Belt Review (2016) Green Belt Parcels around Edenfield
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Parcels were formed through the identification of land that contains the same or very similar land

uses or character bounded by recognisable features. These features are described as:
o Natural features i.e. substantial watercourses; and
o Manmade features i.e. motorways A and B roads, railways.

Less prominent features such as walls, woodland, hedges, tree lines, streams and ditches were

also considered where other more permanent boundaries were not present.
Two types of parcel were identified:

e Areas adjacent to built up areas (relatively small parcels); and

e Broad areas of Green Belt that may be more remote from settlement.

The boundary of Parcel 47 is identified in further detail in Figure 4.2 below.

Figure 4.2 Extract from Green Belt Review (2016) identifying Parcel 47
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An assessment has then been made by LUC as to the ratings of the Green Belt parcels in
Rossendale against the first four objectives of including land within the Green Belt as set out in

Paragraph 80 of the Framework.

Parcel

ref Purpose la Purpose 1b Purpose 2 Purpose 3 Purpose 4

Figure 4.3 Extract from Green Belt Review (2016) — Overall Assessment Table

Figure 4.4 Extract from Green Belt Review (2016) — Parcel Ratings

It can be seen in Figure 4.3 that the Council’s Green Belt Assessment for Parcel 47 concluded
that the parcel has a ‘strong’ role in relation to Purpose 1a and Purpose 1b, a ‘weak’ role in relation
to Purpose 2, a ‘moderate’ contribution in relation to Purpose 3 and a ‘weak’ contribution in relation
to Purpose 4. Purpose 5 is not detailed within the table given that all sites have been considered

as equal in this regard.

We have considered the Council’'s Green Belt Review and the analysis of the subject site below.
PARCEL 47

The assessment for Parcel 47 states that it lies adjacent to Edenfield and it lies between Edenfield

and Rawtenstall.

In our view Parcel 47 is far too broad a study area which has led to skewed conclusions being
reached by LUC. In our opinion there is a clear distinction between the western most part of
Parcel 47 to that in the east. In that respect we comment on the conclusions reached by LUC

below.
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PURPOSE1A - DOES THE PARCEL EXHIBIT EVIDENCE OF EXISTING URBAN SPRAWL
AND CONSEQUENT Loss OF OPENNESS?

4.13 As identified within the assessment of the subject site, the land lies on the edge of Edenfield which
forms part of the large built up area of Ramsbottom/Bury. The assessment considers that there
are few urbanising features within the parcel and that there is a strong sense of openness. This
may be the case for the eastern part of the parcel, however, the area to the west has a strong
relationship with the existing urban area and the sense of openness is limited. Parts of the parcel

are distinctly different in character and this means the assessment is flawed.

414 The western side of the parcel offers a sensible opportunity to round off the settlement and would

not constitute unrestricted sprawl of the built up area.

415 Result: No contribution.

1B - DOES THE PARCEL PROTECT OPEN LAND FROM THE POTENTIAL FOR URBAN
SPRAWL To OCCUR?

4.16 Land on the western side of the parcel makes a Weak Contribution to protecting land from the
potential for urban sprawl. Containment can be achieved using existing building lines and former

field boundaries.

417 Result: Weak contribution.

PURPOSE 2: To PREVENT NEIGHBOURING TOWNS MERGING INTO ONE
ANOTHER

4.18 The assessment identifies that although this parcel lies between Edenfield and Rawtenstall, the
settlements are 2km apart and so this parcel has a week role in terms of preventing neighbouring

towns merging into one another.

4.19 Again, the varying nature of land included within Parcel 47 makes it difficult to make a fair
assessment and we consider that land on the western side of the parcel would have no

contribution to this purpose.

4.20 Result: No contribution.

PURPOSE 3: To AsSSIST IN SAFEGUARDING THE COUNTRYSIDE FROM
ENCROACHMENT

4.21 It is stated within the assessment of Parcel 47 that properties along Plunge Road already give a

sense of encroachment in this area.

4.22 In our view, existing buildings along Plunge Road, and others to the north along Boundary Edge

and Gincroft Lane mark out the limits of the existing urban area. The western part of Parcel 47
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does not go beyond these limits and therefore inclusion of some of this land within the urban area
would not constitute encroachment. There is no basis for the Council considering that this site

has a moderate role in this regard.

Result: No contribution.

PURPOSE 4: To PRESERVE THE SETTING & SPECIAL CHARACTER OF HISTORIC
TOWNS

The assessment of Parcel 47 considers its relationship with the historic settlement of
Ramsbottom. Howevers, it is concluded that the effects of development within this parcel on the
character of the historic settlement are likely to be limited. We therefore agree with the conclusion

that the site is rated as ‘weak’ in this regard.

Result: Weak.

PURPOSE 5: To AsSIST IN URBAN REGENERATION BY ENCOURAGING THE
RECYCLING OF DERELICT & OTHER URBAN LAND

It is noted that in line with the methodology all sites have been considered as having an equal

contribution to this purpose, though it is not stated what this is.

Result: Equal contribution.
OVERALL ASSESSMENT

We consider the assessment which has been carried out for the subject site, which comprises
part of the land included within Parcel 47 to be flawed as it overestimates the value of the Green
Belt in this location. This is largely due to the fact that the parcel is too large and varied in nature

for a fair assessment to be made.

We advocate that our client’s land, particularly that to the west, makes a very weak to no
contribution to four of the purposes of including land in the Green Belt and the remaining purpose
5 cannot be used for assessment purposes as all of the sites in the Borough are given equal

weighting.

In line with the Council’s methodology the overall assessment for our client’s site should

therefore be weak.

We consider the subject site as an appropriate site for release from the Green Belt as it is adjacent
to the settlement boundary and has existing development on 3 sides. The site would form a

logical extension to Edenfield in this location.

We reserve the right to make further representations in support of the release of the subject site

from the Green Belt.
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In light of the assessment included within this report, we consider that land at EIm Street,

Edenfield should be considered for release from the Green Belt.

Figure 5.1 shows the current Green Belt designation which covers the site in the emerging Local

Plan Proposals Map. The extent of the urban boundary of Edenfield is marked with a red line.

Figure 5.1 Extract from Local Plan Proposals Map identifying urban boundary

It is clear that the area which lies immediately behind properties on Rochdale Road is enclosed
on three sides and, as set out in Section 4 of this report, has a very limited role in terms of the

five purposes of the Green Belt as identified in the Framework.

The nature of the existing urban boundary in this location means that this part of the Green Belt
provides an opportunity for rounding off the settlement without causing encroachment into the
surrounding Green Belt which is more open in nature. In a Borough such as Rossendale which
has a significant amount of smaller settlements and a large amount of countryside, it is imperative
that sustainable sites on the edge of existing urban areas are fully considered in terms of their
ability to meet the Borough'’s development needs where appropriate. Rossendale is further limited

due to its topography and the subject site lies in a relatively flat part of the Borough.

Edenfield is a sustainable settlement and the subject site is within 150m of local services along
the high street. The village has good road links to Ramsbottom, Rawtenstall and beyond. Access

to the site is achievable via EIm Street.
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The site is entirely appropriate for inclusion within the urban boundary of Edenfield. Indeed, part
of the wider Green Belt parcel may have a future role in delivering sustainable development

beyond the emerging Local Plan period.

PROPOSED MODIFICATION

The Council is respectfully requested to modify the proposed urban boundary of Edenfield to

include land to the rear of properties along Rochdale Road as shown below.

Figure 5.2 Proposed Amendment to Green Belt Boundary

The extension of the urban boundary in this location is considered entirely appropriate having
regard for the site’s limited Green Belt function and the fact that it is bounded by the urban area

on three sides.

We contend that this would properly reflect the provisions of Paragraph 83 of the Framework
which sets out that amendments to Green Belt boundaries can only be made in exceptional
circumstances and through the local plan process. In additional, the amendment to the Green
Belt boundary in this instance would be fully in accordance with Paragraph 84 of the Framework
which sets out that such amendments should only be made to facilitate sustainable development

patterns.

Appendix



CONCLUSIONS

6.1

6.2

6.3

336

The starting point for consideration of the Council’s Local Plan is the well- established principle
embodied in Paragraph 158 of the Framework that Development Plans must be based on
adequate, up-to-date and relevant evidence about the economic, social and environmental

characteristics and prospects of the area.

The Framework is clear at Paragraph 83 that Green Belt boundaries can be amended in
exceptional circumstances, through the local plan process. Paragraph 84 further states that this

can only be done in order to facilitate sustainable development.

It has been highlighted in this Representation that land at EIm Street does not meet the five
purposes of the Green Belt as set out in Paragraph 80. As a result, and in order to provide for
sustainable development over the plan period, the land should be included within the urban

boundary of Edenfield and subsequently it should be removed from the Green Belt.
Hourigan Connolly

9 October 2017
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1. INTRODUCTION
1.1 Rossendale Borough Council (RBC) is preparing a new Local Plan which will guide the future
planning and development of the area. The Council are asking for comments on the Draft Local
Plan which will replace the Core Strategy once it is adopted.
1.2 The Draft Local Plan document has been informed by a series of evidence base documents, and
previous consultations undertaken on proposed changes to the Urban Boundary and the Green
Belt!.
1.3 The evidence base comprises the following documents:
e Strategic Housing Land Availability Assessment (SHLAA) - Stages 1 & 2 and
Site Assessments 2017
e Strategic Housing Market Assessment (SHMA) 2017
e Employment Land Review 2017
e Green Belt Review 2016
e Environmental Network Study 2017
e Gypsies and Travellers Accommodation Assessment 2016
e Town Centre, Retail, Leisure and Tourism Study 2017
e Playing Pitch Strategy 2016 (previously published)
e Strategic Flood Risk Assessment (SFRA) 2016
e Local Plan Viability Study 2015 and Updated Viability Study in relation to
Affordable Housing 2017
e Landscape Study 2015 (previously published)
e Landscape capacity study for wind energy developments in the South
Pennines (2014) (previously published).
14 Rossendale's Local Plan will designate land and buildings for future uses to meet the Borough's

needs and set out what developments should look like and how they should fit in with their

surroundings.

* Consultation was undertaken on the Green Belt & Urban Boundary Review between October — December 2012, January
2013 and December 2014, with further comments accepted by the Council during 2015 and 2016 to inform the previous
Local Plan Part 2 consultation, which was late withdrawn.
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Sites have been proposed for development (such as housing or employment sites), for
environmental protection and for recreation uses on the Draft Policies Map. Changes are also
proposed to the existing Green Belt and the Urban Boundary. Also, four additional Conservation

areas and an extension to an existing Conservation area are being considered.

BACKGROUND

Hourigan Connolly is instructed to review and comment on the Draft Local Plan in relation to land
at Leabrook Nurseries, Burnley Road, Rossendale. Currently the site is designated as being
located beyond the Urban Boundary within the open countryside. On behalf of our client, we seek

to promote a change to the Urban Boundary to include the subject site.

This Statement will demonstrate that a change to the Urban Boundary to include the subject site
would accord with the criteria set out by the Council as part of their consultation for the Review of
existing Green Belt and Urban Boundary in 2012 / 2013 (no update to this appears to be available

as part of the 2017 consultation).

The location of the site is shown below, at Figure 1.1.

Figure 1.1 Site Location & Context.

The site itself previously developed and includes the garden centre and associated structures,
areas of hardstanding for display and sale of goods and parking areas. These are accessed via
an existing bridge from Burnley Road, which also serves the adjacent commercial premises to

the south. The site is generally flat though it does slope from west to east in its western part.
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Figure 1.2 The site, viewed from Burnley Road

The site is bordered to the north by an established belt of trees, lining a farm access road. To the
east lie terraced residential properties, whilst to the south lie commercial premises in a mix of
uses compatible with this residential location. To the west, the site is bounded by an established

belt of mature trees beyond which lies a farmstead converted to residential use.

The site is within walking distance of a number of shops and services, and the topography of the
area is conducive to walking, with good, well-surfaced and street-lit footways on both sides of all
the roads in the area. There are a number of facilities within a 5km cycling distance of the site,
including primary, secondary and further education facilities, convenience and large-format
foodstores, accessible via traffic-free routes. The site also lies on an established bus route with

regular facilities calling the bus stops immediately adjacent to the site.

It is beyond question that the site is sustainably located.

OVERVIEW

The starting point for consideration of the Draft Local Plan document is the well-established
principle embodied in Paragraph 158 of the National Planning Policy Framework (hereafter
referred to as the Framework) that Development Plans must be based on adequate, up-to-date
and relevant evidence about the economic, social and environmental characteristics and

prospects of the area.

On behalf of Mr M Nelson we strongly recommend that the Council redraw the Urban Boundary
so that it includes the area of land subject to this Representation to properly reflect the up-to-date
position on the ground.

Needless to say, we will wish to participate in the Examination in Public and attend the relevant

hearings and will make further representations at the Regulation 19 Submission stage.
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INTRODUCTION

In this Chapter we set out the relevant legislative and policy context before going on to examine

the Council’'s Development Strategy.

LEGISLATIVE CONTEXT

Part 2 of the Planning & Compulsory Purchase Act 2004 (As amended) deals with Local

Development.

The Rossendale Borough Council Local Plan is being brought forward following changes to the
Development Plan making system in England which are set out in the Localism Act 2011. Part 6

Sections 109 — 144 of the Localism Act deal with Planning.

Following revocation of the North West Regional Strategy (RS) in May 2013, Council’s such as

RBC will set their own housing and employment targets against objectively assessed needs.

The Town & Country Planning (Local Planning) (England) Regulations (SI No. 767) came into

force on 6 April 2012 and will guide the preparation of Local Plans.

MINISTERIAL STATEMENTS

In his Written Statement of 23 March 2012 the then Minister for Decentralisation and Cities the
Rt. Hon Greg Clark MP referred to a pressing need to ensure that the planning system does
everything it can to help England secure a swift return to economic growth. He urged local
planning authorities to make every effort to identify and meet the housing, business and other

development needs of their areas.

The National Planning Policy Framework (hereafter referred to as the Framework) (see below)
was subsequently published on 27 March 2012 and urges local planning authorities to boost

significantly the supply of housing.

In his Written Statement of 6 September 2012 the Secretary of State for Communities and Local
Government the Rt. Hon Eric Pickles MP noted an increase in house building starts between 2009
and 2011 but said that there was far more to do to provide homes to meet Britain’s demographic

needs and to help generate local economic growth.

There can be no doubt that house building is a driver of the local economy besides providing

homes for local people.
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FRAMEWORK REQUIREMENTS

Paragraphs 150 to 185 of the Framework deal with Plan-making.

The importance of the Local Plan is identified as the key to delivering sustainable development

and a cornerstone of the development management process (Paragraph 150 refers).

The requirement for Local Plans to be prepared with the objective of contributing to the
achievement of sustainable development is embodied in Paragraph 151 of the Framework and
stems from the requirements set out under Section 39(2) of the Planning & Compulsory Purchase

Act 2004. Local Plans must also be consistent with the principles and policies of the Framework.

Paragraph 152 of the Framework requires local planning authorities to seek opportunities to
achieve and secure net gains for each of the three dimensions of sustainable development.
These three dimensions are defined in Paragraph 7 of the framework as economic, social and
environmental. According to Paragraph 7 of the Framework these dimensions give rise to the

need for the planning system to perform a number of roles:

. “an economic role — contributing to building a strong, responsive and competitive
economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying
and coordinating development requirements, including the provision of

infrastructure;

. a social role — supporting strong, vibrant and healthy communities, by providing the
supply of housing required to meet the needs of present and future generations;
and by creating a high quality built environment, with accessible local services that
reflect the community’s needs and support its health, social and cultural well-being;

and

. an environmental role — contributing to protecting and enhancing our natural, built
and historic environment; and, as part of this, helping to improve biodiversity, use
natural resources prudently, minimise waste and pollution, and mitigate and adapt

to climate change including moving to a low carbon economy’.

Paragraph 8 of the Framework states that the roles mentioned in Paragraph 7 should not be
undertaken in isolation, because they are mutually dependant and should be sought jointly and

simultaneously through the planning system.

The importance of Local Plans taking into account local circumstances is highlighted in Paragraph
10 of the Framework to ensure that they respond to the different opportunities for achieving

sustainable development.

Paragraph 152 of the Framework goes on to deal with adverse impacts on any of the dimensions

of sustainable development and sets out three tests:
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. Firstly significant adverse impacts on any of the dimensions should be avoided, and

where possible, alternative options which reduce or eliminate such impacts should be

pursued.

. Where adverse impacts are unavoidable, measures to mitigate the impact should be
considered.

. Where adequate mitigation measures are not possible, compensatory measures may be
appropriate.

Paragraph 154 of the Framework requires Local Plans to be aspirational but realistic and address

the spatial implications of economic, social and environmental change.

The requirement for local planning authorities to set out strategic priorities for their areas in their

Local Plans is established in Paragraph 156 of the Framework. Such policies are required to

deliver:

. “the homes and jobs needed in the area;

° the provision of retail, leisure and other commercial development;

° the provision of infrastructure for transport, telecommunications, waste
management, water supply, wastewater, flood risk and coastal change
management, and the provision of minerals and energy (including heat);

. the provision of health, security, community and cultural infrastructure and other
local facilities; and

. climate change mitigation and adaptation, conservation and enhancement of the

natural and historic environment, including landscape”.

The importance of using a robust and proportionate evidence base for Plan making is dealt with
in Paragraphs 158 to 177 of the Framework. Paragraph 158 is of particular relevance to these

submissions:

“Each local planning authority should 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. Local planning authorities should ensure that
their assessment of and strategies for housing, employment and other uses are

integrated, and that they take full account of relevant market and economic signals”.

A number of topics are discussed and for the purpose of this document we will focus on housing
(Paragraph 159), business (Paragraphs 160 — 161), infrastructure (Paragraph 162) and
environment (Paragraphs 165 — 168).
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HoUSING

Paragraph 159 outlines the importance of preparing a Strategic Housing Market Assessment
(SHMA) to assess full housing needs and a Strategic Housing Land Availability Assessment
(SHLAA) to establish realistic assumptions about the availability, suitability and the likely

economic viability of land to meet the identified need for housing over the plan period.

Of particular importance is the requirement for the SHMA to identify the scale and mix of housing

and the range of tenures that the local population is likely to need over the Plan period which:

e ‘meets household and population projections, taking account of migration and

demographic change;

e addresses the need for all types of housing, including affordable housing and the needs
of different groups in the community (such as, but not limited to, families with children,
older people, people with disabilities, service families and people wishing to build their

own homes); and

e caters for housing demand and the scale of housing supply necessary to meet this

demand”.

BUSINESS

Paragraph 160 of the Framework outlines the importance of local planning authorities having a
clear understanding (from a robust evidence base) of business needs within the economic

markets operating in and across their area.

Paragraph 161 of the Framework establishes the importance of understanding business needs
(both quantitative and qualitative) and ensuring that sufficient suitable land (both existing and

future) is available to meet needs.

INFRASTRUCTURE

An objective of government policy is the delivery of growth. Central to this objective is ensuring
that infrastructure has the capacity or can be enhanced to deliver growth. A number of factors
are outlined in Paragraph 162 of the Framework which need to be considered at a local level
including transport, water, foul drainage, energy, telecommunications, waste, health, social care,

education, flood risk and coastal change management.

ENVIRONMENT

Paragraphs 165 to 168 of the Framework deal with environmental matters and set out the

requirement that a sustainability appraisal which meets the requirements of the European
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Directive on strategic environmental assessment should be an integral part of the plan preparation
process, and should consider all the likely significant effects on the environment, economic and

social factors.

SOUNDNESS

Paragraph 182 of the Framework deals with the examination of Local Plans. The Local Plan will
be examined by an independent inspector whose role is to assess whether the plan has been
prepared in accordance with the Duty to Cooperate, legal and procedural requirements, and
whether it is sound. Local planning authorities are required to submit Plans for examination which

they consider “sound” — namely that they are:

“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;

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

o Effective — the plan should be deliverable over its period and based on effective joint

working on cross-boundary strategic priorities; and

o Consistent with national policy — the plan should enable the delivery of sustainable

development in accordance with the policies in the Framework”.

NATIONAL PLANNING PRACTICE GUIDANCE

The NPPG replaces some 230 planning guidance documents but will result in no amendments to

the Framework.

The Housing and Economic Land Availability Assessment section of the NPPG is worthy of
specific mention in relation to this Submission, in particular paragraph 030 (reference ID: 3-030-
20140306 confirms):

Housing requirement figures in up-to-date adopted Local Plans should be used as the
starting point for calculating the five year supply. Considerable weight should be given to
the housing requirement figures in adopted Local Plans, which have successfully passed
through the examination process, unless significant new evidence comes to light. It
should be borne in mind that evidence which dates back several years, such as that drawn

from revoked regional strategies, may not adequately reflect current needs.”
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The NPPG deals with deliverable sites as follows at paragraph 031 (Reference ID 3-031-
20140306):

WHAT CONSTITUTES A DELIVERABLE SITE’ IN THE CONTEXT OF HOUSING POLICY?

Deliverable sites for housing could include those that are allocated for housing in the
development plan and sites with planning permission (outline or full that have not been

implemented) unless there is clear evidence that schemes will not be implemented

within five years.

However, planning permission or allocation in a development plan is not a prerequisite
for a site being deliverable in terms of the five-year supply. Local planning authorities will
need to provide robust, up to date evidence to support the deliverability of sites, ensuring
that their judgments on deliverability are clearly and transparently set out. If there are no
significant constraints (e.g. infrastructure) to overcome such as infrastructure sites not

allocated within a development plan or without planning permission can be considered

capable of being delivered within a five-year timeframe.

The size of sites will also be an important factor in identifying whether a housing site is
deliverable within the first 5 years. Plan makers will need to consider the time it will take

to commence development on site and build out rates to ensure a robust five-year

housing supply

In regards to how often a Local Plan should be reviewed, the NPPG states at paragraph 008

(Reference ID 12-008-20140306) that:

How OFTEN SHOULD A LOCAL PLAN BE REVIEWED?

To be effective plans need to be kept up-to-date. Policies will age at different rates
depending on local circumstances, and the local planning authority should review the
relevance of the Local Plan at regular intervals to assess whether some or all of it may
need updating. Most Local Plans are likely to require updating in whole or in part at least
every five years. Reviews should be proportionate to the issues in hand. Local Plans may

be found sound conditional upon a review in whole or in part within five years of the date

of adoption.
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PoLicy SD1 PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

This policy is in line with the Framework and supports sustainable development in accordance
with the Local Plan, unless material considerations indicate otherwise. In addition, where policies
are out of date or irrelevant the Council will grant permission unless material considerations
indicate otherwise, taking into account any adverse impacts that would demonstrably outweigh
the benefits or any specific policies in the Framework that indicate development should be

restricted.

This policy is supported as it is directly in line with the Framework.

PoLicy SD2 URBAN BOUNDARY AND GREEN BELT

This policy seeks to restrict new development to within the Urban Boundary, except where
development specifically needs to be located within a countryside location and the development

enhances the rural character of the area.

The principle of this policy is supported; however, the proposed extent of the Urban Boundary is
not. We consider that there is scope within the Borough to further revise the line of the Urban
Boundary to accommodate the level of growth required to ensure the Borough’s growth is

sustainable and meets the aspirations of the Council moving forward.

SUGGESTED MODIFICATION

The Council should change the Urban Boundary to include the subject site within this boundary
line to further deliver a sustainable level of growth. To change the Urban Boundary at this location
would be sound and would not harm the objectives of the Local Plan and would accord with the

Council’s criteria set out in the Review of the Urban Boundary.

The detailed proposed amendment to the Urban Boundary is shown in the following Chapter.

HS1 HousING

This Policy sets out the need to provide at least 4,000 additional dwellings over the plan period
(2019-2034), equating to 265 dwellings per annum. The policy seeks to address prior under-
provision in the first five years of the plan period, by increasing the annual requirement to 350 in

the first five years. This strategy is supported.

It is however noted that the SHMA sets out a range of need from 265-335 dwellings per annum,

it is therefore questionable as to why the Council has simply chosen the lower end of this range,
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rather than opting for an aspirational target to ensure need is met and sustainable growth

achieved.
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PROPOSED AMENDMENT TO THE URBAN BOUNDARY

41

4.2

43

INTRODUCTION

Previous consultations by the Council on the Review of the Green Belt and Urban Boundary has
resulted in a number of proposed changes to the Urban Boundary line as shown on the draft
Proposals Maps2. The Council used a number of criteria to assess whether a change to the
Urban Boundary would accord with the purpose of the Urban Boundary to clearly define and

differentiate between designated settlements, Countryside and Green Belt.

The subject site is situated with quick and direct access by public transport to Burnley to the north
and Rawtenstall to the south with both towns via Burnley Road (A682). The bus stops adjacent
to the site are served by the X43 ‘Witch Way’ bus service which provides an express service into

Manchester City Centre.

Our proposed amendment is shown below:

Fig. 4.1 Current Draft Boundary

2 The Council has produced a Borough-wide Proposals Maps and a number of Ward Proposals Maps.
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Fig. 4.2 Proposed Draft Boundary (site indicated by red dot)

By assessing the inclusion of the site within the Urban Boundary against the Council’s criteria (as

listed above), we reach the following conclusions:

The Urban Boundary will be amended to correct any cartographic errors,
anomalies and inconsistencies where:

Boundaries are inaccurately
drawn, or

The current Urban Boundary in this location is
some 20 years out of date and do not reflect
the urban area on the ground.

Do not follow strong, robust and
permanent boundaries, on the
ground, or

The boundary should include the subject site
which would be bounded by a clearly defined
boundary line associated with the established
boundaries to the garden centre. The new
boundary would be well established, permanent
and robust.

Areas of land no longer read as
part of the wider built up area, or

N/A

Areas of land clearly read as part
of the wider built up area.

This site reads as part of the built-up area
along Burnley Road, where there is already
development on both sides of the main road.

To meet the Borough'’s future de

velopment and community needs, additional

land will be considered for inclusion within the Urban Boundary where

It is capable of being developed
sustainably and integrated into
the existing built-up area, and

Yes. The site is sustainably located and is
already integrated into the existing built-up
area.

It would not adversely affect
aspects of the natural
environment unless it is capable
of full mitigation, and

Yes. There would be no adverse effect.

It would not result in the
amalgamation of settlements or
adversely affect the character of
the settlement; and

Yes. There would be no amalgamation of
settlements or adverse effect on the character
of the settlement.

Appendix




4.5

4.6

4.7

4.8

353

It would not adversely affect
(d) | heritage assets or their setting, N/A
and

It is capable of being developed
without a significant adverse

(e) | impact on local views and Yes. Development could be achieved without
viewpoints, including where significant impact.

appropriate the use of
appropriate mitigation measures.
Open land on the edge of existing settlements will be excluded from the Urban
3 Boundary where it has existing recreational or community value (e.g. playing
fields, allotments, playgrounds etc) to ensure it remains undeveloped

The site is not used for recreational purposes.

The subject site is sustainably located and any future development, would represent sustainable

development, which the Framework establishes a presumption in favour of.

The Framework also encourages Local Planning Authorities to positively seek opportunities to
meet the objectively assessed development needs of their area unless, inter alia, any adverse

impacts of doing so would significantly and demonstrably outweigh the benefits.

With this in mind, we would recommend that the draft Proposals Map for be revised to reflect the
urban area correctly so that the land at Leabrook Garden centre is included within the Urban

Boundary.

We reserve the right to add to make further submissions to the Council during the Local Plan

preparation period.
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5.

CONCLUSIONS

5.1

354

The Council should amend the Urban Boundary to include the subject site within this boundary
line to further deliver a sustainable level of growth and to properly reflect the lie of the land. To
amend the Urban Boundary at this location would be sound and would not harm the objectives of
the Local Plan and would accord with the Council’s criteria set out in the Review of the Urban

Boundary.
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Goocdshaw,
Rossendale,
Lancs.

01/ 10/ 2017

Dear Sir / Madam,
I strongly object to the proposed plan:-
SHLAA 16197 -—--—- HS2.51 — Land adjacent Laburnum cottages.

The proposal is the building of 23 houses on 0.77 hectares of greenfleld land of
which a percentage is a recreational field. This area has been maintained and mown
as a playing field for the past thirty plus years. It was to replace the park {now
Hawthorne Meadows) dismantled after a child was seriously injured on the slide. It is
the only level playing field in the area on which football / cricket can be played
safely. Areas like this are being promoted by the government for a heaithier
community.

Access to the proposed site is via Church St. which is already congested by cars
parking on both sides of the road making passage difficult to existing properties at
the top of the road (Hawthorne Meadows etc.), The exit to Burniey Rd.is dangerous
as traffic approaches quickly from the bend in the road to the north. The prospect of
at least another forty cars is daunting.

The church of St. Mary’s and All Saints is a listed building with its graveyard
bordering the proposed site. During construction of 126, Goodshaw Lane, because of
land movement, bones were uncovered which needed to be held in the church and
re-buried. There is a potential that this may recur if foundations and site work are
carried out in the vicinity of the graveyard. New houses would detract from its
setting and historic vaiue.

1 think we are ali aware that because of the necessity of new houses being built to
accommodate an ever increasing population much of the countryside is being
“encroached upon. Surely we need to keep small parcels of land to provide a wild life
corridor and haven for small nesting birds, foxes, badgers, deer and owls. There is a
badger sett on the land, please can you assure me that this will be dealt with in the
correct manner. For the past eight years we have been fortunate encugh to feed and
enjoy watching & wide variety of creatures in the greenfield fand in guestion.( A fact
we have never generally advertised)
(Photograph inciuded).
Finally, surely the infrastructure of the area must be dealt with before any more
houses are built.

Yours Sincerely,
Ken Iveson
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Rossendale Borough Council 5" October 2017
The Business Centre

Futures Park

Bacup

OL13 0BB

For the attention of the Forward Planning Department

Dear Sirs,

Rossendale Draft Local Plan - July 2017

| object to the proposed housing development sites referenced H52:11, HS2:12, HS2:13 and
HS2:32 listed in Chapter 1 { HS2) of the above plan. My concern is that the connectivity of each of
these sites to essential facilities in Bacup Town Centre is unsuitable for the foliowing reasons:

There are only two routes from the sites to the Town centre, one of which is Lodge Lane and the
other is Bankside Lane,

Lodge Lane is to the South and East of the four sites, and is closed to motor vehicles as a through
road. It has a very steep slope with an average gradient of 15% ( 1 in 7) and therefore does not
comply with any national or regional planning guidance as being acceptable for use by
pedestrians, the mobility impaired and cyclists. It would therefore be improper to suggest Lodge
Lane as a route from the sites to Bacup Town Centre.

This means that Bankside Lane is the only acceptable access to the Town Centre for all highway
users. However Bankside Lane has a particularly steep section for a length of 242 metres
between its junctions with Market Street and Maden Road and | believe it to be unsatisfactory as
a means of access to the proposed housing developments as evidenced in the following
disclosures attached to this letter:

Disclosure 1,

a. Non Compliance with the Lancashire County Council Code of Practice on Mobility
" Inclusive Mobility’ Section 3 Footways

b. Non Compliance with the Lancashire County Council Transport and Design Guidance
‘Creating Civilised Streets’ Section 5.5 Connected Streets

c. Non Compliance with the Department for Transport ‘Manual For Streets’ Section
7.6 Visibility Requirements.
(Note this section includes calculations that have safety implications for highway
users and [ request that it is submitted to LCC Highways Engineers for verification).

383 Appendix




Rossendale Draft Local Plan — Objections to housing sites HS2:11 HS2:12 HS2:13 HS2:32. sheet 2

Disclosure 2.
Breach of the Rossendale Draft Local Plan Policies:
ENV1 - High Quality Development in the Borough
ENV2 - Heritage Assets.
Disclosure 3.
Prior refusal of a planning application for development off Bankside Lane.
On the basis of the above submissions | request that the proposed housing sites HS2:11, HS2:12,
HS2:13 and HS2:32 be removed from the Rossendale Draft Local Plan.

Yours Faithfully,

David Thompson
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Rossendale Draft Local Plan — Objections to housing sites HS2:11 HS2:12 H52:13 HS2:32, sheet 3

DISCLOSURE 1

a. NON COMPLIANCE WITH LANCASHIRE COUNTY COUNCIL CODE OF PRACTICE ON MOBILITY
‘INCLUSIVE MOBILITY’ Section 3 Footways.

To meet the target in Policy HS6(a) of the Rossendale Draft Local Plan, 30% of the proposed houses on
sites HS2:11,12,13 and 32 will need to accommodate elderly and disabled residents.

Clearly any residents with mebility difficulties will require access to public transport and local facilities.
Such access will be via the steep section of Bankside Lane between its junctions with Maden Road and
Market Street { a distance of 242 metres) which must therefore comply with Lancashire County Council’s
Code of Practice on mobility ‘Inclusive Mobility’ adopted in March 2003.

Section 3.1 of ‘Inclusive Mobility’ recommends that footways should have a minimum clear width of
2000mm or 1500mm at physical constraints.

Section 3.2 recommends that the gradient of footways be no more than 5% (1 in 20).

Bankside Lane between its junctions with Market Street and Maden Road does not comply
with the above criteria at any point.

b. NON COMPLIANCE WITH LANCASHIRE COUNTY COUNCIL TRANSPORT POLICY AND DESIGN
GUIDANCE ‘CREATING CIVILISED STREETS’ Section 5.5 Connected Streets

In February 2010 Lancashire County Council published its Transport Policy and Design Guidance document
titled — Creating Civilised Streets. Section 5.5 of the guide states;

Connected Streets

LCC will ensure new streets are connected to the surrounding environment giving people the
opportunity to choose how they travel . . .

Designing links to the external network requires an assessment of the surrounding
infrastructure including walking, cycling and public transport . . .

Creating a connected site
People walking should be provided with routes to public transport and key destinations . . .

It is evident that because the footways on Bankside Lane do not comply with the requirements
of ‘Inclusive Mohbility’ as shown in (a) above, it cannot be demonstrated that the housing sites
HS2:11, HS2:12, HS2:13 and HS2: 32 have adequate connectivity to satisfy section 5.5 of LCC's
Transport Policy ‘Creating Civilised Streets’.
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c. NON COMPLIANCE WITH THE DEPARTMENT for TRANSPORT PUBLICATION ‘MANUAL FOR
STREETS' - Section 7.6 Visibility Requirements

The following visibility calculations and measurements on Bankside Lane have been made by
local residents, therefore it is requested that LCC Highway Engineers check the figures
presented.

AREA OF STUDY BANKSIDE LANE , BACUP, BETWEEN THE JUNCTIONS WITH MARKET STREET AND
MADEN ROAD.

LENGTH OF HIGHWAY = 242 METRES
AVERAGE GRADIENT 12 %.

HERITAGE SETTING ~ WITHIN BACUP TOWN CENTRE CONSERVATION AREA.
SPEED LIMIT 20 MPH THROUGHOUT.
Visibility splay measurements have been made at the following road junctions with Bankside Lane:
Maden Road sheet 8
Dale Street sheet 9
Bank Street sheet 10
Princess Street sheet 11
Lord Street sheet 12
Forward visibility measurements have been made at the following locations on Bankside Lane:
Opposite Nol The Mount { potential impact for vehicles travelling towards each other) sheet 13

Cpposite No2 The Mount { driver restricted visibility to pedestrians stepping off the footway) sheet 14

1. Calculations for minimum visibility splays at junctions in accordance with Manual for Streets

The basic minimum recommended Vehicle Stopping Sight Distance from section 7.5.3 of MfSis calculated
as follows:

Basic SSD = vt +V* where v=speed inm/s (8.94 at 20mph)
2d t = perception — reaction time ( t =1.5 secs to section 7.5.7)
d = deceleration rate { 4.41m/s for a level road ).

Bankside lane has steep gradients and hence the deceleration rates must be adjusted accordingly.

MIS section 7.5.9 stipulates that a 10% gradient will increase ( or decrease) the deceleration rate d by
around 0.1g ( 0.98m/s).

Hence for 10% gradient incline d=4.41+098 =5.39m/s
10% gradient decline d=4.41 -0.98 =3.43m/s

Note for practical purposes, the above deceleration figures for 10% gradient are used in the following
calculations although Bankside Lane over the audit length has an average gradient of 12% (varying
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between 6% and 15%). It is therefore recommended that the deceleration rates should be checked
accurately by LCC Highways for the actual gradients at each audit point.

Therefore for a 10% gradient incline BasicSSD = 8.94x1.5 + 8.94° = 13.41 +7.41 = 20.8m
2x5.39

To calculate the recommended visibility splay at junctions a distance of 2.4 m is added for bonnet length
to the above figure as recommended in section 7.6.4.

Hence minimum visibility splay required at junctions for 10% incline = 20.8+2.4 = 23.2m

For a 10% gradient decline BasicSSD = 8.94x1.5 + 8.94° =13.41 +11.65 =251m
2x3.43

Add 2.4 m as above

Hence minimum visibility splay required at junctions for 10% decline =251+24 =275m

2. Calculations for minimum forward visibility for vehicles in accordance with Manual for Streets

The calculation for minimum vehicle forward visibility from section 7.8.1 of MfS is equal to the BASIC SSD
values for inclines and declines respectively,

Hence
minimum forward visibility required with a 10% incline = 20.8m
minimum forward visibility required with a 10% decline = 25.1m

The above minimum recommended visibility splay and forward visibility distances are compared
with the measured values at each of the locations on Bankside Lane and these are shown on
sheets 6 — 12 below.

Al of the measured visibility splays and forward visibility distances on Bankside Lane are below
the minimum requirements in The Depariment of Transport Document ‘ Manual for Streets’.
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Rossendale Draft Laocal Plan — Objections to housing sites HS2:11 H52:;12 H52:13 HS2:32, Sheet 14

DISCLOSURE 3

PRIOR REFUSAL OF A PLANNING APPLICATION FOR DEVELOPMENT OFF BANKSIDE LANE.

In June of 1986 Rossendale Council refused a Planning Application, ref 14/86/232, for a housing
development off Bankside Lane (see below).

The 4" Paragraph of the refusal notice states:

“ The proposal would lead to an increase in vehicular traffic on Bankside Lane, which
owing to its narrow width, horizontal and vertical alignment and lack of adequate
pedestrian footway provision between Maden Rood and its junction with Market
Street is considered unsujtable to serve as an access to further development.”

Hence Rossendale Council formally recognise that Bankside Lane and its footways
are unsuitable to accommodate additional developments.
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1 INTRODUCTION

1.1 PREAMBLE

Highways England has been appointed by the Secretary of State for Transport as a strategic
highway company under the provisions of the Infrastructure Act 2015. Highways England is
responsible for operating, maintaining and improving the Strategic Road Network (SRN) in
England, in accordance with the Licence issued by the Secretary of State for Transport (April
2015) and Government policies and objectives.

Highways England’s approach to engaging with the planning system is governed by the advice
and guidance set out in:

e The Strategic Road Network Planning for the Future - A guide to working with
Highways England on planning matters (2015).

The document is written in the context of statutory responsibilities as set out in Highways
England’s Licence, and in the light of Government policy and regulation, including the:

e National Planning Policy Framework (NPPF);

e Town and Country Planning Development Management (Procedure) Order (England)
2015 (DMPO); and

e DfT Circular 02/2013 The Strategic Road Network and the delivery of sustainable
development (‘the Circular’).

As a statutory consultee in the planning system, Highways England has a regulatory duty to co-
operate. Consequently Highways England are obliged to give consideration to all proposals
received and to provide appropriate, timely and substantive responses.

Highways England’s desire to be a proactive planning partner goes beyond this statutory role, but
follows the spirit of the Licence, which stipulates that Highways England should:

“Support local and national economic growth and regeneration”

With regard to the preparation of Local Plans, Highways England’s key guidance document, ‘The
Strategic Road Network: Planning for the Future’ (2015) states:

“The preparation of local plans provides an opportunity to support a pattern of development that
minimises the need for travel, minimises journey lengths, encourages sustainable travel, and
promotes accessibility for all. This can contribute to the achievement of environmental objectives
and reduce the cost to the economy arising from the environmental, business and social impacts
associated with traffic generation and congestion.”

Paragraph 65 sets out the role of Highways England take in facilitating this:
“For all these reasons we are keen to contribute to the plan-making process. We can help you
identify the most suitable locations for development that make best use of the capacity on the

SRN, so encourage you to engage with us from the earliest stages of thinking.”

This review also pays cognisance to Paragraph 67, which states:
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Highways England Project No 70037748-001
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“In supporting and considering draft local plans, we will seek to influence the scale and patterns of
development so that it is planned in a manner which makes best use of capacity on the SRN and
will not compromise the fulfiment of the primary function of the SRN. Ideally, development
locations should be chosen that would minimise the need for travel and facilitate the use of
sustainable transport.”

1.2 OVERVIEW

WSP has been commissioned by Highways England to undertake a review of the Rossendale
Draft Local Plan consultation documents. The documents to be reviewed include:

e Rossendale Draft Local Plan and Policies Maps; and
¢ Rossendale Infrastructure Delivery Plan.

Although the current adopted Rossendale Core Strategy (2011 — 2026) is not considered out-of-
date, the Council is now required by the UK Government to prepare a Local Plan. The emerging
Local Plan is intended to last over a 15 year period from 2019 — 2034 and will designate land and
buildings for future uses to meet the Borough's needs and set out what developments should look
like and how they should fit in with their surroundings. Once it is adopted, the Local Plan will
replace the Core Strategy.

The Draft Local Plan was published in July 2017 and the consultation period for the document
ends in October 2017. The Council has expressed its desire for a revised Local Plan to be
submitted to the Planning Inspectorate in 2019 for examination, with formal adoption expected in
2020. Rossendale Borough Council is asking for comments on the Draft Local Plan and as a
statutory consultee, it is Highways England’s role to provide comments, raise potential issues and
make recommendations where appropriate.

1.3 THE SRN WITHIN ROSSENDALE

In terms of the extent of Highways England’s Strategic Road Network within the Borough of
Rossendale, this consists of the A56 trunk road, which joins the M66 motorway at the southern
boundary of the Borough at Edenfield and runs in a northerly direction on its route to join the M65
motorway at Junction 8. On its route, the A56 serves the core settlements within the Borough of
Rawtenstall and Haslingden as well as the more dispersed settlements on the local routes that
have junctions with the A56. All other roads within the Borough comprise the local highway
network, under the responsibility of the local highway authority, Lancashire County Council.

In terms of the A56 itself, as a trunk road it is of a modern, high standard comprising of dual
carriageways with a national speed limit, with the exception of a 50mph single carriageway
section on the curve at Haslingden and is comparable in character to a motorway.

Against this background, and its vision to upgrade all trunk roads by 2040, Highways England’s
position is to take a presumption against supporting sites that would necessitate new and
dedicated direct accesses onto the A56. Indeed, given the high-speed nature of the A56, there
would be a presumption against any new connections, with Highways England’s focus instead
being on upgrading the existing junctions on the route to improve safety and traffic flow. This
position is supported by the DfT Policy Circular 02/2013 ‘The Strategic Road Network and the
Delivery of Sustainable Development’ which has a presumption against the creation of new
junctions and direct connections to motorways and high-speed trunk roads except where it can be
demonstrated that such connections are essential to deliver ‘strategic, planned growth’.
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1.4 PREVIOUS COMMENTS BY HIGHWAYS ENGLAND
ROSSENDALE LOCAL PLAN 2 (2015)

Rossendale Borough Council was in the process of developing its site allocations in 2015, known
as ‘Local Plan 2, but this work was subsequently abandoned. Highways England provided
comments to the Council in August 2015.

Whilst Highways England raised no objection in principle in the proposals, it was noted that the
majority of allocated residential sites were located in Rawtenstall, while the majority of
employment sites are allocated in the Haslingden and Rising Bridge area, along the A56 corridor.
As such, it considered that there was potential for a significant increase in the number of trips
accessing this short section of the SRN.

At that time, the majority of allocated residential sites were on a relatively small scale, with only
two sites exceeding 100 dwellings in terms of capacity. It was stated that the resultant impact on
the SRN from residential developments would therefore be likely to stem from cumulative
increases in traffic generated by many different sites, rather than from large individual sites. This
point remains a valid consideration in this review of the Draft Local Plan site allocations, and is
reiterated in the ‘Housing’ section.

In terms of employment sites, five allocated employment sites were in excess of 2ha in area, and
were therefore identified as having the potential to create a significant increase in the number of
trips accessing the SRN. Several of the sites remain in the Draft Local Plan allocations, or are
adjacent to other allocated sites. Hence, several comments made in the ‘Employment’ section of
this review are similar to those made previously by Highways England in 2015.

In terms of vehicular access to the employment sites, Highways England highlighted that the main
access point from the sites should be from the local highway network, which is inherently safer
than having a reliance on direct access to and from a high-speed trunk road like the A56. It was
stated that access points and junctions on busy, high speed roads generate weaving and turning
manoeuvres by drivers, impacting on safety and the reliability of journeys. As a consequence,
developers of the sites should access their proposals via the local road network or existing
junctions on the SRN.

Highways England undertook some initial calculations using a spreadsheet based tool to assess
the potential impact of the allocated sites on the SRN. The results of this indicated that the most
significant pressure point would likely be the northern end of the M66, on the northbound
carriageway between Junction 1 and the start of the A56(T), in the PM peak. The key junctions
likely to be impacted by allocated site development traffic were identified as being the A56(T) /
A680 roundabout at Rising Bridge, and the A56(T) / A680 / B6527.

Highways England stated that they would welcome any further opportunity to comment on the
emerging Local Plan and encouraged maintaining a close working relationship with Rossendale
Borough Council to ensure that the Borough achieves its growth potential whilst maintaining the
safe operation of the SRN.

COMMENTS ON DRAFT LOCAL PLAN ALLOCATIONS (2017)

Highways England was provided with details of the potential housing, employment and mixed-use
site allocations by Rossendale Borough Council on a confidential basis in advance of the start of
the Draft Local Plan consultation. In response, Highways England provided comments to
Rossendale Borough Council on 18" July 2017.

In its response, Highways England expressed its concern over the lack of any highways evidence
base supporting the Draft Local Plan or Infrastructure Delivery Plan. This was highlighted as
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being key to enable Highways England to gauge the impacts of the additional development upon
the SRN and any associated network improvements required to facilitate it which (if outside of its
existing programme of improvements) the Council will need to promote through its IDP. It was
also stated that this should also take into account the effects of existing public transport provision
as well as realistic assumptions on the timing and deliverability of future public transport provision
in relation to the timescale of the Plan. The highways evidence was highlighted as enabling
Highways England to identify and support a pattern of development that is sustainable, reduces
the potential for creating congestion on the SRN and does not reduce the safety of the network.

As a result of the above comment, Highways England advised that a body of highways impact
evidence linked to the proposed site allocations is produced for review by Highways England
before the draft land allocations can be finalised. In the absence of this evidence, Highways
England highlighted that its response to the Draft Local Plan consultation would be likely to
culminate in a recommendation that a suitable evidence base is produced. It stated that without
this supporting evidence, the Local Plan is likely to be found unsound by an Inspector, which will
result in delay later on.

As is highlighted at the appropriate points in this review, it is apparent that the Draft Local Plan
and Infrastructure Delivery Plan have been published for consultation without the required
highways evidence base referred to above. As such, the comments made by Highways England
to Rossendale Borough Council on 18" July 2017 remain valid and are reiterated in this review.
The remainder of this report will take the following structure:

e Section 2: Review of Rossendale Draft Local Plan

e Section 3: Review of Rossendale Infrastructure Delivery Plan; and

e Section 4: Summary and Next Steps.
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2 REVIEW OF ROSSENDALE DRAFT
LOCAL PLAN

21 DELIVERING SUSTAINABLE DEVELOPMENT
SD1: PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT

The Draft Local Plan makes reference to the NPPF and that a core theme within the Framework
is a presumption in favour of sustainable development. It states that the Council will therefore
proactively seek opportunities to meet the development aspirations and needs of Rossendale.
The Local Plan also states that the document contains policies that follow an approach in favour
of sustainable development.

The Policy recognises this, stating the following:

‘The Council will always work proactively with applicants jointly to find solutions which mean that
proposals can be approved wherever possible, and to secure development that improves the
economic, social and environmental conditions in the area’

Furthermore, the policy adds:

‘Where there are no policies relevant to the application or relevant policies are out of date at the
time of making the decision then the Council will grant permission unless material considerations
indicate otherwise’

SD2: URBAN BOUNDARY AND GREEN BELT

The Local Plan makes reference to the settlement boundaries set out within the Policies Map and
states that Sustainable Development will generally be permissible in such locations. Development
in rural areas will be supported if there is an identified need for such activity in the area.

The Policy states:

‘All new development in the Borough will take place within the Urban Boundaries, defined on the
Policies Map, except where development specifically needs to be located within a countryside
location and the development enhances the rural character of the area’

Key Point:

e The Council recognises the importance of Sustainable Development as identified within
the NPPF and it will work proactively to ensure that such developments are delivered
within the Borough.

2.2 HOUSING

This section of the review focusses on the current context in regard to employment and identifies
opportunities that Rossendale’s Town Centre and other District Centres within the Borough can
capitalise upon to further improve upon their economic output.
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HS1: MEETING ROSSENDALE’S HOUSING REQUIREMENT

The Local Plan states that a Strategic Housing Market Area Assessment (SHMA) was undertaken
in 2016 by Rossendale Borough Council and recommended that there is a need for additional
housing of between 265 and 335 dwellings per year over the Local Plan period (2019 — 2034).
The Council has stated that the figure of 265 dwellings per year is sufficient which therefore
equates to a total of 3,975 dwellings being delivered over 15 years.

It is also stated that provision of dwellings during the first five year period will need to take into
account the requirement to address the under-provision of 425 dwellings. Therefore, the annual
delivery of dwellings during the first five year period will increase to 350 dwellings.

The Policy states:
‘The net housing requirement for the period 2019 — 2034 will be achieved through:

e Providing at least 4,000 additional dwellings over the plan period equating to 265
dwellings a year;

e Addressing prior under-provision of 425 dwellings (as of 31% March 201 7) within the first
five years of the plan period.’

HS2: HOUSING SITE ALLOCATIONS

The Council has provided a list of Housing Site Allocations that contains both existing planning
applications which have not started or are still being built out and are not expected to be
completed by the end of the 2017/18 financial year. Although the total potential housing number is
3,622, a density of 30 dwellings per hectare has been applied where there is a lack of detailed
information.

Of the sites which have been identified, only five are considered to be of significant scale, in that
they can accommodate in excess of 100 dwellings. These are listed in the table below.

Table 2-1 — Housing Site Allocations >100 Dwellings

Housing SHLAA Ref. | Site Name Area No. of Delivery Allocation Greenfield
Allocation (LE)] units Timescale or
Ref. Brownfield
HS2.7 SHLAA16067 | Land of | 5.03 151 Year 6-15 | Housing Greenfield
Cowtoot
Lane
HS2.54 SHLAA16393 | Land  off | 3.5 105 Years 1-5 | Housing Greenfield
Newchurch
Road, east
of Johnny
Barn
HS2.71 SHLAA16262 | Land west | 9.12 273 Year 6-15 | Housing Greenfield
of Market
Street
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HS2.78

SHLAA16304

Grane
Village,
Land south
of Grane
Road/ east
of
Holcombe
Road

3.53

106

Year 6-15

Housing

Mixed

HS2.107

SHLAA16005

Land  off
Eastgate

3.7

111

Year 6-15

Housing

Brownfield

Key Points

o Of the sites listed above, sites HS2.7 and HS2.107 are located in Bacup and Whitworth
respectively, which are both some distance from the A56(T) and hence any traffic
generated by housing developments on these sites would be likely to dissipate
throughout the local highway network prior to reaching the SRN. Site HS2.54 is located in
Rossendale itself, approximately 2km from the A56(T) via the A682. Site HS2.78 is
located west of Haslingden, approximately 500m from the A56(T) Haslingden bypass,
accessible via the B6232. Whilst these sites are therefore located closer to the SRN, the
relatively modest scale of the sites would not necessarily result in a significant or severe
traffic impact, however this would be confirmed through a review of Transport
Assessments for the sites which would be expected as part of any future planning
applications.

o Site HS2.71 is the largest allocated site for housing and is the Edenfield site discussed in

detail in Policy HS3. This is summarised in the following section.

e The remaining sites are generally small in size and are sporadically located in various
locations within the Borough and the traffic impact of such individual sites is therefore less
likely to have a significant impact on the SRN. Notwithstanding this, the potential
cumulative impact of this number of sites remains an important consideration and hence it
is crucial that all housing sites are appropriately assessed as part of the highways
evidence base which is required in order to underpin the Local Plan.

e As a general point, which applies to all allocated sites, no information is provided in
relation to access arrangements. Due to the topography of the Rossendale Valley, in
many places there are limited existing access points or opportunities, which creates
pressure for new accesses onto the A56(T). It is known that some existing employment
sites are served by outdated and substandard ‘left-in / left-out’ access arrangements and
any material increase in traffic using these as a primary access to new site allocations
would be of concern.

e For reference on the above point, Policy Circular 02/2013 sets out a presumption against
new accesses and junctions being created on high-speed routes such as the A56(T),
except at the plan-making stage where it can be demonstrated that it would facilitate
‘strategic, planned growth’. It is Highways England’s view that the scale and of these
proposed allocated sites would not meet the criteria of being ‘strategic’ in the context of
the Policy Circular / Highways England Licence. It is recommended that careful
consideration is given to the access arrangements for all sites and that Highways England
is kept informed of this.
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HS3: EDENFIELD

An allocated residential site comprising 26 ha (gross) has been identified as potential for providing
residential development. The Local Plan states that any scheme will need to be well designed so
that it delivers a sufficient level of accessibility to the site and that there is connectivity to public
transport. It is further stated that any development proposals will be subjected to a Scoping Study,
Transport Assessment and Travel Plan.

Key Points

e The Edenfield site is located in close proximity to the A56(T) and M66 and as a result of
this, and the size of the site, it has the potential to have a significant traffic impact on the
SRN. The inclusion of the site in the assessments undertaken as part of the highways
evidence base which is required to underpin the Local Plan will allow for a better
understanding of the impact of the site. The need for the site to be accessible via a range
of travel modes, supported by a Travel Plan as part of a planning application, will be
important in reducing the overall traffic impact on the SRN.

e The site lies above the level of the A56, resulting in an embankment between this land
and the carriageways. At one location (Woodcliff Cutting), the embankment is unstable
due to a gradual landslip that has been moving for a number of years. Whilst this is being
monitored regularly, we would advise that this is factored-in to any allocation of this wider
site and its subsequent promotion through the emerging Plan as there is a danger that
the land-loading pressure of development on top of the embankment could further affect
its stability. We would ask that a geotechnical assessment be carried out in this location
to advise the Council as to how this issue should be managed.

HS17: SPECIALIST HOUSING

The Policy relating to Specialist Housing states:
‘Development proposals for specialist forms of housing will be supported provided that

o The development is well located so that shops, public transport, community
facilities and other infrastructure and services are accessible for those without a
car, as appropriate to the needs and the level of mobility of potential residents, as
well as visitors and staff’

Key Points

e As mentioned previously in this review, the need for sites to be accessible via a range of
travel modes, supported by a Travel Plan as part of a planning application, will be
important in reducing the overall traffic impact of any residential development.

e In terms of specific sites, the Policy identifies three sites for specialist accommodation.
These are all small in scale and would be unlikely to have a significant traffic impact in
isolation.
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2.3 EMPLOYMENT GROWTH AND EMPLOYMENT
EMP1: PROVISION FOR EMPLOYMENT
Policy EMP1 states:

‘The Council, together with developers and other partners, will seek to provide sufficient
employment land to meet the Borough’s requirement of 27 hectares for business, general
industrial or storage and distribution for the period up to 2034".

The explanatory section of the Policy states that the Council’'s Employment Land Review (ELR)
(2017) identified a lack of small to medium sized premises for B2 and B8 use classes, and that
demand for such premises is highest in the west of the Borough due to the accessibility to the
A56(T) and M66. The ELR also highlighted that there is currently an oversupply of B1a office
space, in which such premises are generally focused in and around Rawtenstall and Haslingden.

The stated required provision of 27 hectares of employment use represents the intermediate
figure between a lower figure of 22 hectares (the previous delivery of employment land) and an
upper figure of 32 hectares (the maximum possible delivery). The provision of 27 hectares is
stated as being aligned with the Housing Objectively Assessed Need (based on a labour supply of
220 dwellings per year).

Key Point

e As would be expected for land uses of this type, the demand for employment sites is
greatest in areas where the SRN is more easily accessible, i.e. the west of the borough.
In particular, distribution-type land uses are reliant on the use of the SRN and a significant
proportion of traffic generated by these developments would be expected to use the SRN.

EMP2: EMPLOYMENT SITE ALLOCATIONS

The Council is seeking to allocate 27 ha of B-class employment land in Rossendale over the
Local Plan period. The Local Plan states that much of committed employment land supply sites
are considered to be of poor quality and do not therefore meet the needs of modern businesses.
The Council further states that, as mentioned previously, that there is a need for new sites in the
west of Borough where there is good access to both the A56(T) and M66.

The new employment sites which have been identified are shown in the figure below:
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Figure 2-1 — New Employment Site Allocations

Of the new sites identified, EMP 2.12 is located west of the A56(T) and east of the B6527. The
nearest SRN junction is the A56(T) / A680 / B6527 / Broadway roundabout. There is the
possibility of some increased traffic at this roundabout, and at M66 Junction 1, but the majority of
development trips generated by this site are likely to impact on the local network without travelling
on the SRN.

EMP 2.23 and EMP 2.15 are located north of Haslingden at Hud Hey and may have a potential
impact on the A56(T) / A680 Rising Bridge roundabout along with the A56(T) / B6232 junction and
the A56 / Todd Hall Road junction. These sites are therefore likely to have a significant localised
impact on the SRN at these junctions.

EMP 2.26 and EMP 2.34 are located in New Hall Hey, in close proximity to the A56(T) / A682
junction, thereby potentially having a significant impact on this junction.

EMP 2.35 and EMP 2.38 are located in Rising Bridge and have the potential to impact on the
A56(T) / A680 Rising Bridge roundabout. The impact of the development of these sites upon the
roundabout junction would need to be assessed by a developer at pre-application stage and
impacts and resulting need for mitigation measures discussed with Highways England as part of
the planning process.

Key Point

e There are 7 new allocated employment sites, all of which are in excess of 2ha in terms of
developable area, and therefore have the potential to create a significant increase in the
number of trips accessing the SRN.

e Each SRN junction may be impacted by developments on more than one allocated site.
The cumulative impact of all of the sites is therefore an important consideration and this
should be reflected in the highways evidence base required to underpin the Local Plan.
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¢ No details are provided of the proposed vehicular access to the sites. The main access
point from these sites should be from local roads, which is inherently safer than having a
reliance on direct access to and from a high-speed trunk road like the A56. Access points
and junctions on busy, high speed roads generate weaving and turning manoeuvres by
drivers, impacting on safety and the reliability of journeys. As a consequence, developers
of sites such as these should access their proposals via the local road network or existing
junctions on the SRN where they may be capable of catering for increased usage without
a severer traffic impact or a reduction in safety.

EMP3: EMPLOYMENT SITE AND PREMISES

Policy EMP3 states that:

‘All existing employment premises and sites last used for employment will be protected for
employment use’

Notwithstanding the above statement, any change of development use classes from employment
to residential, if located in proximity to the SRN, may require assessment of the traffic impacts,
bearing in mind that the changing of use classes may increase demand on the SRN during peak
periods.

EMP4: DEVELOPMENT CRITERIA FOR EMPLOYMENT GENERATING
DEVELOPMENT

As stated within the Draft Local Plan, Rossendale Borough Council is keen to reduce the number
of individuals who wish to travel to other neighbouring areas for work. Additionally, increasing the
amount of medium size enterprises may be achieved through allowing existing small enterprises
to easily expand through a streamlined planning process.

Within the criteria set by EMP4, is a condition that a proposal should be supported if:

‘The traffic generated does not have a severe adverse impact on local amenity, highway safety or
the operation or operation of the highways network’

The above statement is welcomed and evidently should apply to the strategic as well as the local
highway network.

EMPS5: EMPLOYMENT DEVELOPMENT IN NON-ALLOCATED EMPLOYMENT
AREAS

The Draft Local Plan states that new, scale small development will be permitted in areas where
employment is not the principal designated land use and there would be no detriment to the
environment in which such development would be located. Whilst such individual small scale
development may not have a significant impact on the SRN, an accumulation of said units may
have a noticeable impact upon the network and therefore planning of such sites should be
carefully considered.

EMP6: FUTURES PARK

This 4.6 ha site is located in the eastern part of the Borough in Bacup and therefore any trips
associated with the development would be unlikely to result in a severe impact on the SRN in the
west of the Borough, with trips likely to disperse throughout the local highway network.
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EMP7: NEW HALL HEY

An area comprising 6 hectares to the south of the A682, sites EMP2.26 and EMP2.34, has been
allocated in the Policies Map as being suitable for employment development. The site is stated
within the Local Plan as being within a highly accessible part of the Borough and that any
development proposals will be, as with site HS2.71 at Edenfield, will be subjected to a Scoping
Study, a Transport Assessment and Travel Plan.

Key Point

e This area is located in close proximity to the A56(T) and as a result, it has the potential to
have a significant traffic impact on the SRN. The inclusion of the sites in the assessments
undertaken as part of the highways evidence base which is required to underpin the Local
Plan will allow for a better understanding of the impact of the site. The Edenfield housing
site is located in close proximity and the highways evidence base will also allow a better
understanding of the combined impact of these sites.

o The need for the sites to be accessible via a range of travel modes, supported by a Travel

Plan as part of a planning application, will be important in reducing the overall traffic
impact on the SRN.

24 RETAIL
POLICY R1: RETAIL AND OTHER TOWN CENTRE USES

The Local Plan states that it is expected that major proposals will be directed towards the town
centre of Rawtenstall with other large schemes being encouraged to locate in district centres such
as Bacup and Haslingden. Retail proposals will be directed to identified Primary Shopping
Centres (PSA).

It is stated that impact assessment will be required where the floorspace exceeds the following

criteria:
¢ Rawtenstall Town Centre 400 square metres
e Bacup and Haslingden District Centres 300 square metres

e Crawhawbooth, Waterfoot, Whitworth Local Centres 200 square metres

The Local Plan states that Rossendale Borough Council intend to both further improve and
enhance centralised retail locations. The Local Plan proposes that major retail developments will
be encouraged to be delivered in the town centre of Rawtenstall. The Town Centre is easily
accessible from the SRN. Therefore, any encouragement of delivering major retail projects in
Rawtenstall Town Centre should be carefully considered to limit any potential impact on the SRN.

Policy R1 states that any proposals that will result in the loss of A1 use in the PSA of the town,
district and local centres will only be supported where:

‘There would be no significant adverse impacts on the character of the area, the amenity of local
residents, road safety, car parking or traffic flows’

POLICY R2: RAWTENSTALL TOWN CENTRE EXPANSION

The Rawtenstall Town Centre redevelopment project involves removal of the former Valley Centre
from the PSA and reassigned as a ‘Future Primary Shopping Area Extension’. The new extension
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is expected to accommodate a mixed-use scheme of employment, retail and residential use
classes. The mixed-use scheme will generate a varied pattern of traffic associated with the
developments and requires careful consideration due to the close proximity of the Town Centre to
the SRN.

Key Points

e Improvement and addition to retail centres that lie in close proximity to the SRN such as
Rawtenstall and Haslingden should be carefully considered in order to ensure that any
impacts are properly mitigated.

2.5 ENVIRONMENT
POLICY ENV1: HIGH QUALITY DEVELOPMENT IN THE BOROUGH

An identified criteria within the Local Plan is the desire for new developments to demonstrate how
they will connect to the wider area via public transport, walking and cycling. The Policies Map
2017 indicates that a significant majority of the allocated residential sites are sporadically located
around the Borough and that due to both their location and size, it is assumed that they not have
significant impacts on the SRN. The allocated residential site at Edenfield, however, is located
immediately adjacent to the A56(T). Due consideration should be given to providing a high level of
accessibility to the site, which has the potential to significantly reduce the number of vehicle trips.

POLICY ENV8 & ENV9

The above stated policies included within the Local Plan relate directly to wind power generation
within the Borough. Construction of the wind turbines typically requires abnormal loads to use the
SRN. Therefore, it is recommended that the construction management plans for such schemes
takes into account the potential impact upon the SRN and adopts off-peak travel patterns to
minimise any potential disruption upon the network.

2.6 TRANSPORT
POLICY TR1: STRATEGIC TRANSPORT

The Draft Local Plan highlights the high levels of out-commuting to the neighbouring authorities,
of which a significant majority travel to Rochdale, Bury and Burnley. It also draws attention to the
increasing issue on the M66 regarding peak hour congestion.

In regard to the SRN, a significant proportion of the congestion in Rossendale is located around
the gyratory and the Haslingden Tesco roundabout. The issue regarding congestion associated
with the Haslingden roundabout is further exacerbated by those wishing to travel from Rawtenstall
and the eastern part of the Borough in a northbound movement along the A56(T).

The Local Plan states that Rossendale Borough Council will continue to work with the Local
Highway Authority, Lancashire County Council, in examine ways to improve traffic flows whilst
also working collaboratively with Highways England to ensure effective management of the
A56(T) / M66 corridor. This approach is welcomed.

Although a significant proportion of the Borough’s residents travel to work in the neighbouring
areas of Burnley, Rochdale and Bury, the suggested upgrading of the East Lancashire Railway
would provide an alternative mode of transport for commuters who currently rely heavily on the
A56(T) / M66 corridor for travel.
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The Council has also stated that they recognise the importance that bus services play to the area
and state that a new bus station is currently being constructed at Rawtenstall and that they will
continue to explore additional avenues to improve services.

Proposals which reduce the need to travel will also be encouraged. The Policy states that the
main focus will be placed upon:

e Improving links to Greater Manchester;

o Development of East Lancashire Railway to enable commuting;

o Developing strategic cycle network;

e Addressing congestion hotspots, especially the gyratory at Rawtenstall ;
e Promotion of sustainable transport solutions;

e Integrating transport more effectively; and

e Ensuring that development that generates significant movement is located where need to
travel is minimised and use of sustainable transport modes is maximised.
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3 REVIEW OF ROSSENDALE
INFRASTRUCTURE DELIVERY PLAN

3.1 INTRODUCTION

The Rossendale Infrastructure Delivery Plan has been published alongside the Draft Local Plan,
as part of the evidence base required by NPPF.

In terms of the delivery of new highway infrastructure within the borough, the introductory chapter
highlights the challenges that this brings:

“the physical constraints of Rossendale mean that delivery of infrastructure can be significantly
affected by the topography of the area. Flat or easy to develop land is at a premium. High levels
of flood risk are a feature of the area. Because of the highly urbanised nature of the Borough it is
challenging to introduce new infrastructure, such as bypasses or new roads without adversely
affecting what is already built.”

3.2 TRANSPORT INFRASTRUCTURE

The Transport section of the IDP refers to Lancashire County Council’s East Lancashire
Transport Masterplan, prepared by Jacobs and published in December 2016. It states that this
Study recommended that the following options should be progressed:

Figure 3-1 - East Lancashire Transport Masterplan Options

In terms of junction improvements on the A56, as stated in the IDP, Highways England recently
completed a scheme to introduce traffic signals to control each arm of the A56 roundabout at
Rising Bridge (A56 junction with A680).

To clarify the position of Highways England in regard to the upgrading of the M66 to SMART
motorway, the identification and prioritisation of improvements such as this fall within the scope of
preparations for the second Roads Investment Strategy (RIS2). Following a period of public
consultation during winter 2017/18, DfT and Highways England will each develop outline
proposals for RIS2 during 2018, which will then be subject to an efficiency review by the Office of
Rail and Road (ORR). Taking ORR’s advice on board, an agreed RIS2 will then be published in
2019. At that point, it will be known which major improvements such as this are likely to be funded
during the period 2020-25. At this stage, the content of RIS3 (2025-30) isn’t known, with
evidence-gathering preparations beginning for this from 2022 onwards.
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The IDP states that Highways England would be likely to resist the construction of new accesses
onto its network in Rossendale in line with DfT Policy Circular 02/2013 ‘The Strategic Road
Network and the Delivery of Sustainable Development’, because the scale of development would
not be classified as strategic development in national terms. This statement is correct, in that the
Circular sets out a presumption against new accesses and junctions being created on high-speed
routes such as the A56(T), except at the plan-making stage where it can be demonstrated that it
would facilitate ‘strategic, planned growth’. It is Highways England’s view that the scale and of
these proposed allocated sites would not meet the criteria of being ‘strategic’ in the context of the
Policy Circular / Highways England Licence. It is recommended that careful consideration is given
to the access arrangements for all of the allocated sites and that Highways England is kept
informed of this.

The IDP refers to the geotechnical issues with the A56 embankment in Edenfield that would need
to be addressed in any adjacent development proposals. This issue is discussed in this review
under the Edenfield Policy of the Drat Local Plan.

The IDP states that the Highway Authority is working with the Borough Council and Highways
England to assess key transport issues within the Borough including modelling improvements at
key locations. It states that the scope of the Study has yet to be finalised but will form a key
component in the development of the Plan, with the following junctions identified by Highways
England:

¢ Rising Bridge

e Todd Hall Road access (only if this left-in/left-out access to the northbound carriageway
forms a route into the wider employment allocations E04 / E03)

e Grane Road (probably a lower priority; most influenced by the housing site on the corner
of Grane Rd and Holcombe Rd)

e Haslingden Interchange / Tesco roundabout.

o AB83 Rawtenstall Spurr roundabouts (in terms of queues back from the roundabouts and
onto the A56).

e A56/M66 ‘Junction 0’ at Edenfield

Whilst the above statement acknowledges the fact that a transport study is required and will form
a key component in the development of the Plan, as stated elsewhere in this review, it is now
essential that this highways evidence base is produced as soon as possible, to enable Highways
England to come to a view on the traffic impact of the Local Plan proposals on the SRN and
thereby provide a full response to the consultation. Without it, there may be delays to future
stages of the plan-making process. The production of an appropriate highways evidence base will
also be used to inform future iterations of the IDP, which is a live document and can therefore be
subject to revisions throughout the course of the Local Plan period.
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4 SUMMARY AND NEXT STEPS

4.1 OVERVIEW

WSP has reviewed the Rossendale Draft Local Plan on behalf of Highways England and made a
number of comments and recommendations regarding those policies that may have relevance on
the operation of the SRN.

The following paragraphs summarise our recommendations:

e As a general point, no information is provided in relation to access arrangements. Due to
the topography of the Rossendale Valley, in many places there are limited existing access
points or opportunities, which creates pressure for new accesses onto the A56(T). It is
known that some existing employment sites are served by outdated and substandard ‘left-
in / left-out’ access arrangements and any material increase in traffic using these as a
primary access to new site allocations would be of concern. Policy Circular 02/2013 sets
out a presumption against new accesses and junctions being created on high-speed
routes such as the A56(T), except at the plan-making stage where it can be demonstrated
that it would facilitate ‘strategic, planned growth'’. It is Highways England’s view that the
scale and of these proposed allocated sites would not meet the criteria of being ‘strategic’
in the context of the Policy Circular / Highways England Licence. It is recommended that
careful consideration is given to the access arrangements for all sites and that Highways
England is kept informed of this.

e The lack of any transport evidence base in the Draft Local Plan or accompanying
Infrastructure Delivery Plan means that it is not possible to conclusively comment on the
suitability of an allocated site or whether there should be phasing or contributions towards
additional mitigatory infrastructure. Production of this evidence is essential to enable
Highways England to provide a full response to the consultation and without it, there may
be delays to future stages of the plan-making process.

e The production of an appropriate highways evidence base will also be used to inform
future iterations of the IDP, which is a live document and can therefore be subject to
revisions throughout the course of the Local Plan period.

e Overall, as the Local Plan is further developed, Highways England requires that the
following approach is taken by Rossendale Borough Council:

o In order to fully evaluate the impact on the SRN, an impact assessment should be
undertaken of the aggregate impact of all proposed allocated sites, alongside
assessments of those individual allocations which are expected to result in the
most significant traffic impact;

o Due to the extent of the local highway network within the borough when
compared to the extent of the SRN, it is recommended that the local highway
authority, Lancashire County Council take a leading role in assisting Rossendale
Borough Council in preparing the required highways evidence base. Highways
England will work collaboratively with both parties throughout this process. A key
role of Highways England will be to review the evidence and to assist in
developing solutions for any specific pinch points which are identified on the
SRN.

o Highways England should expect to be consulted on the emerging transport evidence
documents and may need to be involved in the design of mitigatory measures where
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these impact on the SRN. It is expected that the Local Plan and IDP will be updated
accordingly as this evidence base is made available, and phasing and mitigation is
determined.
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St Peters School access
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09 0CT 2077

Whitworth,

Rochdale,

8™ October 2017
Dear Sir/Madam,

| am writing to you today to object about your future planning of houses around Tonacliffe Way and
Horsefield Avenue.

! have lived in this house with my husband for 24 years and we have raised our three children here.

i am quite shocked and very upset that you are even thinking about building houses on this area of
maoor land you may not be aware of the wildlife that fives behind my home and you are going to
destroy all of this.

Firstly | would fike to point out to you that the land behind my home is moor land. We are very lucky
to back onto the moors and as such we get to see all the wildlife that live here we see family of
Foxes to Badges, Deer with their young fawns Birds of prey, Rabbits, Birds and Bats.

Yet again this year we have had the privilege of watching a Vixen with her fox cubs seeing these little
cubs grow up with love and care of their mother watching these little cubs running around playing
with each other and even explore their surrounding while we have been watching them they have
stopped playing and then watch us as we watch them this Vixen has come back year after year to
use the two same dens.

Secondly the School here at Tonacliffe does not have the capacity for mere houses as we atready
struggle with the amount of traffic that come up and down Tonacliffe Way. Please find attached
pheotos that | have taken on a normal Schoo! day. These pictures are taken at 3.30 pm when
Tonaciiffe School closes. As you cen see people have no regard for us residents who live here and on
numerous occasions | have had my drive blocked by parents going to collect their children. Over the
last few years this situation has got worse even when the community police come up nothing seems
to get done. | have missed several appointments for my children and | due to parents being selfish
and blecking the entrance to my drive and | have been unable to get out please feel free to come
and take a look for yourselves it is utter madness on a daily basis and you want to make it ten times
harder.

Thirdly during the winter months the ground behind my home can get very water logged and there
are patches of marsh land we even have water coming off the moors on a daily basis which then
runs straight down Tonacliffe way. if you were to build houses behind my house | would no longer

if you were to build these houses where would all the children go to School as Tonacliffe Primary
and Whitworth High School are already at the full capacity.
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Do you have plans to build New Primary and Secondary Schools to cater for all these chiidren if so

where are you going to put these buildings?

My huskand and | bought our house here because we fell in love with surrounding moor land. We
have been very fortunate to have let our children grow up with wonderfui memories of playing
outside on the moors for hours on end making dens having picnics out on the rocks and under the
trees. As a mother you always want the best for your children so letting them play outside where |
couid see them ail the time was very comforting. | knew they were safe many of cur extended
families have come to our house over the years and said how lucky we are to have this on our door
step | see lots of children fram around the estate playing out on the moors are you really going to
destroy ail of this beauty just so you can make a profit.

I also think that you should re think about putting houses on this fand due to the mine shafts that are
here. Is the ground safe if you start digging it up are you going to open up holes in ground.

We have a dog who enjoys playing and going for walks outside on the moor we often see people
who are dog walking ramble’s horse riders enjoying the surrounding countryside where all the
wildlife live there are flowers plants and trees here,

Please stop and consider what damage you will cause if you do go ahead. Where will ali the wildlife
go? Our homes aiready feel like a prison at school time and it will be like running a gauntiet just
going to work and carrying out our everyday lives.

Yours Sincerely

Mrs Amanda M Calderbank. ™
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