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Land off Burnley Road, Bacup                                                                                        
Full Planning Application for the Erection of a Health Care Campus 

On behalf of our client Park Lane and Co Developers we are delighted to submit an application for full 
planning permission which seeks consent for a health care campus (Use Class C2, Residential Institutions) 
in Bacup on land located off Burnley Road. The description of development is as follows: 

“Erection of Specialist Care Facility (use Class C2) and Extra Care Apartments (use Class C2) with 
total Gross Internal Floorspace of 5,210 Sqm, along with Car Parking (for Visitors, Residents and 
Staff), Hard and Soft Landscaping, Access off Burnley Road, and other associated works.” 

The scheme includes three linked blocks with a Gross Internal Area totalling 5,210 sqm (56,080 sqft), 
together with associated parking (for visitors, residents and staff), servicing, hard and soft landscaping and 
other associated works.  

The proposed development site is within the administrative boundary of Rossendale Borough Council 
(“RBC”) and is approximately 1.6 hectares in size (3.95 acres). The site lies adjacent to the A671 Burnley 
Road within an established area of largely residential ribbon development located between the main built-up 
area of Bacup to the south and the town of Weir to the north.  

The site is immediately to the south of the Northern Primary School, approximately 1.7km to the north of 
Bacup Town Centre and approximately 10km south east of Burnley. The majority of the site has previously 
been used for agriculture with a small area of disused allotment gardens towards its northerly end. 

Justification for Proposed Development 

Detailed justification for the proposed development is set out in the Planning Policy Compliance Statement 
prepared by Euan Kellie Property Solutions along with the accompanying technical documents. 

It is considered that the proposed development will provide local economic benefits whilst responding to 
local needs: 

 The proposals have the potential to create 48 Full Time Equivalent (“FTE”) jobs on-site during the 
construction phase. A further 15 FTE jobs are estimated to be created in Bacup and across the 
wider Rossendale economy due to the indirect and induced effects of this construction activity.  

 The scheme may also create 94 FTE jobs on-site once operational, comprising: 8 
management/senior staff; 22 registered nurses; 50 care assistants; 5 catering staff; 8 domestics for 
cleaning duties; and 1 person to perform clerical duties. 14 further FTE jobs will be generated as a 
result of the induced effect of this new source of employment. 
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 Most existing care home provision is between 7.5 and 10 miles away from the application site and 
very little is provided locally. There is only one care home within 2.5 miles providing nursing care for 
people with mental conditions – this only has capacity for 28 residents. 

 There are very few ‘extra care’ schemes provided within 10 miles of the site – indeed, there are only 
six schemes providing accommodation for just 236 residents. 

 The proposals seek to improve parking and servicing in the local area. 15 no. private car parking 
spaces have been allocated for residents on Burnley Road whilst 8 no. private car parking spaces 
have been provided for Step Row residents. Improvements are also proposed to the access off 
Burnley Road and a drop-off point will be provided for the Northern Primary School. 

The location is also considered suitable for development for the following reasons: 

 Whilst the site is within the countryside it is located to the rear of a ribbon of existing residential 
development (and is adjacent to the Northern Primary School) – therefore it is not in an isolated 
location. Indeed, it is readily accessible on foot, by bicycle and public transport and, as such, is 
considered to be in a sustainable location for the development proposed. 

 The Council’s Interim Housing Policy Statement acknowledges that new residential development 
outside the urban boundary will be permitted where proposals are for solely affordable and / or 
supported housing. Furthermore, Policy 2 of the Council’s Core Strategy states that the development 
of unallocated greenfield land will be permitted where it is for 100% affordable housing and / or 
supported housing. Policy 4 of the Core Strategy also states that supported housing will be delivered 
by “actively supporting proposals, particularly for those with mental health needs.” 

 There are no site specific policies that indicate that development should be restricted. The 
agricultural land classification is classed as Grade 4 and Grade 5 (poor and very poor). Therefore, it 
does not constitute Best and Most Versatile agricultural land which the NPPF indicates should be 
protected. 

 The site has not had an active land use for more than 10 years; indeed, our client understands this 
could be up to 30 years. With this in mind, RBC’s Core Strategy Policy 1 states that the Council will 
take account of the need to “make best use of under-used…land and buildings.” 

In sum, the proposals will represent sustainable development, meet the key requirements of national, 
regional, sub-regional and local policy and should therefore be granted without delay. 

Section 106 Contributions 

As discussed at our pre-application meetings, it is understood the Council will not be seeking any financial 
contributions as part of the proposed development. 

The Application Submission 

The following information is enclosed with this letter in support of the planning application: 

(i) Planning Application Form, Ownership Certificate C and Agricultural Land Declaration. 

(ii) Existing and Proposed Plans prepared by Shack Architecture. 

(iii) Design and Access Statement prepared by Shack Architecture. 

(iv) Transport Assessment and Access Plans prepared by Transportation Planning Partnership 
(Please Note: Accessibility Questionnaire can be found in Table 17.1 on page 37). 

(v) Planning Policy Compliance Statement prepared by Euan Kellie Property Solutions. 
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(vi) Statement of Consultation prepared by Euan Kellie Property Solutions. 

(vii) Socio-economic Assessment prepared by Craggs Consulting. 

(viii) Flood Risk Assessment and Outline Drainage Strategy prepared by Scott Hughes Design. 

(ix) Geo-Environmental Desk Study prepared by Capita Symonds. 

(x) Arboricultural Report prepared by Scott Fitzgerald Tree Consultants. 

(xi) Extended Phase 1 Habitat Survey prepared by Scott Fitzgerald Tree Consultants. 

(xii) Construction Methodology Statement prepared by Shack Architecture. 

(xiii) Cheque for £21,809 in respect of the application fee (based on the Gross External 
Floorspace of 5,513 sqm and Category 2 development as defined by the Town and Country 
Planning (Fees for Applications, Deemed Applications, Requests and Site Visits) (England) 
Regulations 20121). 

Please find enclosed 2 no. hard copies and 1 no. CD copy of items (i) to (xiii) following a recent conversation 
with RBC Principal Planning Officer, Neil Birtles. 

I would be grateful if you could confirm receipt of this planning application and confirm in writing that it has 
been successfully registered and validated. 

Please do not hesitate to contact me by ‘phone (0797 187 1286) or by e-mail (euan@euankellie.co.uk) 
should any matters arising from the application require clarification. 

Yours faithfully, 

 

Euan Kellie MRICS MRTPI 
euan@euankellie.co.uk 
 
Enc. 

                                                      

1 http://www.legislation.gov.uk/ukdsi/2012/9780111527290  


