
Land off Burnley Road, Bacup
Statement of Consultation

February 2013



 

 

© KellieSolutions™. All Rights Reserved. Not to be reproduced without permission. 1 of 11

 

 

 

 

 Contents 

 
1.  Introduction 2 

2.  Policy Context 4 

3.  Consultation Strategy 6 

4.  Analysis of Public Exhibition Feedback 8 

5.  Summary of Consultation 10 

Appendix 11 

 

 

 

 

 

 

Draft FINAL 

Author Euan Kellie 

Issued 17 February 2013 



 

 

© KellieSolutions™. All Rights Reserved. Not to be reproduced without permission. 2 of 11

 

 

 

1. Introduction 
1.1 This Statement of Consultation (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. 

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.  

The Application Site 

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 outline the pre-application consultation that has taken 
place since July 2012 and how these discussions have influenced the final design, submitted 
as part of the planning application. 

Structure of this Statement 

1.9 The remainder of this Statement is structured as follows: 

 Chapter 2 outlines the relevant planning policy context for this Statement of 
Consultation. 

 Chapter 3 provides an overview of the pre-application consultation that has taken 
place in respect of the application proposals. 

 Chapter 4 sets out the analysis of the feedback received at the public exhibition. 

 Chapter 5 provides a summary of the consultation process. 

1.10 This Statement is also supported by material in Appendix 1-5.  
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Contact Details 

1.11 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. Policy Context 
Localism and Planning for Growth 

2.1 Following the General Election on 6 May 2010 the Coalition Government published 'The 
Coalition: Our Programme for Government' on 20 May 2010 which set out the programme for 
a partnership government. The issue of Planning and community involvement is considered 
under the heading 'Communities and Local Government': 

"The Government believes that it is time for a fundamental shift of power from 
Westminster to people. We will promote decentralisation and democratic 
engagement, and we will end the era of top-down government by giving new 
powers to local councils, communities, neighbourhoods and individuals."  

2.2 A notable key objective set out in the Programme is that the Coalition will "radically reform the 
planning system to give neighbourhoods far more ability to determine the shape of the places 
in which their inhabitants live." 

2.3 This message has continued by way of the Localism Bill which was introduced to Parliament 
on 13 December 2010. It sets out a series of proposals with the potential to achieve a 
"substantial and lasting shift in power away from central government and towards local 
people". One of the key objectives is to "make the planning system more democratic and 
more effective, and reform to ensure that decisions about housing are taken locally."  

2.4 As of 15 November 2011 the Localism Bill completed its passage through parliament and was 
granted Royal Assent, thereby creating the Localism Act 2011. 

2.5 Furthermore, as part of the Coalition Government's reforms to "make the planning system less 
complex and more accessible, and to promote sustainable growth" the National Planning 
Policy Framework (“NPPF”) was published on 27 March 2012. 

National Planning Policy Framework 

2.6 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].  

2.7 As set out in paragraph 6 of the NPPF, the purpose of the planning system is to contribute to 
the achievement of sustainable development. Accordingly, 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”.  

2.8 Under the heading ‘Requiring Good Design’, paragraph 66 of the NPPF comments on public 
consultation: 

“Applicants will be expected to work closely with those directly affected by their 
proposals to evolve designs that take account of the views of the community. 
Proposals that can demonstrate this in developing the design of the new 
development should be looked on more favourably.” (our emphasis) 

2.9 Paragraphs 188 to 195 of the NPPF, under the chapter heading ‘Decision-taking’, promote 
‘pre-application engagement and front loading’: 

 “Early engagement has significant potential to improve the efficiency and 
effectiveness of the planning application system for all parties. Good quality pre-
application discussion enables better coordination between public and private 
resources and improved outcomes for the community.” [paragraph 188] 

 “Local planning authorities have a key role to play in encouraging other parties to 
take maximum advantage of the pre-application stage. They cannot require that a 
developer engages with them before submitting a planning application, but they 
should encourage take-up of any pre-application services they do offer. They 
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should also, where they think this would be beneficial, encourage any applicants 
who are not already required to do so by law to engage with the local community 
before submitting their applications.” [paragraph 189] 

 “The more issues that can be resolved at pre-application stage, the greater the 
benefits. For their role in the planning system to be effective and positive, statutory 
planning consultees will need to take the same early, pro‑active approach, and 
provide advice in a timely manner throughout the development process.” 
[paragraph 190] 

 “The right information is crucial to good decision-taking, particularly where formal 
assessments are required (such as Environmental Impact Assessment, Habitats 
Regulations Assessment and Flood Risk Assessment). To avoid delay, applicants 
should discuss what information is needed with the local planning authority and 
expert bodies as early as possible.” [paragraph 192] 

 “Local planning authorities should publish a list of their information requirements 
for applications, which should be proportionate to the nature and scale of 
development proposals and reviewed on a frequent basis. Local planning 
authorities should only request supporting information that is relevant, necessary 
and material to the application in question.” [paragraph 193] 

RBC’s Statement of Community Involvement 

2.10 At the local level RBC’s Statement of Community Involvement (“SCI”) – adopted on 15 
December 2010 – has been considered throughout the process. 

2.11 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.  

 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. 

2.12 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, including:  

 The scale of the notification, including a list of properties and businesses 
contacted. 

 A list of interest/community groups or other organisations contacted  

 The location and during of any public meeting, exhibition or event held.  

 A summary of all the comments received and issues raised.  

 A clear indication of which comments have resulted in amendments to the scheme 
and what those changes are, and which comments have not, and why not.  

 Any comments by groups or individuals about the public engagement process. 

2.13 It is understood that if an applicant fails to carry out any community engagement or provide a 
consultation statement or if either fail to meet the standards set out above, then members of 
the Committee will be made aware of this in the planning officer’s report. 
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3. Consultation Strategy 
Meetings with Officers 

3.1 The project team has arranged and attended meetings with RBC planning officers since 12 
July 2012. Since this date three additional meetings have held, taking place on 6 September, 
15 October and 3 December 2012. These meetings gave the project team the opportunity to 
present, and discuss, the proposals in detail. 

3.2 Alongside RBC planning officers, some of the meetings were also attended by representatives 
from: 

 RBC Housing and Health. 

 Lancashire County Council Highways. 

 Lancashire County Council Adult and Community Services Commissioners 
Department. 

3.3 A planning application ‘Scope of Works’ document was issued to RBC Planning Officers by e-
mail on 6 November 2012 in line with the Council’s Validation Checklist. Feedback was 
received verbally on 3 December 2012 and finalised accordingly. 

3.4 A Consultation Strategy was also prepared and e-mailed to RBC planning officers for 
comment on 7 November 2012. 

Public Exhibition 

3.5 A public exhibition was held at Bacup Library on 26 November 2012 and ran from 1.30pm 
until 7pm. The following actions were undertaken to ensure that the event was advertised 
sufficiently: 

3.6 A leaflet was sent to all residents consulted as part of the previous planning application 
submitted in respect of our client’s site (ref: 2007/0716). The leaflet can be found in Appendix 
1 with a list of residents consulted (and a copy of the associated letter) in Appendix 2. 

 The exhibition leaflet was also e-mailed to all Rossendale Councillors on 9 
November 2012 along with a covering letter (see Appendix 3). 

 A letter and site plan was also sent to the Northern Primary School Head Teacher, 
Felicity Simpson on 2 November 2012, inviting a pre-application meeting. 

 The public exhibition leaflet was also e-mailed to Alison Wilkins, Head of Bacup 
Neighbourhood Forum, on 7 November 2012. 

3.7 The public exhibition attracted an estimated 50 attendees over the course of the day. 8 no. A3 
boards were erected in the exhibition room and representatives Shack Architecture and Euan 
Kellie Property Solutions were present throughout the day to present the proposals to 
attendees.  

3.8 Figures 3.1 and 3.2 include photographs taken at the exhibition whilst the information 
presented on the exhibition boards can be found in Appendix 4 of this Statement. 
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Figure 3.1 Figure 3.2 

Public Exhibition Questionnaire 

3.9 A questionnaire was made available at the public exhibition to all attendees, giving them the 
opportunity to provide the project team with comments in respect of the proposals. Chapter 4 
summarises the comments made by attendees whilst the completed forms – 10 no. in total – 
can be found in Appendix 5. 
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4. Analysis of Public Exhibition Feedback 
4.1 As outlined in Chapter 3, a questionnaire was compiled by the project team and was 

designed to provide a combination of closed and open questions.  

4.2 The following questions were asked as part of the questionnaire, with most questions 
providing a section for further comments: 

 Was the information provided at the public exhibition helpful? 

 Do you agree or disagree that the proposals will have a positive impact on Bacup? 

 Do you have any concerns about the proposals? 

 Is there anything you think should be done to improve the proposals? 

 Do you have any other comments you would like to us to consider? 

4.3 A section was also included [Question 6] so respondents could provide their name, address 
and postcode. The responses were as follows. 

Analysis of the Questionnaire Responses 

Question 1: Was the information provided at the public exhibition helpful? 

4.4 There was a positive response to Question 1 with 7 of 10 attendees confirming that the 
information was helpful. 

Question 2: Do you agree or disagree that the proposals will have a positive impact on 
Bacup? 

4.5 3 of 10 respondents agreed that the proposals will have a positive impact on Bacup whilst 5 
disagreed. 1 respondent indicated that they did not know whether the impact would be 
positive and 1 respondent did not give a response. 

4.6 Some of the comments received were as follows: 

 “In another location (non-greenfield) there may be a positive impact” 

 “The stretch of Burnley Road were this is going to be built is a danger not only at 
school times as the road is busy constantly and too narrow. Water pours through 
the wall with just a short amount of rain” 

 “Burnley Road is a fast moving dangerous road, more traffic will worsen this” 

 “Good for Bacup, not for neighbouring residents.” 

Question 3: Do you have concerns about the proposals? 

4.7 8 of those who completed the form stated that they had concerns about the proposals. 1 
respondent indicated they did not know whilst 1 did not respond to the question. 

4.8 Notably the majority of those who left comments raised concerns regarding traffic numbers, 
parking and access. 

4.9 Comments included: 

 “Access and parking for the site would be a big problem. It’s a problem now.” 

 “Yes someone is going to be seriously injured. Where is all the water from the land 
going to go. Where is the sewage going to go.” 

 “Parking for terrace housing needs more thought. More parking spaces needed. 
Access to rear of properties maybe via steps off car park.” 
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Question 4: Is there anything you think should be done to improve the proposals? 

4.10 7 of respondents provided comments in respect of question 4. Some of the comments 
received were as follows: 

 “Hairdressers, internet café. Change corner and doorways into rooms (into 
curves).” 

 “Retaining wall on Bacup Old Road boundary in need of rebuilding with possibility 
of widening road for parking for residents of Step Row.” 

 “Flooding and now is a problem in this area. You need to look at this. Also the 
access road in very narrow lane to farm at side of school. Access for lorries not 
good.” 

Question 5: Do you have any other comments you would like us to consider? 

4.11 7 respondents provided additional comments which included the following: 

 “Provide training, employment, apprentices.” 

 “Yes: hairdressers rather than just a facility. Spaces for ‘a shop’ for residents use. 
Plus a training room and meeting room for residents relates to arrange 
involvement.” 

Question 6: Address Details 

4.12 As outlined in Chapter 3 a total of 10 questionnaires were completed. All respondents 
provided details of their address, with the exception of one.  

4.13 With the exception of two respondents, all of those who completed the questionnaire lived 
adjacent to the site on Step Row, Burnley Road, Plantation View or York Street. 

Response to Feedback 

4.14 Having taken stock of the comments made by attendees, both at the exhibition along with 
those outlined on the completed questionnaires, the design was amended as follows 

 The number of private car parking spaces for residents on Burnley Road was 
increased from 8 no. to 15 no. 

 8 no. private car parking spaces for Step Row residents were added to the 
southern portion of the application site. 

 Provision was made within the scheme for ancillary uses to benefit residents – 
such as an internet café. 

4.15 Chapter 5 will now summarise the consultation process that has been undertaken. 
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5. Summary of Consultation 
5.1 In line with the objectives outlined in the NPPF (in particular 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. This has included: 

 Meetings with RBC and LCC officers. 

 A public exhibition which was held at Bacup Library on 26 November 2012. 

5.2 Following the public exhibition held on 26 November 2012, the following amendments were 
made to the design to reflect comments made by attendees: 

 The number of private car parking spaces for residents on Burnley Road was 
increased from 8 no. to 15 no. 

 8 no. private car parking spaces for Step Row residents were added to the 
southern portion of the application site. 

 Provision was made within the scheme for ancillary uses to benefit residents – 
such as an internet café. 



 

 

© KellieSolutions™. All Rights Reserved. Not to be reproduced without permission. 11 of 11

 

 

 

Appendix 
 

Appendix 1 Public Exhibition Leaflet 

Appendix 2 List of Residents Contacted and Accompanying Letter 

Appendix 3 E-Mail Sent to RBC Councillors and Accompanying Letter 

Appendix 4 Public Exhibition Boards 

Appendix 5 Complete Public Exhibition Questionnaires 
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Proposed Care Home Campus
Public Exhibition: Monday 26 November 2012 

(1.30pm – 7pm)

Park Lane & Co Developers Ltd would like to invite you to visit a 
public exhibition presenting the proposals for the redevelopment 

of land off Burnley Road, Bacup.

The proposals currently include the construction of a care home campus 
with a 42‐bed dementia care unit and 40 close care apartments. 

The site will be accessed off Burnley Road and will include junction 
improvements along with parking for residents.

The Exhibition will be held at the Community History Room, 
Bacup Library,  St James Square, Bacup, OL13 9AH.

We hope you will be able to visit and give us your feedback.

Image courtesy of Google Maps
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Name / Number Address 1 Address 2 Postcode

Lane Head Cottage Burnley Road Bacup OL13 8RQ

Broadclough Farm Burnley Road Bacup OL13 8PS

193 Burnley Road Bacup OL13 8RW

9 Dog Pits Lane Bacup OL13 8PU

7 Dog Pits Lane Bacup OL13 8PU

10 Dog Pits Lane Bacup OL13 8PU

8 Dog Pits Lane Bacup OL13 8PU

6 Plantation View Bacup OL13 8PY

7 Plantation View Bacup OL13 8PY

1 Plantation View Bacup OL13 8PY

2 Plantation View Bacup OL13 8PY

3 Plantation View Bacup OL13 8PY

Hilbre Plantation View Bacup OL13 8PY

4 Plantation View Bacup OL13 8PY

5 Plantation View Bacup OL13 8PY

Willowbrook Plantation View Bacup OL13 8PY

1A Step Row Bacup OL13 8PT

17 Step Row Bacup OL13 8PT

9 Step Row Bacup OL13 8PT

7 Step Row Bacup OL13 8PT

15 Step Row Bacup OL13 8PT

5 Step Row Bacup OL13 8PT

13 Step Row Bacup OL13 8PT

3 Step Row Bacup OL13 8PT

19 Step Row Bacup OL13 8PT

11 Step Row Bacup OL13 8PT

10 York Street Bacup OL13 8PP

Lord Barn House Burnley Road Bacup OL13 8PY

Lord Barn Cottage Burnley Road Bacup OL13 8PY



 

 
Peter House 
Oxford Street 
Manchester 
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+44(0)7971 871 286 
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Euan Kellie Property Solutions is part of Kellie Solutions Limited. Registered office: ‘Arderne Manor’, Eaton Road, Tarporley, Cheshire, CW6 0DQ. 
Registered Company Number: 06624907. 
   

 

Consultation Event: Proposed Care Home Facility – Land off Burnley Road, Bacup 

My client, Park Lane & Co Developers Ltd, propose to develop land off Burnley Road, Bacup, to create a 
new care facility that would comprise a 42-bed dementia care home and 40 close care apartments. 

As you will see from the enclosed plan, the site is immediately to the south of Northern Primary School and 
is to the rear of the terraced properties along Burnley Road. 

The proposals will include the following: 

 Staff/ parent parking would be included on site for the use of the school, including a drop off/ pick up 
facility. Furthermore, 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. 

 Construction of a part one-storey, part two storey dementia care unit which would incorporate 
communal facilities linked to a two-storey building, housing close care apartments. The total gross 
internal floor area of the development will be 5,210 sqm (56,080 sqft). 

 Car parking would also be included on site for residents of, and visitors to, the terraced properties 
that front onto Burnley Road at the site's north easterly corner. 

 Externally, landscaped private gardens would be provided together with a landscaped car parking 
area and dedicated access road and turning area for service vehicles. 

We are keen to receive your valuable feedback at this early stage in the project and to ensure that you have 
the best possible opportunity to discuss these proposals. 

I am therefore pleased to enclose a leaflet inviting you to a public exhibition on the latest proposals and 
plans, prior to the submission of a full planning application.  

The exhibition will be held at the Community History room at Bacup Library and will run from 13:30 until 
19:00 on Monday 26 November 2012. Feedback forms will be made available to all attendees and members 
of the project team will be on hand to answer any questions you might have. 

I do hope you are able to attend and we look forward to discussing the proposals with you.   

Yours sincerely, 

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

  

 Our ref ESK/V01 

  

By Post 

 
6 November 2012 

Dear Resident, 
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Consultation Event: Proposed Care Home Facility – Land off Burnley Road, Bacup 

My client, Park Lane & Co Developers Ltd, propose to develop land off Burnley Road, Bacup, to create a 
new care facility that would comprise a 42-bed dementia care home and 40 close care apartments. 

As you will see from the enclosed plan, the site is immediately to the south of Northern Primary School and 
is to the rear of the terraced properties along Burnley Road. 

The proposals will include the following: 

 Staff/ parent parking would be included on site for the use of the school, including a drop off/ pick up 
facility. Furthermore, 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. 

 Construction of a part one-storey, part two storey dementia care unit which would incorporate 
communal facilities linked to a two-storey building, housing close care apartments. The total gross 
internal floor area of the development will be 5,210 sqm (56,080 sqft). 

 Car parking would also be included on site for residents of, and visitors to, the terraced properties 
that front onto Burnley Road at the site's north easterly corner. 

 Externally, landscaped private gardens would be provided together with a landscaped car parking 
area and dedicated access road and turning area for service vehicles. 

We are keen to receive your valuable feedback at this early stage in the project and to ensure that you have 
the best possible opportunity to discuss these proposals. 

I am therefore pleased to enclose a leaflet inviting you to a public exhibition on the latest proposals and 
plans, prior to the submission of a full planning application.  

The exhibition will be held at the Community History room at Bacup Library and will run from 13:30 until 
19:00 on Monday 26 November 2012. Feedback forms will be made available to all attendees and members 
of the project team will be on hand to answer any questions you might have. 

I do hope you are able to attend and we look forward to discussing the proposals with you.   

Yours sincerely, 

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

  

 Our ref ESK/V01 

  

By Post and E-Mail 

Draft 
6 November 2012 

Dear Councillor, 
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PROPOSED DEMENTIA CARE FACILITY, BACUP: PUBLIC CONSULTATION PRESENTATION 

[NOVEMBER 2012] 

A  Unit 5, The Curve, 139 Telegraph Road, Heswall, Wirral. CH60 7SE 

T  +44(0)151 342 6516  E info@shackarchitecture.com w  www.shackarchitecture.com 

The Site in Context Existing Site Plan showing site in context 
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DEMENTIA: THE STATISTICS 
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PROPOSED SITE PLAN 

42 bed DEMENTIA CARE FACILITY 

40 CLOSE CARE APARTMENTS 

DEMENTIA CARE FACILITY 

CLOSE CARE APARTMENTS 

COMMUNAL FACILITIES 

CAR PARK 

SCHOOL CAR PARK AND DROP OFF 

NEW ROAD JUNCTION TO 

ADOPTABLE STANDARDS 

RESIDENTS PARKING 
PRIVATE GARDENS 

EXISTING TREE BELT RETAINED 

AND MANAGED 
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PROPOSED FLOOR PLANS: LOWER GROUND FLOOR 
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PROPSED FLOOR PLANS: GROUND FLOOR 
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PROPOSED FLOOR PLANS: FIRST FLOOR 
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CONTEXT VIEWS 
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