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1. Introduction 
1.1 This Planning Policy Compliance Statement (referred to hereafter as the “Statement”) has 

been prepared on behalf of our client Park Lane & Co Developers Limited and supports a full 
planning application which seeks consent for a health care campus (Use Class C2, 
Residential Institutions) in Bacup on land located off Burnley Road (A671). 

1.2 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.  

1.3 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.  

1.4 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. 

1.5 The proposal would involve the construction of a part one-storey, part two-storey specialist 
care unit, incorporating communal facilities, linked to a two-storey building which will 
accommodate close care apartments, together having a gross internal floor area of 5,210 
sqm. Externally, landscaped private gardens would be provided together with a landscaped 
car parking area and dedicated access road and turning area for service vehicles.  

1.6 The opportunity would be taken to incorporate within the site, car parking for the residents of, 
and visitors to, the terraced properties that front onto Burnley Road at the site’s north easterly 
corner and staff/parent parking (including a drop off/pick up facility) for the use of the school. 
The proposals also include car parking for residents on Step Row, located at the southern end 
of the site. 

1.7 Furthermore, as part of the proposals the existing access track that runs between the 
Northern Primary School and the gable of number 7 Burnley Road and its junction with 
Burnley Road would be upgraded and improved. 

1.8 The purpose of this Statement is to provide a clear justification for the proposals and to 
demonstrate that they accord with the relevant Development Plan along with other material 
considerations, and that planning permission should be duly granted. 

Application Documentation 

1.9 The form and scope of the application has been drawn up in line with the requirements of 
RBC’s Validation Checklist1 and has been agreed in advance with RBC Planning Officers 
following a number of pre-application meetings. This Statement should be read alongside all 
other documents submitted with the planning application, which includes: 

 Existing and Proposed Plans prepared by Shack Architecture. 

 Design and Access Statement prepared by Shack Architecture. 

 Transport Statement and Access Plans prepared by Transportation Planning 
Partnership. 

 Statement of Consultation prepared by Euan Kellie Property Solutions. 

 Socio-economic Assessment prepared by Craggs Consulting. 

                                                      

1 http://tinyurl.com/9mxnd73  
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 Flood Risk Assessment and Outline Drainage Strategy prepared by Scott Hughes 
Design. 

 Geo-Environmental Desk Study prepared by Capita Symonds. 

 Arboricultural Report prepared by Scott Fitzgerald Tree Consultants. 

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

 Construction Methodology Statement prepared by Shack Architecture. 

Pre-Application Consultation 

1.10 Our client has placed considerable emphasis on the need for detailed pre-application 
consultation which has taken place since July 2012. This programme has included meetings 
and discussions with RBC Planning and Housing Officers along with LCC Highways and 
Commissioning officers. It has also included a public exhibition which was held at the Bacup 
Library on Monday 26 November 2012.  

1.11 Further information on the consultation undertaken can be found in the Statement of 
Consultation prepared by Euan Kellie Property Solutions. 

Report Structure 

1.12 The remainder of this Statement is set out as follows: 

 Chapter 2 – Site Description and Development Context 

 Chapter 3 – Site History and Proposed Development 

 Chapter 4 – National Policy Considerations 

 Chapter 5 – Regional and Sub-Regional Policy Considerations 

 Chapter 6 – Local Policy Considerations 

 Chapter 7 – Achieving Sustainable Development  

 Chapter 8 – Summary and Conclusions 

Contact Details 

1.13 Further information in respect of this Statement can be obtained from the following: 

Euan Kellie MRICS MRTPI 

Euan Kellie Property Solutions 

Peter House 

Oxford Street 

Manchester 

M1 5AN 

Email: euan@euankellie.co.uk 
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2. Site Description and Development Context 

Site Location 
2.1 The site is located off Burnley Road (A671), Bacup, is within the administrative boundary of 

RBC and forms part of the Greensclough Ward. The site location is shown in Figure 2.1 
(marked with red circle) along with an indicative layout plan in Figure 2.2. The site is 
approximately 1.6 hectares (3.95 acres) in size and is predominantly ‘greenfield’ when 
considered against the definition of ‘previously developed land’, outlined in Annex 2 of the 
National Planning Policy Framework (“NPPF”). 

 

Figure 2.1 Figure 2.2 

Site Description 
2.2 The majority of the site is agricultural land although the quality is poor / very poor (see Figure 

2.3 – site marked approximately with black circle). Notably the site has not been used for 
agricultural use for at least 10 years – indeed, our client understands this could be up to 30 
years. In addition, the banks of the site that front Burnley Road are covered by a Tree 
Preservation Order (“TPO”; ref T2/C/W7). This is considered in more detail in the 
Arboricultural Survey prepared by Scott Fitzgerald Tree Consultants. 

  

Figure 2.32  

2.3 Towards the northern end the site runs behind existing houses which face onto Burnley Road, 
part of which is occupied by gardens and, previously, allotments and garages. An unadopted 
road runs along the northern part of the site and provides access to the existing houses along 
with Lord Barn Farm. A Public Right of Way covers part of this road (reference FP 164) but is 
outside the planning application boundary. 

                                                      

2 http://www.lancashire.gov.uk/office_of_the_chief_executive/lancashireprofile/main/agriculture.asp - 
also confirmed by way of e-mail correspondence with Natural England on 9 October 2012 
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2.4 As illustrated by RBC’s ‘Plan Access’ website the site does not fall within a conservation area. 
Furthermore, having reviewed the ‘English Heritage National Heritage List for England’ it is 
understood there are no designated heritage assets within the application boundary (see 
Figures 2.4 and 2.5 respectively). 

 

 

Figure 2.43 Figure 2.54 

Strategic Context 

Regional 

2.5 The site falls within the North West of England which comprises the counties of Cumbria, 
Lancashire and Cheshire; the metropolitan districts in Greater Manchester and Merseyside; 
the unitary authorities of Blackburn-with-Darwen, Blackpool, Halton and Warrington. The 
region is currently covered by North West of England Plan Regional Spatial Strategy to 2021 
(“the Regional Strategy”).  

2.6 The Regional Strategy establishes a broad vision for the region and its sub-regions, priorities 
for growth and regeneration, and policies to achieve sustainable development across a wide 
range of topics – from jobs, housing and transport to climate change, waste and energy. 

2.7 The overarching vision for the North West is as follows: 

“By 2021 we will see a region that has acted to deliver sustainable development, 
leading to a higher quality of life for all, and reduced social, economic and 
environmental disparities. Development will be seen in a global context, and the 
region will contribute to the reduction of carbon dioxide and other greenhouse gas 
emissions.” 

2.8 The Regional Strategy sets out that the economic focus is to create a more competitive region 
and develop the economic sectors with the highest growth potential. Crucially, the Regional 
Strategy states that the North West industry must be able to compete with its international 
rivals. To achieve this there is a need for first rate infrastructure, a highly skilled and adaptable 
workforce, and the best possible links to other parts of the UK, the rest of Europe and the 
world. 

Sub-Regional 

2.9 A set of discrete sub-regions have been identified in the Regional Strategy to ensure that the 
policies are applied on a place-specific basis. As the site falls within the administrative 
boundary of RBC, it is one of the 12 District Councils within LCC (see Figure 2.6). 

                                                      

3 http://www.rossendale.gov.uk/site/planaccess/planaccess.php  

4 http://list.english-heritage.org.uk/results.aspx  
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Consequently, the Regional Strategy sets out that Rossendale falls within the sub-region of 
the Central Lancashire City Region. 

2.10 The Regional Strategy sets out in paragraph 12.4 that the aim is to develop Central 
Lancashire as an area where: 

 Economic growth is focused on the City of Preston and the towns of Blackpool, 
Blackburn and Burnley, supported by high quality investment sites in sustainable 
locations that meet the requirements of business and industry. 

 Urban regeneration and growth is matched by increased prosperity in the smaller 
towns, villages and rural communities. 

 Economic growth is matched by continual improvement to quality of life and well-
being. 

 The mix of townscapes and landscapes will continue to flourish, enhanced by high 
quality. 

 Energy-efficient development and quality leisure and cultural facilities. 

 A range of high quality housing is available to meet the needs of the population 
and to support regeneration and economic growth. 

 Strong, vibrant town and city centres promote social inclusion and sustainable 
growth and compete with the best in the country. 

 

Figure 2.6 

Local 

Rossendale District Local Plan 

2.11 The Rossendale District Local Plan was adopted on 12 April 1995 and replaced the original 
Local Plan which had been adopted on 28 April 1982.  

2.12 As part of the Local Plan the site was allocated outside the Urban Boundary (Policy DS.1) and 
in the Countryside (Policy C.1) – see Figure 2.7. 
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Figure 2.7  

Core Strategy DPD 

2.13 RBC’s Core Strategy DPD was formally adopted on 8 November 2011 and is considered in 
more detail in Chapter 6. The Core Strategy replaces the 1995 Local Plan in its entirety 
except for a number of specific policies shown on the Proposals Map. This includes Policy 
DS.1, Urban Boundary, and Policy DS.3, Green Belts. It does not include Policy C1. 

2.14 The site falls within the countryside as part of the Core Strategy Settlement Pattern (see 
Figure 2.8 – site marked with black circle). 

  

Figure 2.8 

Site Allocations and Development Management DPD 

2.15 It is relevant to outline that representations have been prepared and submitted to RBC on 16 
December 2011 by way of the Site Allocations consultation period. The submission promoted 
the site solely for care home use.  

2.16 Having introduced the application site and surroundings, this Statement will now introduce the 
proposed development. 



 

 

© KellieSolutions™. All Rights Reserved. Not to be reproduced without permission. 8 of 26

 

 

 

3. Site History and Proposed Development 

Site History 
3.1 It is understood that two planning applications have been submitted in respect of the site since 

2004. 

 The first application (ref: 2004/813; “2004 Planning Application”) sought outline 
permission for residential development and was refused by RBC Development 
Control Committee on 3 February 2005. Four reasons for refusal were attached. 

 The second application (ref: 2007/716; “2007 Planning Application”) sought outline 
permission for the erection of 61 houses with the provision of a play area and 
parking for existing residents / school. The application was again refused by RBC 
Development Control Committee on 19 February 2008, this time for nine reasons. 
To provide a context, Figure 3.1 below shows the submitted layout plan that was 
refused by RBC. 

 

Figure 3.1 

Proposed Development 

Design Team 

3.2 Our client has committed to delivering a high quality scheme by appointing a project team with 
relevant experience. Shack Architecture has successfully designed a number of care facilities 
throughout the UK and therefore has excellent relevant knowledge and expertise.  

3.3 In March 2012, one of Shack Architecture’s projects – a private 24 bed female psychiatric 
care unit – was shortlisted for the prestigious Pinders Healthcare Design Awards and came 
second in its class, beating strong competition from around the UK.  

3.4 Furthermore, Shack Architecture has also been responsible for designing dementia and 
acquired brain injury units in Manchester, Trafford, Warrington, Birmingham, and across North 
Wales. 

The Scheme 

3.5 The scheme is designed as a ‘care village’ with particular emphasis on the provision of care 
for groups such as acquired brain injury patients and those who might no longer be able to 
live completely independently but who still wish to have some degree of autonomy. Arranged 
in three blocks the proposal is designed to cater for groups of people who need different types 
of care.  
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3.6 It is planned that one of the buildings will accommodate 40 residents requiring ‘extra care’. 
Also known as 'very sheltered developments/ schemes' or 'housing with care', extra care 
housing is a relatively new concept that is designed to cater for a frail and incapacitated, yet 
fiercely independent-minded ageing population as it provides access to services and facilities 
that help them. The use can be defined in planning terms as C2, Residential Institutions. The 
recently completed Green Brook scheme in Whitworth is a good example of this type of care 
home.  

3.7 The other proposed building is intended to accommodate 42 people with conditions such as 
acquired brain injuries (“ABI”), as well as catering for individuals that need respite care. It is 
envisaged that as many as 30 residents at this facility may have mental conditions requiring 
individual specialist care and monitoring. 

3.8 To summarise, the accommodation consists of the following areas: 

 40 Close Care Apartments (1-bed). 

 42 Bed Specialist Care Unit. 

 Private Gardens. 

 31 Parking Spaces for Care Facility. 

 27 Parking Spaces for the Northern Primary School. 

 Dedicated Service Zone. 

 15 Residents spaces for parking off-street for houses on Burnley Road. 

 8 Residents spaces for parking off-street for houses on Step Row. 

3.9 Figure 3.2 shows the layout plan prepared by Shack Architecture (drawing ref: B102 Rev B). 
Further information can be found in the Design and Access Statement along with the 
submitted drawings. 

 

Figure 3.2 

3.10 Having introduced the site history and proposed development it is now prudent to examine 
relevant national planning policies and how our client’s proposals will meet with the policy 
objectives. 
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4. National Policy Considerations 
4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the 

determination of planning applications must be made in accordance with the ‘Development 
Plan’ unless ‘material considerations’ indicate otherwise. 

4.2 The Courts have held that the Government’s statements of planning policy are such ‘material 
considerations’ which must be taken into account, where relevant, in decisions on planning 
applications. 

4.3 The National Planning Policy Framework (“NPPF”) was published by the Department for 
Communities and Local Government (“DCLG”) on 27 March 2012 and is a material 
consideration in planning decisions, as are the Written Ministerial Statements, ‘Housing and 
Growth’ (published 6 September 2012) and ‘Abolition of Regional Strategies’ (published on 25 
July 2012). It is also prudent to consider some of the key messages outlined in recent 
ministerial speeches and planning decisions made by the Secretary of State. 

National Planning Policy Framework 
4.4 Upon publication on 27 March 2012, the NPPF replaced over a thousand pages of national 

policy with immediate effect. In line with the provisions of Section 38(6) of the Planning and 
Compulsory Purchase Act 2004, it is a material consideration in decision-making and it sets 
out the Government’s planning policies for England and how these are expected to be 
applied. 

4.5 At the heart of the NPPF is a presumption in favour of sustainable development which should 
be seen as a “golden thread running through both plan-making and decision-taking” 
[paragraph 14]. This position is reflected by the structure of the NPPF, a large portion of which 
is built around ‘achieving sustainable development’. 

‘Three Dimensions’ to Sustainable Development 

4.6 According to the NPPF [paragraph 7] there are three dimensions to sustainable development: 
economic, social and environmental. 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. 

4.7 The proposals will satisfy these three dimensions for the following reasons: 

 The development will lead to economic benefits by creating employment 
opportunities whilst responding to an identified local need. 

 Social benefits will be delivered by providing an accessible local service that 
reflects the community’s needs whilst supporting its health, social and cultural well-
being. 
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 The proposals have been sensitively designed to ensure consistency with the 
surrounding natural and built environment whilst according with the principle of 
moving towards a low carbon economy. 

Core Planning Principles 

4.8 A set of 12 core land-use planning principles are outlined in the NPPF [paragraph 17] which 
should underpin both plan-making and decision-taking. Table 4.1 summarises how the 
proposals will meet with these principles. 

 Planning Role Contribution to Objective 

1 Be genuinely plan-led The proposals will, in overall terms, accord with the key local plan policies – 
namely, the provision of supporting housing for those with mental health issues. 

2 Be a creative exercise in finding 
ways to enhance and improve 
the places in which people live 
their lives. 

Delivering the proposed development on the application site will contribute 
positively to the environment of Bacup by providing a sensitively designed 
scheme that will respond to local needs. 

3 Proactively drive and support 
sustainable economic 
development to deliver the 
homes, business and industrial 
units, infrastructure and thriving 
local places that every country 
needs. 

It has been acknowledged by the Secretary of State that providing residential 
development fulfils an economic role by ensuring that housing is provided to 
meet needs and support growth. 
Furthermore, there will be a number of temporary and permanent jobs created 
on-site, as outlined in the Socio-economic Assessment prepared by Craggs 
Consulting. 

4 Secure high quality design and 
a good standard of amenity. 

The proposals will deliver a high quality health care campus that has taken 
account of the site’s setting and facets – all of which have been considered 
during the design evolution. 
 

5 Take account of the different 
roles and character of different 
areas and promote the vitality of 
our main urban areas. 

The proposals will make a positive contribution to Bacup, in particular the ‘Area 
Vision’ outlined in the Core Strategy [paragraph 120] which is to ensure “local 
people will have a variety of employment and residential opportunities to choose 
from, supported by appropriate training and educational facilities.” 

6 Support the transition to a low 
carbon future and take full 
account of flood risk. 

The scheme will employ passive measures to conserve energy such as 
enhanced insulation values, low energy light fittings and utilising recycled 
materials wherever possible. Renewable energy will also be assessed as part of 
the detailed design. Heat recovery systems will also be used to capture heat 
from waste water before it enters the drainage system. 

7 Conserve and enhance the 
natural environment and reduce 
pollution. 

As outlined in the Design & Access Statement prepared by Shack Architecture, 
the proposals have prioritised the conservation and enhancement of the natural 
environment. 

8 Encourage the effective use of 
land by re-using land that has 
not been previously developed. 

Whilst the site involves greenfield land, it has not had an active land use for a 
generation. In any event, the agricultural classification of the site is poor/ very 
poor. The scheme is also very delicate in terms of its design and it is considered 
it makes effective use of the land, providing an important use that responds to 
local needs. 

9 Promote mixed-use 
developments. 

The proposal is mixed-use in the sense that it has been designed to cater for 
groups of people who need different types of care. It is planned that one of the 
buildings will accommodate 40 residents requiring ‘extra care’. The other 
buildings will accommodate 42 people with conditions such as acquired brain 
injuries (“ABI”), as well as catering for individuals that need respite care. 

10 Conserve heritage assets in a 
manner appropriate to their 
significance. 

As set out in Chapter 2 the site is not within a conservation area and there are 
no designated heritage assets on site. 
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 Planning Role Contribution to Objective 

11 Actively manage patterns of 
growth to make the fullest use 
of public transport, walking and 
cycling, and focus significant 
development in locations which 
are or can be made 
sustainable. 

The Transport Statement prepared by TPP concludes that the impact of the 
proposed development in traffic and transportation terms is not significant and 
that the proposals should be entirely acceptable to the Highway Authority. 
Furthermore, the application site is located within walking and cycling distance of 
Bacup Town Centre and a large surrounding residential area from which a 
proportion of staff and visitors might reasonably be expected to be drawn. 

12 Take account of and support 
local strategies to improve 
health, social and cultural 
wellbeing for all, and deliver 
sufficient community and 
cultural facilities and services to 
meet local needs. 

The proposals respond directly to the identified local need for specialist health 
care – a position acknowledged in RBC’s Strategic Housing Market Assessment 
and reflected by policies in the adopted Core Strategy. 
Further information with regard to the need for local health care is set out in the 
Socio-economic Assessment prepared by Craggs Consulting. 

Table 4.1 

Achieving Sustainable Development 

4.9 The policies in paragraphs 18 to 219 of the NPPF “taken as a whole, constitute the 
Government’s view of what sustainable development in England means in practice for the 
planning system” [paragraph 6 – our emphasis]. With this in mind, Table 4.2 outlines how the 
proposed development – which already satisfies the three dimensions of sustainable 
development, and the 12 core planning principles – meets these policies and therefore 
represents sustainable development. 

 Policy Contribution to Objective 

1 Building a 
strong, 
competitive 
economy (¶ 18-
22). 

 The proposals have been promoted by Park Lane & Co Developers Limited as a direct 
response to the need for additional care home facilities locally, regionally and nationally. As 
a consequence, the proposals may create up to 100 Full Time Equivalent (“FTE”) jobs on-
site, along with approximately 50 FTE construction jobs. 

 Further information can be found in the Socio-economic Assessment prepared by Craggs 
Consulting. 

2 Ensuring the 
vitality of town 
centres (¶ 23-
27) 

 Whilst the proposals are not located within a designated Urban Boundary it is likely that 
they will not harm the vitality of the Bacup and Weir town centres. Rather, the scheme may 
have a positive impact on the local economy during construction and once operational. 

4 Promoting 
sustainable 
transport (¶ 29-
41) 

 The site is accessible on foot, on bicycle, public transport and private car via well-
established footpaths, cycle ways, bus routes and road / motorway networks. Further 
information can be found in the Transport Statement prepared by TPP. 

7 Requiring good 
design (¶ 56-
68). 

 The scheme designed by Shack Architecture responds well to its context and seeks to 
extend the existing built form. Materials will be sympathetic to context and the architecture, 
whilst contemporary in nature, will be mindful of its neighbours. The use of the natural 
slopes of the site will provide shelter and enable buildings to be set into the hill which will 
reduce their apparent mass. Careful choice of roof materials will ensure that the buildings 
harmonize with their surroundings when viewed from the open countryside. 

8 Promoting 
healthy 
communities (¶ 
69-78). 

 The proposals respond directly to the identified local need for specialist health care – a 
position acknowledged in RBC’s Strategic Housing Market Assessment and reflected by 
policies in the adopted Core Strategy. 

 Further information with regard to the need for health care is set out in the Socio-economic 
Assessment prepared by Craggs Consulting. 
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 Policy Contribution to Objective 

10 Meeting the 
challenge of 
climate change, 
flooding and 
coastal change 
(¶ 93-108). 

 As set out in the Flood Risk Assessment prepared by Scott Hughes Design, the site falls 
within Flood Zone 1 and, accordingly, is not at risk from flooding. 

 In addition, sustainable drainage will be employed within the scheme with rainwater 
attenuation tanks dealing with surface water drainage from car parks. Rain water harvesting 
from all pitched roofs will be used to irrigate the roof top gardens and all landscaped areas 
during the summer months. 

11 Conserving and 
enhancing the 
natural 
environment (¶ 
109-125). 

 The scheme has been designed in a delicate manner to ensure that it complements the 
surrounding green infrastructure and accords with its setting. 

 Further information can be found in the Design and Access Statement prepared by Shack 
Architecture. 

12 Conserving and 
enhancing the 
historic 
environment (¶ 
126-141). 

 As set out in Chapter 2 the site is not within or in close proximity to a Conservation Area. 
There are also no Heritage Assets within the application boundary. Consequently, the 
proposals will have no impact on the historic environment. 

Table 4.1 

4.10 In addition to the policies set out above in Table 4.1, there are three further elements that 
must be taken into account when seeking to demonstrate the achievement of sustainable 
development – these are set out in Table 4.2. 

Policy Contribution to Objective 

Plan-Making (¶ 150-
185). 

 Whilst the site is not within a designated Urban Boundary in Rossendale the Council’s Core 
Strategy and Interim Housing Policy Statement, both indicate that development on 
unallocated greenfield land outside the urban boundary may be acceptable if the proposals 
seek to provide supported housing, “particularly for those with physical disabilities, learning 
difficulties and mental health needs” [Core Strategy Policy 4, Paragraph 5]. 

Decision-taking (¶ 
186-207). 

 Our client has sought early engagement with RBC planning officers prior to the submission 
of the application, reflected by the validation list which was agreed in advance. A public 
exhibition was also held at Bacup Library on 26 November 2012. 

 Additional information can be found in the Statement of Consultation prepared by Euan 
Kellie Property Solutions. 

 

Annex 1: 
Implementation (¶ 
208-219). 

 Paragraph 215 of the NPPF indicates that after 27 March 2013 “due weight should be given 
to relevant policies in existing plans according to their degree of consistency with this 
framework (the closer the policies in the plan to the policies in the Framework the greater 
weight that may be given.”  

 It is likely that, by the time the application is determined by RBC, the NPPF will have been 
published for more than 12 months and should be considered alongside RBC’s Core 
Strategy which was adopted in November 2011. This, therefore, is a material consideration. 

Table 4.2 

4.11 Tables 4.1 and 4.2 therefore demonstrate that the proposals will, where relevant, contribute to 
the delivery of sustainable development. 
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Relevant Appeal Decisions 
4.12 In light of the provisions of the NPPF it is important to take into account conclusions drawn by 

the Secretary of State for Communities and Local Government (“the Secretary of State”) in the 
recent Burgess Farm case in Salford5 - in particular, the principle of developing on greenfield 
land: 

“He [the Secretary of State] gives less weight to the sequential approach to release of 
sites. National planning policy in the Framework encourages the use of previously 
developed land, but does not promote a sequential approach to land use. It 
stresses the importance of achieving sustainable development to meet 
identified needs.” [paragraph17 – our emphasis] 

4.13 With this in mind it is important to recognise that whilst the proposed development involves 
the use of greenfield land in the countryside, the scheme will respond positively to identified 
needs (which are outlined in the Socio-economic Assessment prepared by Craggs 
Consulting) – specifically, specialist health care provision and extra care housing which, in 
turn, will create employment opportunities. In so doing, the development will lead to 
sustainable development. 

4.14 Furthermore, the contribution of residential development to the three dimensions of planning 
has also been acknowledged in other recent cases. It was noted by the Secretary of State, as 
part of two recent appeals located in Sandbach, Cheshire East – determined on 6 December 
2012 – that: 

“the proposal would fulfil an economic role [one of the three dimensions to sustainable 
development] by ensuring that housing is provided to meet needs and support 
growth, including the provision of infrastructure to support the development under the 
planning obligation.” [paragraph 29 – our emphasis] 

Written Ministerial Statements 
‘Housing and Growth’ 

4.15 The ‘Housing and Growth’ Written Ministerial Statement (“WMS”) was prepared by 
Communities Secretary, Eric Pickles, and published on 6 September 2012. This WMS has 
recently been referenced by the Secretary of State as a material consideration in decision 
making6 and is clear in terms of its objectives: 

“The Coalition Government’s number one priority is to get the economy growing. We 
must create the conditions that support local economic growth and remove 
barriers that stop businesses creating jobs and getting Britain building again.” 
(our emphasis) 

“House building starts across England were 29% higher in 2011 compared to 2009. 
But there is far more to do to provide homes to meet Britain’s demographic needs and 
to help generate local economic growth.” 

4.16 The proposals will accord with the spirit of these objectives by responding to local needs 
whilst contributing to local economic growth by creating employment opportunities. 

Abolition of Regional Strategies 

4.17 On 25 July 2012 a WMS was published by Baroness Hanham with regard to the abolition of 
Regional Strategies7. Key extracts from this WMS include: 

                                                      

5 PINS Ref: 2157433; Letter dated 16 July 2012 

6 PINS Ref: 2126522, dated 2 October 2012 

7 https://www.gov.uk/government/speeches/abolition-of-regional-strategies  
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“It is the Government’s policy to revoke existing regional strategies outside London, 
reflecting manifesto commitments made by both Coalition parties in the 2010 general 
election and subsequently incorporated into the Coalition Agreement” […] 

“The proposed revocation of the Regional Strategies may be regarded as a material 
consideration by decision makers when determining planning applications and 
appeals” (our emphasis) 

4.18 This WMS has been taken into account by the Secretary of State in recent planning appeal 
cases8. 

Ministerial Speeches 
4.19 It is also relevant to consider key messages relayed by the Planning Minister Nick Boles in a 

speech on 10 January 20139 : 

“We simply can’t squeeze much more out of brownfield sites. To restrict new house-
building to brownfield land would leave us a long way short of the number of new 
homes we need […] 

If we are going to have any prospect of getting our current house-builders to build the 
number of new homes we need, we need them to have a pipeline of sites 
representing 3 to 5 years’ supply. That’s over a million units. […]  

We have to accept that we are going to have to build on previously undeveloped land. 

And to resolve that we will make these decisions locally, and that we will build 
beautiful places like we used to.” 

4.20 There is therefore a focus at the national level on encouraging sustainable development, 
through the planning process, that can contribute to economic growth whilst providing existing 
and future generations with quality places to live and work. 

4.21 Chapter 5 will now present and consider the relevant regional and sub-regional policy 
considerations. 

                                                      

8 PINS Ref: 2141564, paragraph 10, dated 7 February 2013 

9 https://www.gov.uk/government/speeches/housing-the-next-generation  
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5. Regional and Sub-Regional Policy Considerations 

The Regional Strategy for the North West 
5.1 As outlined in Chapter 4, the Coalition Agreement of May 2010 stated that the Government 

would “rapidly abolish Regional Spatial Strategies and return to decision-making powers on 
housing and planning to local councils.”10 

5.2 The decision by the Secretary of State for Communities and Local Government, dated 6 July 
2010, to revoke Regional Strategies was found by the Courts to be unlawful. Whilst it remains 
the Government’s intention to abolish Regional Strategies outside of London, they will remain 
part of the development plan until they are abolished by an Order made pursuant to the 
powers given to the Secretary of State by the Localism Act 2011.  

5.3 Following the publication on 17 December 2012 of a study into the likely environmental effects 
of the revocation of the North West Regional Strategy it is anticipated an Order abolishing the 
Regional Strategy will be made in early 2013 although no date has yet been published. 
Therefore, at the time of writing, it is prudent to consider the provisions of the relevant 
Regional Strategy. 

5.4 Therefore, while the Regional Strategy remains valid Table 5.1 outlines how the application 
proposals will comply with relevant policy requirements: 

Policy Contribution to Objectives 

DP1: Spatial Priorities The proposals will respond positively to the key principles that underpin the Regional 
Strategy. They will, for example: promote sustainable communities by providing a 
specialist health care facility that responds to local needs; create a variety of 
employment opportunities; make efficient, sensitive use of land; lead to development 
in an area located within walking and cycling distance of Bacup town centre. 
 

DP2: Promote 
Sustainable 
Communities 

The proposals seek to meet the needs of existing residents in Bacup, Rossendale and 
Lancashire, by providing a high quality specialist health care development that is 
sensitive to the surrounding environment. 

DP3: Promote 
Sustainable Economic 
Development 

The proposals will make a major contribution to sustainable economic development 
by providing a range of employment opportunities in Bacup and Rossendale. 

DP4: Make the Best 
Use of Existing 
Resources and 
Infrastructure 

Whilst the proposals may be located in the third tier of the sequential approach 
outlined in Policy DP4, the site is well located in relocation to existing housing, jobs 
and other services and infrastructure. Furthermore, the site is not covered by any 
specific policy that indicates that development should be restricted. 

DP5: Manage Travel 
Demand, Reduce the 
Need to Travel and 
Increase Accessibility 

The application site is located within walking and cycling distance of Bacup Town 
Centre and a large surrounding residential area from which a proportion of staff and 
visitors might reasonably be expected to be drawn. Additionally, the site is accessible 
during the daytime on Monday to Saturdays by regular local bus services. 
 

DP6: Marry 
Opportunity and Need 

The proposals will provide an opportunity to respond to the need for specialist health 
care provision in Rossendale and Lancashire. 

DP7: Promote 
Environmental Quality 

The planning application is supported by a number of technical studies that 
demonstrate the proposals will protect and enhance the quality of the surrounding 
environment. Moreover, the Design and Access Statement prepared by Shack 
Architecture illustrates that the proposals are of a high design quality which respects 
its settings. 

                                                      

10 www.parliament.uk/briefing-papers/SN03741.pdf  
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Policy Contribution to Objectives 

DP9: Reduce 
Emissions and Adapt 
to Climate Change 

The proposals have been designed with sustainability in mind and, as set out in the 
Design and Access Statement prepared by Shack Architecture. 

RDF1: Spatial 
Priorities 

The proposals will accord with the “cornerstone” Regional Strategy policy by 
delivering development in Rossendale, which falls within the ‘fourth priority’ area. 
Notably, Policy RDF1 states that “development elsewhere may be acceptable if it 
satisfies other policies, notably DP1 to DP9.” The proposals will satisfy the spirit of 
these policies and also contribute to regeneration – an objective that is emphasised 
by the policy. 

W1: Strengthening the 
Regional Economy 

The proposals will meet with the objectives of Policy W1 and strengthen the economy 
of the North West by delivering a development that responds to local needs whilst 
creating a range of employment opportunities. 

L1: Health, Sport, 
Recreation, Cultural 
and Education 
Services Provision 

Policy L1 advocates that proposals should ensure that there is provision for all 
members of the community for health facilities ranging from hospitals down to locally 
based community health facilities; and sport, recreation and cultural facilities. 
The proposals will respond directly to this requirement by providing a high quality 
development that will contribute to specialist health care provision in Rossendale and 
Lancashire. 

RT2: Managing Travel 
Demand 

The application site is located within walking and cycling distance of Bacup Town 
Centre and a large surrounding residential area from which a proportion of staff and 
visitors might reasonably be expected to be drawn.  
Additionally, the site is accessible during the daytime on Monday to Saturdays by 
regular local bus services. 

EM3: Green 
Infrastructure 

Policy EM3 states that proposals should aim to deliver wider spatial outcomes that 
incorporate environmental and socio-economic benefits by: conserving and managing 
existing green infrastructure; creating new green infrastructure; enhancing its 
functionality, quality, connectivity and accessibility. 
The proposals will meet this objective by providing a high quality, sensitive 
development that has taken account of the site’s countryside location, and 
environmental assets such as trees, ecology, and provision of on-site greenspace. 

Table 5.1 

5.5 Chapter 6 will now present the local policy considerations that are relevant to the proposals. 
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6. Local Policy Considerations 
6.1 Local Plans are being replaced with Local Development Frameworks (“LDF”). RBC’s LDF will 

set out how the Borough will develop and grow over the medium to long term.  

6.2 LDFs are made up of a series of documents, all of which must be consulted upon. Figure 6.1 
(taken from RBC’s Local Development Scheme (“LDS”), dated March 2012) illustrates the 
relationship between each element of RBC’s LDF. 

 

Figure 6.1 

‘Saved’ Local Plan Policies 
6.3 In December 2010, RBC published the document, ‘Continuation of Local Plan: Saved Policies 

through the Core Strategy DPD’. The relevant policy in this instance is that of Policy DS.1, 
‘The Urban Boundary’.  

Policy DS.1 

6.4 This saved policy states: 

“The council will seek to locate most new development within a defined boundary - 
the urban boundary - and will resist development beyond it unless it complies with 
policies DS.3 and DS.5. The urban boundary is indicated on the proposals map” 

6.5 It is understood Policy DS.1 is continued in the Core Strategy by way of Policy 1: General 
Development Locations and Principles. 

Core Strategy 
6.6 The Core Strategy is the most important document in the LDF because it sets an overall 

strategy and vision, establishing the broad aims and objectives for the use of land in 
Rossendale.  

6.7 The Core Strategy was adopted by RBC on 8 November 2011 with its Development 
Management Policies being applied to planning applications received from 9 November 2011 
onwards. As outlined in Chapter 3, the Core Strategy replaced the 1995 Local Plan in its 
entirety except for a number of specific policies shown on the Proposals Map. This includes 
Policy DS.1, Urban Boundary, and Policy DS.3, Green Belts. It does not include Policy C1. 

6.8 Table 6.1 provides a summary of how the proposed development will accord with the 
requirements of the Core Strategy. 
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Policy Objectives Contribution to Objectives 

Policy 1: General Development Locations and Principles 

 Proposals outside the urban boundary will be 
determined in accordance with the relevant 
national and local planning guidance. 

 Whilst the proposals are outside the Urban 
Boundary, they will accord with the objective of 
delivering sustainable development outlined by the 
NPPF (as outlined in Chapter 4).  

 The proposals will also accord with the relevant 
policies outlined in the IHPS and the ‘Overall 
Development Approach’ outlined in Policy 1. 

Policy 2: Meeting Rossendale’s Housing Requirement 

 The development of an un-allocated greenfield 
land will be permitted where it is for 100% 
affordable housing and / or a supported housing 
scheme. 

 Such proposals will also be supported where 
they deliver a “significant social, economic, or 
environmental benefit.” 

 The proposals will lead to the development of un-
allocated greenfield land and deliver a 100% 
supported housing scheme and is therefore 
compliant with Policy 2. 

 The proposals will also lead to a significant social 
and economic benefit by providing specialist care 
that is needed in the local area whilst potentially 
creating significant local employment opportunities. 

Policy 3: Distribution of Additional Housing 

 The scale and distribution of housing within 
Rossendale should be in line with the four-tier 
hierarchy set out in Policy 3. 

 The proposals do not include dwellinghouses as 
defined by the Use Classes Order (C3) and 
therefore the provisions of Policy 3 do not apply. 

Policy 4: Affordable and Supported Housing 

 Supported housing will be delivered by 
allocating land specifically through the Site 
Allocations DPD and by “actively supporting 
proposals, particularly for those with mental 
health needs.” 

 The proposals will respond directly to the 
requirements of Policy 4 by leading to the delivery of 
a specialist health care scheme that can respond to 
those with mental health needs. 

Policy 6: Training and Skills 

 Rossendale has a number of wards with 
concentrations of low educational attainment. 
This includes Bacup. 

 Providing opportunities for enhanced education 
and training is essential to improving residents’ 
quality of life and providing a skilled workforce 
for local employers. 

 The proposals will provide a range of employment 
opportunities in the short, medium and long term. It 
will also provide an opportunity for employees to 
receiving training in terms of specialist care 
management. 

Policy 9: Accessibility 

 The Transport User Hierarchy will form the basis 
for consideration of all applications. 

 The accessibility questionnaire completed by TPP 
as part of the Transport Statement indicates a score 
of 16, which is at the bottom end of the range of 
scores defining a Medium level of accessibility. 

 The application site is also readily accessible on 
foot, by bicycle and by public transport. 

 

Policy 16: Preserving and Enhancing Rossendale’s Built Environment 

 The Council will protect, conserve, preserve and 
enhance Rossendale’s historic built 
environment. 

 The application site does not include any of the built 
environment assets outlined in the policy, nor is it in 
close proximity to any such designations. 
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Policy Objectives Contribution to Objectives 

Policy 17: Rossendale’s Green Infrastructure 

 The Council will promote the protection, 
enhancement and, where appropriate, the 
expansion of the Green Infrastructure network. 
This network is widely recognised as one of the 
Borough’s key strengths. 

 On the face of it, the site does not appear to be 
in a sensitive location in ‘green infrastructure 
terms’ (as identified by Core Strategy Figure 
24). 

 The proposals will have no adverse impact on 
Rossendale’s Green Infrastructure network. 
Furthermore, the proposals will make provision for 
high quality landscaped areas for residents. 

 In addition, there are no site specific policies (aside 
from being located in the countryside) that prohibit 
development on the application site. 

Policy 18: Biodiversity, Geodiversity and Landscape Conservation 

 The Council will seek to avoid any harmful 
impacts of development on all aspects of 
Rossendale’s natural environment. 

 The proposals will have no harmful impact on 
Rossendale’s natural environment.  

 In addition, a Tree Survey has been prepared by 
Scott Fitzgerald Tree Consultants which has played 
a crucial role in the design evolution. As a 
consequence, almost all of the trees on-site will be 
retained. 

Policy 19: Climate Change and Zero Carbon Sources of Energy 

 All types of renewable and low carbon energy 
generation proposals will be given positive 
consideration. 

 The Council will also promote mitigation of 
climate change by locating new development in 
sustainable, accessible locations which 
minimise the need for travel and length of 
journeys. 

 The scheme will employ passive measures to 
conserve energy such as enhanced insulation 
values, low energy light fittings and utilising recycled 
materials wherever possible.  

 Renewable energy will be assessed as part of the 
detailed design. At this stage, the proposals will 
utilise a combined heat and power unit that will 
create electricity on site as part of the heating 
strategy.  

 Heat recovery systems will also be used to capture 
heat from waste water before it enters the drainage 
system. 

Policy 21: Supporting the Rural Economy and its Communities 

 The Council will seek to protect the most 
productive and versatile agricultural land in the 
Borough. 

 A careful balance will be sought to support 
proposals that assist the economic sustainability 
of local communities, whilst addressing any 
potential environmental consequences. 

 As outlined in Chapter 2, the application site 
involves Grade 4 / Grade 5 agricultural land and is 
therefore not the most productive and versatile land 
in the Borough. 

 Furthermore, the site has not been used for 
agricultural purposes for in excess of 10 years; 
indeed, our client understands this could be up to 30 
years. 

Policy 23: Promoting High Quality Design and Space 

 Council will seek to ensure high quality design 
and space. 

 The scheme responds well to its context and has 
been designed to extend the existing built form. 

 Materials will be sympathetic to context and the 
architecture, whilst contemporary in nature, will be 
mindful of its neighbours. The use of the natural 
slopes of the site will provide shelter and enable 
buildings to be set into the hill which will reduce their 
apparent mass. 

Table 6.1: Compliance with relevant RBC Core Strategy policies 
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Interim Housing Policy Statement 2010 
6.9 RBC’s Interim Housing Policy Statement (“IHPS”) was prepared to provide further guidance 

on how the Council intends to manage the release of housing land prior to the adoption of the 
new Local Development Framework (LDF).  

6.10 It is understood the IHPS makes amendments to the IHPS on new residential development 
produced by RBC in July 2008, to take account of practice, experience and new evidence. 
The amendments were agreed by RBC’s Cabinet on 17 February 2010. 

6.11 Chapter 2 of the IHPS sets out the ‘General Housing Policy’. Under this policy, the application 
site falls within the definition of ‘New Residential Development Outside the Urban Boundary of 
Settlements in Rossendale’.  

6.12 The policy states that outside the urban boundary of settlements in Rossendale, new 
residential development will be permitted where: 

 “Proposals are for solely affordable and / or supported housing as defined in the 
Glossary; or 

 It is accommodation for agricultural or forestry workers, subject to an assessment 
of the need for the unit.” 

6.13 The proposed development will meet with the first policy objective by providing a scheme that 
is solely for supported housing, in accordance with the definition outlined on page 13 of the 
IHPS. 

6.14 The IHPS goes on to state that in addition to these requirements, all new residential 
development will need to: 

 “Demonstrate it will not undermine attempts to reduce vacancy rates in the existing 
dwelling stock; and, 

 Have regard to and be clearly justified in relation to the Council’s objectives and 
Regenerate Pennine Lancashire’s objectives under the Housing Market Renewal 
Initiative; and, 

 Demonstrate that it would not lead to an un-manageable supply of housing and not 
prejudice the proper planning of new employment, services and infrastructure and 
the achievement of sustainable mixed communities.” 

6.15 Again, the proposals will positively respond to each of these objectives. The proposals are 
therefore consistent with the requirements of the IHPS. 

Strategic Housing Market Assessment 
6.16 It is acknowledged in RBC’s Core Strategy [paragraphs 204] that the Council’s latest Strategic 

Housing Market Assessment (“SHMA”) concludes that: 

“there is a large need for supported housing, particularly in terms of suitable and 
appropriate accommodation for the elderly and those households with specific needs, 
such as limiting long-term illness.” 

6.17 The proposals involve the provision of specialist health care that meet with the range of 
support needs outlined in paragraph 205 of the Core Strategy. 

Statement of Community Involvement 
6.18 RBC’s Statement of Community Involvement (“SCI”) – adopted on 15 December 2010 – has 

been considered throughout the process. Possible consultation methods outlined in the SCI 
include:  

 Circulation of leaflets with draft proposals to residents in the vicinity of the site.  

 On-line and/or on-site information on draft proposals.  
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 Arranging public meetings or exhibitions with community and other local interest 
groups.  

 Use of the Planning Aid service and/or specific public engagement techniques.  

 Requesting feedback within a specified time-scale to allow changes to be made. 

6.19 The SCI also states that those submitting ‘major’ applications are expected to submit a 
consultation statement with their planning application, which describes the community 
consultation that has been undertaken. In accordance with this requirement, a Statement of 
Consultation has been prepared and submitted by Euan Kellie Property Solutions to support 
this planning application. 

6.20 The Statement will now provide a summary of the key planning issues along with a set of 
conclusions. 
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7. Achieving Sustainable Development 
7.1 Having introduced the application site, the proposed development, along with national, 

regional, sub-regional and local policy considerations, it is prudent to outline in this chapter 
the suitability of the proposals in planning terms. 

Making the Best Use of Land 

 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. 

 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 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 proposals involve greenfield land and the NPPF (as reflected by recent appeal 
decisions; namely the Burgess Farm case) acknowledges that the key driver is to 
deliver sustainable development to meet identified needs. It does not promote a 
sequential approach to the development of brownfield land. 

 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.” 

Creating Local Employment Opportunities 

 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. 

 The construction phase of the development may also provide a significant 
temporary uplift in local economic output, equating to £2.8m of additional Gross 
Value Added (“GVA”) per annum. Similarly, when operational, the proposal has the 
potential to contribute £1.9m of additional GVA. 
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Responding to Local Needs 

 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. 

Promoting Sustainable Transport 

 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. 

Ensuring High Quality Design 

 In line with Policies 17 and 18 of the Core Strategy, the scheme responds well to 
its context. The built form is considered as an extension of the existing built form. 
Materials will be sympathetic to context and the architecture, whilst contemporary 
in nature, will be mindful of its neighbours.  

 The use of the natural slopes of the site will provide shelter and enable buildings to 
be set into the hill which will reduce their apparent mass. Careful choice of roof 
materials will ensure that the buildings harmonize with their surroundings when 
viewed from the open countryside. 

Contributing to a Low Carbon Economy 

 In line with RBC Core Strategy Policy 19, the scheme will be designed with a 
target BREEAM rating of Excellent. The scheme will employ passive measures to 
conserve energy such as enhanced insulation values, low energy light fittings and 
utilising recycled materials wherever possible. Renewable energy will be assessed 
as part of the detailed design.  

 A combined heat and power unit will be utilised that will create electricity on site as 
part of the heating strategy. Heat recovery systems will also be used to capture 
heat from waste water before it enters the drainage system. 

Meeting the Challenge of Climate Change 

 As set out in the Flood Risk Assessment prepared by Scott Hughes Design, the 
site falls within Flood Zone 1 and, accordingly, is not at risk from flooding. 

 In addition, sustainable drainage will be employed within the scheme with 
rainwater attenuation tanks dealing with surface water drainage from car parks. 
Rain water harvesting from all pitched roofs will be used to irrigate the roof top 
gardens and all landscaped areas during the summer months. 

Protecting and Enhancing the Natural and Historic Environment 

 The Phase 1 Ecology Survey undertaken by Scott Fitzgerald Tree Consultants 
concludes that no protected or notable plant species were discovered on site 
during the course of the survey.  

 The majority of existing trees located on the application site will be retained as part 
of the proposals. 
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 The site is not within or in close proximity to a Conservation Area. There are also 
no Heritage Assets within the application boundary. Consequently, the proposals 
will have no impact on the historic environment. 

Commitment to Pre-Application Consultation 

 In line with the objectives outlined in the NPPF (in particular paragraph 66 and 
paragraphs 188 to 195) along with the requirements of RBC’s Statement of 
Community Involvement, our client has placed considerable emphasis on the need 
for detailed pre-application consultation which has taken place since July 2012. 

 Following the public exhibition held on 26 November 2012, a number of 
amendments were made to the design to reflect comments made by attendees. 

7.2 With this in mind, 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. 
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8. Summary and Conclusions 
8.1 This Planning Policy Compliance Statement (referred to hereafter as the “Statement”) has 

been prepared on behalf of our client Park Lane & Co Developers Limited and supports a full 
planning application which seeks consent for a health care campus (Use Class C2, 
Residential Institutions) in Bacup on land located off Burnley Road. 

8.2 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.  

8.3 We have set out in this Statement that the proposed development will deliver a scheme that: 

 Creates significant local employment opportunities. 

 Responds to local needs – namely a specialist care facility along with extra care 
housing. 

 Brings improvements to parking provision in the local area. 

 Represents high quality design, sensitive to the local environment. 

8.4 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. 


