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1. Introduction 

1.1 This Statement of Case has been prepared by Euan Kellie Property Solutions 

on behalf of the appellant Park Lane & Co Developers (“Park Lane & Co”) in 

support of an appeal in respect of the refusal of Planning Permission for the 

erection of a health care campus comprising of a 42-bed specialist care facility 

and 40 extra care apartments (Use Class C2) with car parking and access 

from Burnley Road, Bacup, Rossendale.  

1.2 The Planning Application (Reference 2013/0075) was submitted to 

Rossendale Borough Council (‘RBC’) on 18 February 2013, and considered at 

RBC’s Planning Committee meeting on 28 May 2013, where it was deferred, 

before being reconsidered at the Committee meeting on 23 July 2013.  The 

Officer’s recommendation was for refusal on both occasions and it was 

subsequently refused by the Planning Committee at their meeting on 23 July 

2013.    

1.3 The reason for refusal is as follows: 

“The proposed development is of significant scale for a site that is located in 

the Countryside, well away from the Urban Boundary of settlements, and is 

not easily accessible by means of travel other than the private car. 

Furthermore, the proposed development by reason of the scale and form of 

the proposed buildings, associated parking areas and traffic movements will 

detract to a significant extent from the essentially open and rural character of 

the Countryside and by reason most particularly of its traffic movements will 

unacceptably impinge upon the amenities of neighbours in the vicinity of the 

access road at times they currently have respite from the school.  

It is considered that the applicant has failed to explain why such a facility 

should be located on a greenfield site in the Countryside, most particularly by 

reference to local demand for the specialist facilities of the size proposed and 

through demonstrating that there are not more appropriate sites available for 

the uses proposed. Notwithstanding the case advanced by the applicant in 

favour of the proposed development by reason particularly of need for the 

proposed accommodation and job-creation, the proposed development is 
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considered to be contrary to Sections 1 / 3 / 4 / 6 / 8 / 11 the National Planning 

Policy Framework and Policies AVP2 / 1 / 2 / 3 / 4 / 9 / 18 / 21 / 23 / 24 of the 

adopted Rossendale Core Strategy (2011).”  

1.4 Despite being determined at the Planning Committee meeting on 23 July 2013 

the Decision Notice was not issued by RBC until 1 October 2013.   

1.5 This Statement demonstrates that the proposed redevelopment of the site for 

a health care campus accords with local and national planning policy and will 

create a sustainable development delivering significant planning benefit. 

The Appellant and Project Team 

1.6 Park Lane & Co is a private family run business made up of professionals with 

experience in the property industry across the country – in particular, in the 

residential sector. The company is committed to the delivery of specialist and 

extra care accommodation – a direct response to the growing local, regional 

and national requirement for new health care facilities. 

1.7 Having carefully studied the market since 2011 the appellant’s objective is to 

deliver a niche product, namely the provision of high quality health care 

residential accommodation set within a secure, attractive and relaxing 

landscape setting.  Details of Park Lane and Co’s vision is presented within 

Appendix 1   

1.8 For a large part of the project development the appellant worked in tandem 

with specialist health care provider, Marantomark, who identified the appeal 

site as being the optimum location and size to deliver a high quality health 

care campus, in line with local needs. Marantomark's guidance and expertise 

played a major role in shaping the scheme along with the associated quantum 

of proposed development. 

1.9 Given the spatial distribution of existing extra care and care homes with 

nursing care in Rossendale, Bacup is a commercially attractive location to 

Park Lane & Co. As a consequence the appellant is committed to investing £6 

million into a scheme which will provide a wealth of job and education 

opportunities in Rossendale – in particular in the communities of Bacup and 

Weir. 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 3 of 90 

  

 

1.10 Park Lane & Co’s commitment to delivering a high quality scheme is 

demonstrated by the appointment of a project team with an excellent track 

record of delivering similar schemes. Shack Architecture has successfully 

designed a number of care facilities throughout the UK and is therefore well 

placed to design a purpose built health care campus for the site, having the 

relevant knowledge, experience and expertise of delivering similar projects 

elsewhere.  

1.11 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. Furthermore, Shack Architecture has also been responsible 

for designing dementia and acquired brain injury units in Manchester, Trafford, 

Warrington, Birmingham, and across North Wales. 

1.12 It is crucial to set out that the scheme designed by Shack Architecture has, 

throughout the design evolution, been based upon providing a deliverable 

health care campus that responds to local needs and the requirements of an 

operator. It has also been designed based upon practical experience of both 

the extra care and specialist health care accommodation market and the way 

in which these buildings function. 
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2. The Proposed Development 

2.1 The proposal comprises a health care campus (Use Class C2, Residential 

Institutions) with particular emphasis on the provision of care for groups with 

mental conditions 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.  

2.2 As outlined in Chapter 1 of this Statement, health care operator Marantomark 

Group has played a key role during the pre-application process by working in 

conjunction with the appellant, and Shack Architecture. This relationship led to 

the evolution of a design and quantum of development that is linked with local 

needs in terms of health provision.  

2.3 Having delivered two comparable schemes elsewhere in the North West - St. 

Mary's Care Centre in Warrington and St. George's Care Centre in Oldham - 

Marantomark know the benefits of having different types of care in one 

location. Indeed both existing Marantomark operations provide care for 

patients suffering from elderly dementia, elderly dementia with challenging 

behaviour, early onset dementia, acquired brain injury, and enduring mental 

health. 

2.4 The proposed development will provide a health care campus which will 

comprise the following: 

 Extra care accommodation – 40 beds; and 

 Specialist care accommodation for persons with mental conditions such 

as Acquired Brain Injury (ABI) – 42 beds, 10 of which are for respite 

care 

Proposed Specialist Care Provision 

Extra Care Accommodation 

2.5 ‘Extra Care Housing’ is a relatively new form of sheltered housing which has 

been designed to cater for people who are unable to do everything for 

themselves. This type of accommodation is also refer to as ‘close care’ or 

‘assisted living’.  
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2.6 Extra Care housing will generally suit less mobile people and wheelchair 

users, and bathrooms in particular will be designed to make it easier for 

assistance to be offered. Schemes usually have their own care staff and 

provide one or more meals each day, if required.  

Specialist Care Accommodation for Persons with an Acquired Brain Injury 

2.7 An Acquired Brain Injury (“ABI”) is any sudden damage to the brain received 

during a person’s lifetime and not as a result of birth trauma. Acquired brain 

injury includes traumatic brain injury as well as tumour, stroke, brain 

haemorrhage and encephalitis, to name a few. The effects are often very 

similar to those of traumatic brain injury, but there are key differences that 

make treating and coping with acquired brain injury quite different. 

2.8 Each injury is unique, which means that symptoms can vary widely according 

to the extent and location of the damage to brain tissue. Acquired brain injury 

is referred to as the hidden disability because its long term problems are often 

in the areas of thinking and behaviour and are not as easy to see and 

recognise as many physical disabilities. 

2.9 Accommodation for those suffering from an ABI offer people the chance to live 

in special purpose built accommodation which responds to the specific needs 

of the user along with all the specialist support they need up to 24 hours a 

day. The focus of the accommodation is to ensure that progress made during 

residential rehabilitation is continued once someone returns to living in the 

community. Each person will be supported to develop a person centred 

support plan which embraces their lifestyle choices whilst ensuring their 

individual support needs are met. 

2.10 The health care campus setting will allow residents to move seamlessly from 

one specific part of the campus to another; for example, those being treated in 

the acquired brain injury part of the building will be able to move from the 

hospital/ medical environment to the extra care apartments once they are 

ready to move into a more domestic setting (but still have the nursing care 

available and 'on the doorstep'). 
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2.11 People living in the extra care apartments will be a fundamental part of the 

community and will benefit from both the care and social side of living in close 

proximity to the specialist care accommodation. Staffing levels will also be 

easier to manage with both parts on one site. 

Quantum of Development 

2.12 The quantum of development proposed has been informed by the assessment 

of local need set out within the Socio-economic Assessment prepared by 

Craggs Consulting submitted in support of the planning application (see 

Appendix 2), as well as Marantomark's understanding of provision and need 

within the local health care market. 

2.13 Marantomark as an existing regional operator in the field were closely involved 

in the evaluation of the scheme, particularly the scale and nature and type of 

provision and the layout of the site. 

2.14 The proposal is arranged in three linked buildings with gross external 

floorspace totalling 5,210 sqm (56,080 sqft) and includes the following: 

Building One 

2.15 Building One is two-storeys in height and is located to the south of the 

residential property called ‘Hilbre’ which fronts onto Burnley Road and will 

accommodate 40 residents requiring ‘extra care’ accommodation.   

Buildings Two and Three 

2.16 Buildings Two and Three (two storeys and one storey in height respectively) 

are located in the southern portion of the site and is intended to accommodate 

42 people (32 people in Building One and 10 people in Building Two) with 

mental 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. 

Landscaping and Private Gardens 

2.17 The proposals also include high quality secure private gardens which will be of 

a naturalistic style and include native species to aid biodiversity. In line with 
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this, the proposed development has been positioned to avoid the existing tree 

belt as far as possible and utilise the reasonably clear areas of the site. 

Buildings are also located away from the cottage at the junction of Bacup Old 

Road and Burnley Road [Broad Clough Farm] both to provide south facing 

landscaped areas that could be gardens and to ensure the visual prominence 

of that building. Prevailing wind and natural topography has also influenced 

the positioning of buildings – as a result buildings have been oriented to 

ensure landscaped areas are sheltered from the wind. 

Boundary Treatment 

2.18 The boundary to the secure garden will be a 2.4m high close boarded timber 

fence to provide security and privacy for residents. This will be constructed 2m 

in from the existing dry stone wall. This wall and all other stone walls will be 

repaired and rebuilt to provide opportunities for wildlife habitats. The boundary 

to the rear of the site (western edge) will be repaired and completed with a 

stock proof fence. The tree belt on the eastern boundary will be subject to a 

long-term management and maintenance regime. Landscaping proposals will 

be designed to screen the development and integrated into its landscaping 

setting, particularly the wooded eastern boundary. 

Access and Egress 

2.19 Access to the site will be from the existing unmade access track that lies 

between the gable of number 7 Burnley Road and the Northern Primary 

School and which runs along the northernmost boundary of the site. This 

access track, which has a gradient of around 1 in 8, has an existing junction 

with Burnley Road and is already used by vehicles to access Lord Barn Farm 

and the allotment gardens and is used informally by staff and parents 

associated with the adjoining primary school, particularly at school start and 

finish times. 

2.20 The fabric of the existing access and visibility for drivers emerging from the 

existing access onto Burnley Road is currently substandard and a proposed 

scheme for the improvement of the access has been developed, discussed 
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and agreed with Lancashire County Council (“LCC”) Highways as part of the 

proposed development.  

2.21 At the request of LCC Highways it is proposed that a secondary access would 

be provided from Bacup Old Road for non-vehicular traffic. Due to the site 

topography, this will be a stepped access, but will help to encourage staff to 

travel to and from the site by sustainable transport modes by providing an 

access at the southerly end of the site that could be used by pedestrians and 

cyclists, avoiding the need for those travelling to and from the areas to the 

south of the site by these modes to have to enter and leave the site by the 

main vehicular/pedestrian entrance at the northerly end of the site. 

Parking 

2.22 The proposals include the following on-site parking provision:  

 31 no. car parking spaces for staff and visitors of the care facility;  

 27 no. car parking spaces for the Northern Primary School;  

 15 no. off-street car parking spaces for residents of the houses on 

Burnley Road;  

 8 no. off-street car parking spaces for residents of the houses on Step 

Row; 

 6 no. motorcycle spaces; and, 

 A dedicated service zone. 

2.23 The car parking proposals seek to improve the current parking arrangements 

whereby residents are inclined to park vehicles on Burnley Road; as a 

consequence this creates problems with parking and congestion at the start 

and finish of the school day. In order to remedy this issue safe designated 

parking spaces have been provided as part of the proposed development for 

residents living on Burnley Road and Step Row. A designated parking area for 

Northern Primary School has also been provided to reduce congestion. 

2.24 This provision was noted and supported by LCC Highways in their formal 

response to the planning application dated 5 April 2013.  LCC raised no 
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objections subject to conditions, contributions and additional information.  

LCC’s response, which can be found in Appendix 2, stated: 

“There are 7 terraced properties on Burnley Road with no formal off-

street parking areas and 2 semi-detached properties named Hilbre and 

Willowbrook. In order to maximise the sightlines out of the access road 

to the proposed development it will be necessary to remove the on 

street parking outside these properties.  

This will be of major detriment to the property owners and therefore as 

part of the proposal there are 15 spaces within the car park to the rear 

of the properties to accommodate the displaced vehicles. These 

spaces should be clearly marked with signage and/ or road markings to 

designate the areas.” 

“There are also 11 properties located on Bacup Old Road without off 

street parking that have been provided with 8 off street parking spaces 

under the proposal […] The Highway Authority would support the 

construction of these spaces to ensure that Bacup Old Road is free 

from obstructive parking due to its narrow width, although this would 

not be generated by the proposed development.” 

“Northern Primary School is located on Burnley Road where the 

parents park to drop off and pick up their children. As mentioned above 

the works on Burnley Road to maximise the sightlines out of the access 

road junction will remove the on street parking that is currently used by 

staff and parents.  

This will be of major detriment and therefore as part of the proposal 27 

school staff and parent parking spaces have been proposed in the car 

park. During the evenings and weekend days these spaces will be free 

for use by the residents and staff.” 

Commitment to Sustainability 

2.25 The scheme has been designed with a target BREEAM rating of ‘Excellent’ 

and, in line with this, form, materials, orientation, renewable energy sources 
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and carbon footprint have all been carefully considered during the design of 

the project.  

2.26 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 but at this stage the intention is to 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. 

2.27 As the scheme develops during the detailed design stage Shack Architecture 

will apply the RIBA ‘Green Overlay’ to the plan of work to ensure that 

sustainable issues are addressed at every work stage. The ‘Green Overlay’ – 

which was drafted in 2011 by a multi-disciplinary group of architects and 

engineers – supplements the RIBA ‘Outline Plan of Work’ and highlights ways 

to embed sustainable design into a project at every RIBA stage. 

Construction Methodology 

2.28 It is anticipated the construction phase of the project will take approximately 

15 months from start to finish and will be delivered in a single phase. The 

appointed contractor will start construction at the southern end of the site. 

2.29 The contractor will be required to sign up to the Considerate Constructors 

scheme and to have close contact with local residents and the primary school. 

All deliveries will be programmed to arrive at times to avoid the start and finish 

of the school day and the site compound will be located away from all 

surrounding houses to ensure minimum disruption is maintained at all times. 

2.30 The appellant is committed to supporting local initiatives such as Bacup 

Consortium Trust, whose aims include providing volunteering, training and 

employment opportunities and improving the overall quality of life of the 

unemployed, socially isolated or those who have mental and/ or physical 

health problems.  

2.31 In line with this, and to illustrate the appellant’s commitment to local job 

creation and apprenticeships both during construction and operation, a 
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specific condition was submitted to RBC by way of correspondence dated 26 

June 2013. This condition will commit the appellant to recruiting local people 

during the construction of the project and is worded as follows: 

"Prior to the commencement of the works hereby approved, a proposed 

Local Employment Agreement strategy with the objective to ensure 

best endeavours are taken to recruit local people in the undertaking of 

the works, shall be submitted to and approved in writing by Local 

Planning Authority. The works shall then be implemented in 

accordance with the approved strategy." 

2.32 Further information can be found in the Construction Methodology Statement 

prepared by Shack Architecture and submitted as part of the planning 

application process (attached at Appendix 4). 

Significant Local Job Creation and Training Opportunities 

Local Deprivation and Unemployment 

2.33 Bacup is one of the largest towns in Rossendale and is mainly centred on the 

wards of Greensclough and Irwell. Together these two wards have a 

population of 11,3101. The town has suffered in recent years, as evidenced in 

the 'Residential Market Commentary Paper' published in October 2008 by 

Roger Tym & Partners2, for RBC which commented: 

“…Bacup and Stacksteads have a long-standing ‘stigma’ attached to 

them, such that residents who are familiar with the Borough do not 

choose to live in these towns. The route in the towns is considered 

unattractive by local residents, as the landscape is characterised by 

dilapidated mills, and the town centre appears run-down and is 

dominated by vacant units. Bacup is also affected by a range of long-

term, ingrained social problems (such as a high crime rate). 

The demand for housing in and around Bacup is so limited that many 

new-build residential properties, which were completed a year ago, still 

                                                      

1
 2011 Census Data 

2
 http://www.rossendale.gov.uk/download/meetings/id/3707/item_g2d_appendix_2a  

http://www.rossendale.gov.uk/download/meetings/id/3707/item_g2d_appendix_2a
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remain vacant and unsold. The lower house prices in Bacup [..] also 

reflect the lack of demand for property in this area.” 

2.34 This stark picture appears to have remained unaltered as the 2011 Census 

data also indicates that fewer people in Greensclough and Irwell are in full-

time employment than in Rossendale as a whole, and more are unemployed.  

This is illustrated in Table 2.1. 

 Greensclough/ Irwell Rossendale 

 No. % % 

Employed full-

time 

3,753 45.0 47.2 

Employed part-

time 

1,389 16.7 16.4 

Unemployed 440 5.3 4.2 

Full-time 

Student 

240 2.4 2.5 

Table 2.1: The ‘economically active’ population3 

2.35 One of the factors that is contributing to this disparity is the relatively high 

proportion of people living in these wards that either have no qualifications or 

only a level 1 qualification (see Table 2.2). Such individuals will find it harder 

to secure a job, or if they are in employment, this is likely to be low paid. 

 Greensclough/ Irwell Rossendale Lancashire 

 No. % % % 

No qualification 2,418 26.8 24.0 23.6 

Level 1 1,352 15.0 13.7 13.0 

Level 2 1,477 16.4 16.5 15.8 

Apprenticeship 355 3.9 4.0 4.5 

                                                      

3
 Table K2601EW of the 2011 Census, ONS, 2013 
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Level 3 1,219 13.5 13.0 13.6 

Level 4 and 

Above 

1,863 20.7 25.1 25.0 

Other 

Qualification 

322 3.6 3.6 4.5 

Table 2.2: Highest Qualifications4 

2.36 Unemployed claimant count data sourced from February 2013 data also 

indicates that around 100 individuals in the two wards of Greensclough and 

Irwell are seeking employment in the ‘elementary trades’ and that 

approximately 105 people in Rossendale are looking for work in either the 

‘skilled construction and building trades’ or ‘construction trades’. 

2.37 Furthermore, the claimant count reveals that around 15 individuals from 

Greensclough or Irwell are seeking employment in ‘caring and personal 

service occupations’; in the region of 35 are looking for work in ‘administrative 

occupations’ and approximately 10 would like to be employed in managerial 

roles. 

Job Creation: Operation 

2.38 Based on the proposed type of care it is estimated that 94 permanent Full 

Time Equivalent (“FTE”) jobs will be created by the development, comprising a 

mix of skill-sets: 

 8 management/ senior staff; 

 22 registered nurses; 

 50 care assistants; 

 5 catering staff; 

 8 domestic staff; and, 

 1 person to perform clerical duties. 

                                                      

4
 Table K2501EW of the 2011 Census, ONS, 2013 
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2.39 In addition it is likely that these jobs will have the potential of supporting an 

induced employment impact which will arise as the care home workers spend 

their wages in local shops, bars and restaurants and other local facilities. 

2.40 Assuming a multiplier rate of 1.15, applied to the induced effect of creating 

jobs by developing the proposal, the implication is that a further 14 FTE jobs 

will be generated as a result of the induced effect of this new source of 

employment. 

Job Creation: Construction 

2.41 Based on the total development cost of £6m – which will represent a 

significant investment in the area by the appellant – it is estimated that 

developing the scheme would equate to 60 years of construction employment. 

2.42 Dividing these years of employment by the duration of the build programme of 

15 months (1.25 years) will mean that the development activity will have a 

direct impact of creating 48 FTE jobs. 

2.43 The development of the health care campus also has the potential to support 

off-site indirect and induced employment impacts in Bacup and across the 

wider Rossendale economy. This ripple or knock-on effect will arise due to: 

 Indirect Impact: Relating to employment created in the supply chain as 

an indirect result of purchasing goods and services in the local area 

and the wider region for the development of the proposal; and, 

 Induced Impact: Due to construction workers spending their wages in 

local shops, bars and restaurants and other facilities. 

2.44 It has been calculated that these impacts will result in a further 15 FTE jobs 

being generated. 

2.45 As outlined earlier in this chapter, Bacup has complex and deep-rooted issues 

of deprivation and unemployment that have hindered some of its residents 

from entering the job market or from securing lasting employment.  

2.46 The appellant is committed to supporting local initiatives such as Bacup 

Consortium Trust, whose aims include providing volunteering, training and 

employment opportunities and improving the overall quality of life of the 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 15 of 90 

  

 

unemployed, socially isolated or those who have mental and/ or physical 

health problems. 

2.47 To illustrate the appellant’s commitment to local job creation and 

apprenticeships both during construction and operation, a specific condition 

was submitted to RBC by way of correspondence dated 26 June 2013 (see 

paragraph 2.30 of this Statement) for inclusion in any forthcoming planning 

permission. 

Operational Impact on Gross Value Added 

2.48 Once operational the health care campus will also provide uplift in local 

economic output. The Annual Business Survey published at the time the 

planning application was submitted stated that for the UK as a whole, the 

average GVA per person employed in ‘residential nursing care activities’ was 

£21,030 in 2010. Applying this amount to the 94 FTE jobs estimated to be 

involved with the health care campus indicates that it will have the impact of 

providing £1.9m of additional GVA per annum. 

Local Need for Care Facilities 

2.49 It is prudent to outline that RBC’s Core Strategy, Chapter 2 - Context and 

Background, sets out the 'Key Issues' that RBC wish to tackle during the plan 

period. One of these key issues is 'Regeneration' which includes meeting 

"identified local housing needs" - a position that is reflected by the content of 

RBC’s latest Strategic Housing Market Assessment (‘SHMA’) published in 

January 2009, which states [paragraph 17.10, bullet point three]: 

"generally the housing situation of households with a disability/ support 

need (which includes those with, for example, a mental health problem) 

is worse than other households with such households being typically 

three to four times more likely to be living in unsuitable housing."  

2.50 These requirements are then captured by the provisions of Core Strategy 

Policy 4 which seeks to encourage 'Supported Housing' in the Borough. 

2.51 The planning application was supported by a Socio-Economic Assessment 

prepared by Craggs Consulting, this also demonstrated that there is a 
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requirement for a greater local provision of care homes, where nursing care is 

provided. This is particularly needed to accommodate the growing population 

of elderly people suffering from ill-health. The proposed development will have 

a key role in satisfying this requirement. 

Mental Health 

2.52 During the pre-application process and at the point at which Marantomark 

were involved in the proposals, a meeting was held with RBC’s Health and 

Housing Manager and representatives from LCC’s Community Services 

Department along with NHS East Lancashire on  3 December 2012. At this 

meeting the proposals were presented for discussion. The advice provided 

was as follows: 

 Officers would like to see care provision that is not currently available in 

the local area. 

 It was made clear that officers had a particular interest in care provision 

for people needing care following a brain injury – acquired brain injury – 

and young people with mobility issues. 

 Care of people with learning difficulties was also highlighted as a 

‘growing problem’. 

2.53 This requirement is also reflected by RBC’s SHMA, Chapter 17 of which 

considers ‘Households with Specific Needs’, in particular households 

containing someone with some form of disability – including both those with 

medical needs (a physical disability) and those with support needs (for 

example, with a mental health problem). This part of the SHMA is provided at 

Appendix 4. 

2.54 This need has been described as ‘Limiting Long-Term Illness’ (“LLTI”). The 

data outlines that 37.9% of households in the Borough contain someone with 

LLTI whilst 20.3% of the population have a LLTI. These figures are higher 

than national averages. The SHMA recognises there are 1072 households 

with special needs who are in unsuitable accommodation. The Core Strategy 

figure 5 show the whole of the Bacup and Weir area to fall within the worst 10 

– 25% of health deprivation nationally. 
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2.55 The SHMA goes on to illustrate the spatial distribution of population with LLTI 

in Rossendale. As shown in Figure 2.1 there is a cluster of wards about 

Bacup and Rossendale with high proportions of people with a long-term 

limiting illness. 

 

Figure 2.1: Spatial distribution of population with LLTI in Rossendale5 

Extra Care 

2.56 ‘Extra Care’ housing has been viewed as a possible alternative to, or even a 

replacement for, residential care, and includes a range of specialist housing 

models. Most recently the Commission on Funding of Care and Support 

identified extra care housing as providing a means by which people may 

exercise greater control over their lives by planning ahead and moving to 

more suitable housing before developing significant care and support needs. 

2.57 The research undertaken by Craggs Consulting in completing the Social 

Economic Assessment (submitted in support of the planning application and 

attached at Appendix 1) identified only six extra care home schemes 

providing accommodation for just 236 residents within a 10 mile radius of the 

appeal site.  
                                                      

5
 Office for National Statistics 2008 (from 2001 Census Data)  
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2.58 It was also noted by Craggs Consulting that, in late 2008, the Overview and 

Scrutiny Management Committee of LCC was concerned about the provision 

of this type of housing in the county as a number of proposed schemes had 

failed to come forward due to lack of funding from the Housing Corporation or 

as a result of the planning process. It was also established that the provision 

of extra care housing in the county was falling behind therefore a ‘Task Force’ 

was required to consider the issue. 

2.59 The subsequent report of this Task Force, published in August 2008 

commented that : 

 There was only 18 extra care schemes in the county; 

 None of these schemes were purpose built developments and many 

have come about from existing sheltered housing schemes; 

 The demand for extra care housing in Lancashire exceeds provision; 

and, 

 It was identified that up to 6,462 additional extra care housing units 

would be required in the county. 

2.60 While it is acknowledged that five years has passed since this report was 

published, the research conducted by Craggs Consulting in 2013 identified 

only one recently completed ‘extra care’ scheme within a ten mile radius of the 

appeal site – namely Green Brook House in Whitworth which was completed 

in 2010.   

2.61 The evidence shows a general lack of provision of existing care 

accommodation, as well as a level of households living in unsuitable 

accommodation due to special needs. The scheme can help to satisfy these 

unmet needs. 

2.62 On this basis, and following discussions with LCC Social Services at a project 

meeting on 3 December 2012 – along with direction and input from specialist 

provided Marantomark – the appellant has concluded that there is a 

requirement for further extra care housing in the area. 
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2.63 Further information on this point is provided in Chapter 7 of this Statement 

and the Socio-economic Assessment prepared by Craggs Consulting 

(attached at Appendix 2). 

Section 106 Planning Obligations 

2.64 Following discussions with LCC Highways the appellant has agreed to provide 

a mini-bus service which will be offered to all users of the campus free of 

charge. The minibus provision will be demand-led and be responsive to the 

needs of staff, patients and visitors. As this would be a private service, for the 

development, the opportunity would exist for the provision to be fully flexible, 

responsive and efficient - something that clearly cannot be achieved by any 

public transport provision. 

2.65 A provision proposal for the minibus was prepared and submitted to the 

Highways Authority on 9 July 2013 (see Appendix 6). This proposals sets out 

a proposed route, pick-up/ set down points and timetable. This proposal is 

based on a route with pick-up/set down points that would operate around each 

of the shift change times at 0600, 1400 and 2200 on all days of the week.  

2.66 Between these times (essentially between about 0530 and 2230 on all days of 

the week) the minibus would operate, effectively, on a demand-led and 

demand-responsive dial-a-ride basis, with journeys booked with the staff at 

the care facility. Whilst the former arrangement would serve the needs of staff, 

the latter, which is consistent with the principles of dial-a-ride services in 

Lancashire, would serve patients and visitors' needs. 

2.67 The appellant also confirmed that a financial contribution of £2,500 will be 

made to provide a bus shelter at the northbound bus shelter on Burnley Road. 
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3. Site Location, Description and Planning History 

Site Location 

3.1 The site is located off Burnley Road (A671), Bacup. It is within the 

administrative boundary of RBC and forms part of the Greensclough Ward. 

The application site area is approximately 1.6 hectares (3.95 acres) in size 

and is predominantly ‘greenfield’6. Part of the site (0.16 hectares; 0.39 acres) 

is occupied by gardens and, previously, allotments and garages and has 

previously been subject to development7 (and is therefore brownfield). 

Surrounding land uses vary but are predominantly residential and agricultural. 

3.2 The application site lies within an area allocated as ‘Countryside’ within the 

Development Plan.  It is located approximately 0.6km to the south of the 

designated Urban Boundary of Weir and 0.7km to the north of the Urban 

Boundary of Bacup. It is approximately 1.5km north of Bacup town centre. The 

appeal site location and surrounding context is shown in Figure 3.1 (site 

marked with red-edge boundary). 

                                                      

6
  When considered against the definition of ‘previously developed land’, outlined in Annex 2 of the 

National Planning Policy Framework. 

7
  As defined in Section 55 of the Town and Country Planning Act 1990 
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Figure 3.1 [Source: Bing Maps] 

3.3 An unadopted road runs along the northern boundary of site and provides 

access to the rear of numbers 1-7 Plantation View and is also used for 

parking/ servicing by Northern County Primary School which is adjacent to the 

site to the north.  This road will form the primary vehicular access to the site. A 

Public Right of Way covers part of this road8 but is outside the planning 

application boundary.  

3.4 The southern boundary of the site is framed by Step Row which comprises a 

number of residential properties including Broad Clough Farm. The site is 

framed to the east by Burnley Road (A671) which is defined by a stone 

retaining wall, varying in height up to a maximum of around 2.5 metres, which 

                                                      

8
  Reference: FP 164 
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marks the boundary with the highway whilst the western boundary comprises 

agricultural land.  

Site Description 

3.5 It has been confirmed by LCC that the quality of the agricultural land is either 

Grade 4 or 5 (poor; very poor)9. Notably the site has not been used for 

agricultural use for at least 10 years – indeed, the appellant understands it 

could be up to 30 years since it was last in agricultural use. The land therefore 

has no active planning use. 

3.6 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. The site is not within or near to a designated Air Quality 

Management Area. However, the banks of the site that front Burnley Road are 

covered by a Tree Preservation Order (“TPO”; reference T2/C/W7). 

3.7 The site is set in the lower valley between the urban settlements of Bacup and 

Weir and falls within the valley bottom with land rising to the north-west and 

west within the site. Evidence of historic settlement growth is apparent along 

the watercourses of the valleys north of Bacup, Rawtenstall and Rossendale.   

3.8 In the immediate vicinity the site falls within an area that has been 'urbanised' 

- this is demonstrated by the historic evidence of a small hamlet which is 

apparent adjacent to the site, centred around an old public house (now gone), 

with a number of the cottages, and the school still in situ. 

3.9 There are three similar valleys in a cluster running north from historic 

settlements where development has expanded along the river paths, and 

subsequently the roads and additional built-form have followed. Of the three, 

the valley north from Rossendale has the most ribbon development, with the 

one north from Bacup being the least developed.  

                                                      

9
 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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3.10 It is prudent to note that, traditionally, the most successfully integrated 

development within the landscape is that which are: sited at the valley base; 

which are surrounded by tree groups; where the built-form sits comfortably 

within the natural topography; where roof ridges follow the contours; where the 

built form is not too close to the historic field edges of the site. The proposals 

are consistent with these principles (see Figure 3.2). 

 

Figure 3.2 

3.11 A detailed analysis of the site, undertaken by Shack Architecture, shows that 

the prevailing wind is from the west over the crest of the hill and down towards 

the western boundary. The eastern boundary, with its heavy belt of mature 

trees, provides a significant wind break. It provides a screen from the east and 

a backdrop from the west. 

3.12 Sun path analysis also shows that the eastern tree belt provides limited 

shading from sunrise to mid-morning whilst the trees to the southern 

boundary, albeit more sparse than the eastern, do provide some limited 

shading from the mid-day sun. The western boundary has no shading of any 

significance and therefore is exposed to the afternoon sun. The sites location 

on the side of a western facing hill means that evening sun will be limited 

depending on the time of year. 
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Planning History 

3.13 Alongside the planning application that is the subject of this appeal it is 

understood that two planning applications have been submitted and 

determined in respect of the site since 2004: 

 Application (reference: 2004/813) sought outline permission for 

residential development and was refused by RBC Development Control 

Committee on 3 February 2005. Four reasons for refusal were 

attached. 

 Application (reference: 2007/716) 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.  There were 

nine reasons for refusal. 
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4. Compliance With The Development Plan 

4.1 The Development Plan is the starting point for the consideration of this appeal 

because Section 38(6) of the Planning and Compulsory Purchase Act 2004 

requires applications to be determined in accordance with the Development 

Plan unless material considerations indicate otherwise. 

Saved Policies – Rossendale Local Plan 

4.2 RBC’s Core Strategy (introduced below) replaces the 1995 Local Plan in its 

entirety except for a number of specific policies shown on the Proposals Map 

– this includes Policy DS.3, Green Belts, and Policy DS.1, Urban Boundary 

which 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 [Development Outside 

the Urban Boundary and the Grenbelts]. The urban boundary is 

indicated on the proposals map” 

4.3 The appeal site is located outside the Urban Boundary, as defined by Local 

Plan Policy DS.1, and is therefore located in the countryside. The policy does 

not require all development to be in the urban area; as policy DS5 is not saved 

development outside the urban boundary will be assessed against the policies 

of the Core Strategy. 

Local Plan Part 1: Core Strategy 

4.4 RBC’s Core Strategy was adopted on 8 November 2011 with its Development 

Management Policies being applied to planning applications received from 9 

November 2011 onwards.  

AVP2: Strategy for Bacup, Stacksteads, Britannia and Weir 

4.5 The Area Vision for Bacup, Stacksteads, Britannia and Weir states, in 

supporting paragraph 120, that one of the objectives is to ensure: 

“local people will have a variety of employment and residential 

opportunities to choose from, supported by appropriate training and 

educational facilities.” 
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4.6 The proposals will accord with this Area Vision by providing housing that 

meets local needs whilst providing significant training and employment 

opportunities. Specifically, the proposals add required variety to the mix of 

housing being provided. Locationally, it is consistent with the historic 

positioning of development in the valley bottom. 

Policy 1, ‘General Development Location and Principles’  

4.7 The key policy which is relevant to the proposals is Policy 1: General 

Development Locations and Principles.  Policy 1 states that development 

within Rossendale:  

"should take place within the defined urban boundary (Local Plan 

Saved Policy DS1), unless it has to be located in the countryside, 

and should be of a size and nature appropriate to the size and role of 

the settlement." (our emphasis) 

4.8 Policy 1 therefore requires that development should be located within the 

defined urban boundary unless it has to be located in the Countryside.  

However, the use of the word "should" (rather than "must") indicates that 

Policy 1 does not preclude development outside of the urban boundary, 

although it is accepted that RBC's general objective is to direct development 

to be located within it.  This is further demonstrated as the policy goes on to 

state, in relation to proposals for development in Green Belt and Countryside 

locations:  

"proposals outside the urban boundary will be determined in 

accordance with the relevant national and local planning guidance" 

4.9 It is therefore clear that Policy 1 does allow for development within a 

Countryside location, having regard to relevant national and local planning 

guidance. Consideration of the remaining policies within the Core Strategy 

and relevant national planning policies (as required by this policy) is set out 

below and in Chapter 5 of this Statement. 

4.10 Policy 1 makes it clear that the saved urban boundary deferred by policy DS1 

is not fixed and will be reviewed against a series of criteria. That this review is 
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intended and has not occurred reduces the weight that can be given to the 

urban boundary in any decision, particularly in relation to a site such as this 

which is part brownfield and surrounded on 3 sides by development. It is 

notable that policy 1 is a general policy about location and principles. It needs 

to be read in the context of what policies relating to particular uses say in 

respect of those uses. In this case, policies 2 and 4 considered below are of 

great significance. Their absolute commitment to allowing development in the 

countryside outside the urban boundary such as this outweigh any general 

favouring of urban area sites. 

4.11 The proposed development must be located on the appeal site, despite it 

being located within Countryside. There are 12 project / site specific criteria / 

considerations that have influenced the appellant’s decision - which were 

discussed in detail with health care operator Marantomark.  These are:  

1.  Design requirements;  

2.  Minimum site size;  

3.  Commerciality;  

4.  Viability;  

5.  Environmental constraints;  

6.  Presence of active use(s);  

7.  Committed development;  

8.  Comprehensive approach to site required;  

9.  Land ownership;  

10.  Flood risk;  

11.  Inappropriate planning location; and,  

12.  Vehicular access. 

4.12 Having undertaken a detailed site search as part of the planning application 

process it is possible to conclude that there are five other potentially suitable 

sites where the proposed development could be located and which are 
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preferable in planning policy terms. However, none of these sites are available 

to this developer. 

4.13 Two of the sites are essentially committed residential sites that will make an 

important contribution to RBC's five-year housing land supply, whilst two 

others are owned by RBC and will, presumably, be promoted in due course for 

residential development (hence their inclusion in RBC’s latest SHLAA). 

Crucially, these are good potential residential sites (Class C3) and therefore 

command a premium land value in terms of the local market. The other site 

has too many unknowns including concerns relating to ground stability; 

potential ground contamination and associated remediation costs; poor 

access and potential third party land ownership issues.  For these reasons, 

the appeal site is considered preferable despite being located outside of the 

Urban Boundary. 

4.14 This is because the appeal site is 'deliverable' and can provide a local housing 

need when considered against the definition set out in footnote 11 of the 

NPPF: 

 It is available now for development to meet current need; 

 It is a suitable location for development as there are no site specific 

issues that prejudice the proposed development coming forward 

(matters such as highways, ecology, flood risk and drainage have all 

been positively resolved during the planning application process); 

 There is a realistic prospect that the development will be delivered on 

the site within five years; and, 

 The proposal is viable as it has been prepared in alliance with local 

needs (guided also by Marantomark’s experience of delivering similar 

schemes).  

4.15 The Overall Development Approach which forms part of Policy 1 sets out ten 

criteria that RBC will take into account when determining planning 

applications. Table 4.1 below outlines the criteria and also summarises how 

the appeal proposals will respond positively: 
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Criteria Compliance 

Make best use of under-used, 

vacant and derelict land and 

buildings. 

The proposals will make the most efficient use of the site 

which currently comprises poor quality agricultural land which 

has no active planning use and contributes little to the 

countryside as it is enclosed. It has no particular landscape 

value, designation or significance. 

Complement and enhance the 

surrounding area(s) of the 

development through the use 

of inclusive design and locally 

distinctive materials which 

enhances the character and 

heritage of Rossendale. 

The massing of the proposed buildings are consistent with 

those immediately surrounding the site and has been 

positioned to limit the impact on the surrounding landscape. 

Almost 50% of the site will also comprise hard and soft 

landscaping and be used as private gardens for the residents. 

The design is of a high quality and will be a distinctive 

component of the pattern of valley floor development. 

Minimise negative impacts 

upon existing infrastructure 

capacities by considering its 

capacity levels and plans for 

future upgrades and 

expansion. 

The proposals will have no material impact on the highways 

network – a position acknowledged by the Highways 

Authority, LCC, who raised no objection to the application. 

The proposed development will also be designed to meet 

BREEAM Excellent standards to limit the impact on the 

environment and reduce energy usage.  The proposals will 

also include a CHP plants which will ensure it is self-

sustaining in terms of energy usage. 

Taking a precautionary 

approach to flood risk. 

The site is in Flood Zone 1 and, as demonstrated by the 

Assessment submitted with the planning application will have 

no adverse effect. 

The need to ensure that 

mineral resources are not 

needlessly sterilised by new 

development. 

There is no impact on mineral resources. 

Maximise energy efficiency 

and demonstrate effective use 

of low carbon technologies. 

As the scheme develops during detailed design stage Shack 

Architecture will apply the RIBA ‘Green Overlay’ to the plan of 

work to ensure that sustainable issues are addressed at 
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Criteria Compliance 

every work stage.  

The ‘Green Overlay’ – which was drafted in 2011 by a multi-

disciplinary group of architects and engineers – supplements 

the RIBA ‘Outline Plan of Work’ and highlights ways to embed 

sustainable design into a project at every RIBA stage. 

As set out above, the development will also be designed to 

achieve BREEAM Excellent standards.  

Maximise access by public 

transport, walking and cycling 

in a manner that promotes 

safe and inclusive 

communities and promote co-

location of services and 

facilities. 

The site can be accessed by means other than private car. 

These transport modes are considered in more detail under 

Core Strategy Policy 9 (see below). The scheme promoted 

co-location of different types of care accommodation which 

reduces the cost of provision and promotes social inclusion 

and integration and so is inherently sustainable. 

Enhance and protect the 

countryside, geodiversity and 

biodiversity resources 

including habitats and species. 

The proposals will have no harmful impact on Rossendale’s 

natural environment. This is demonstrated by the Terrestrial 

Mammal Survey and the Preliminary Bat Survey, prepared by 

Scott Fitzgerald Tree Consultants as part of the planning 

application. Furthermore the proposals will have a negligible 

impact on trees and ensure that almost all of those currently 

located on site – and covered by a TPO – are retained as part 

of the development.  The proposed development also 

includes significant areas of hard and soft landscaping which 

will include native species to enhance biodiversity. A long-

term management and maintenance strategy will be put in 

place. 

Wherever possible, improve 

the amount of, links to and the 

quality of the local network of 

open spaces and green 

The proposals will include over 7,000 sqm of hard and soft 

landscaping on the site, which will be sensitively designed 

and include native species to enhance biodiversity. Additional 

tree planting along with a management/maintenance regime 
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Criteria Compliance 

infrastructure. for the trees on the eastern boundary will assist assimilation 

of the scheme into the immediate landscape and valley floor 

development pattern. 

Contributes to maintaining and 

creating sustainable and 

inclusive communities. 

The proposals will make an important contribution to the 

provision of a health care campus which will fulfil a local need 

for specialist health care accommodation – see Chapter 3 of 

this Statement. A variety of care types are to be provided 

enhancing the available choice of housing locally. 

Table 4.1 

4.16 This approach is supported by the content of paragraph 173 of the Council’s 

Core Strategy which states: 

“Promoting sustainable development is a key focus of the Core 

Strategy and is reflected in the Overall Development Approach […] For 

individual planning applications the Overall Development Approach 

should be read alongside Policy 23: Promoting High Quality 

Design and Policy 24: Planning Application Requirements.” (our 

emphasis) 

4.17 The implication therefore is that considerable weight will be given by RBC to 

high quality design when determining planning applications.  

4.18 The proposal is consistent with policy 1. 

Policy 2, ‘Meeting Rossendale’s Housing Requirement’  

There is an acceptance that greenfield land must be used to meet housing 

need (criterion 2) and that overall only 65% of housing will be provided on 

previously developed land (criterion 3). 

4.19 Policy 2 states: 

"The net housing requirement for the period 2011-2026, will be 

achieved through”… 
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“7. Prioritising the development of previously developed land. However, 

development of un-allocated greenfield land will be permitted where: 

i. It is for 100% affordable and/or supported housing schemes; [or] 

iii. It delivers a significant social, economic, or environmental benefit" 

This establishes a clear exception to the policy requirement to show why a site 

should be in the countryside.  The proposed development is consistent with 

these exceptions. 

4.20 Paragraph 193 of the Core Strategy, which supports Policy 4, goes on to 

state: 

 “In order to demonstrate significant social, economic and 

environmental benefits developers would be expected to show how the 

proposal addresses local housing priorities set out in the most up to 

date SHMA [Strategic Housing Market Assessment]. It should also 

clearly align with economic priorities such as attracting or retaining 

specific groups of workers identified by the Local Economic Partnership 

and securing the employment of local construction operatives.” 

4.21 The proposals will lead to the development of un-allocated greenfield land 

which will 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 

in line with the SHMA objectives whilst potentially creating significant local 

employment opportunities (see Chapter 2 of this Statement). 

4.22 The SHMA clearly states that 37.9% of households in the Borough contain 

someone with ‘Limiting Long-Term Illness’ (“LLTI”) and goes on to illustrate 

the spatial distribution of population with LLTI in Rossendale (see Figure 2.1 

of this Statement of Case and Appendix 5) there is a cluster of wards about 

Bacup and Rossendale with high proportions of people with a long-term 

limiting illness. 

4.23 It can therefore be concluded that there is a need for purpose built 

accommodation which responds to the requirements of people with a LLTI 
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within Rossendale. The proposed development will help to meet this need and 

is therefore compliant with the requirements of Policy 2 of the Core Strategy.  

4.24 The satisfaction of Criteria 7(i) is significant because it provides a positive 

policy commitment to permitting greenfield sites to be developed for supported 

housing. This is notwithstanding policy DS1. This compliance with a key 

development plan policy recognises the special status of and need for 

supported housing and attracts very significant weight. 

Policy 4, ‘Affordable and Supporting Housing’  

4.25 Policy 4 states that: 

“Supported housing will be delivered by”:… 

“5. Actively supporting proposals, particularly for those with mental 

health needs.”  

This reemphasises the special significance and position of supportive 

housing provided under policy 2 as an exception to policy1’s locational 

principles. 

4.26 Paragraph 204 of the Core Strategy also states: 

“Whilst there is an acute affordable housing need in Rossendale, the 

Strategic Housing Market Assessment (2008) also 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.” 

4.27 The proposals will respond directly to the requirements of Policy 4 by 

delivering a health care campus that will respond to the requirements of those 

with mental health needs. 

4.28 Policy 4 again provides positive policy support for the scheme notwithstanding 

the urban boundary. As with policy 2, this is an absolute commitment and 

attract sufficient weight. Paragraph 205 lists the types of accommodation to 

which this policy applies. This includes; older people with extra care needs; 

people with mental health needs; and, people with learning disabilities.  These 
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needs will be met by the proposed development. It is notable that the only 

caveat to the choice of sites is set out in paragraph 206 which notes that 

"impacts or sites of nature conservation value” will be taken account of. There 

are no such impacts arising from this proposal. 

Policy 6, ‘Training and Skills’  

4.29 It is outlined in Policy 6 that Rossendale has a number of wards with 

concentrations of low educational attainment – this includes Bacup [as 

identified in paragraph 216 of the Core Strategy]. Providing opportunities for 

enhanced education and training is essential to improving residents’ quality of 

life and providing a skilled workforce for local employers.  

4.30 As outlined in Chapter 2 the proposals will provide a range of employment 

opportunities in the short, medium and long term: 

4.31 Based on the proposed type of care it is estimated that 94 permanent Full 

Time Equivalent (“FTE”) jobs will be created by the development, comprising a 

mix of skill-sets: 

 8 management/ senior staff; 

 22 registered nurses; 

 50 care assistants; 

 5 catering staff; 

 8 domestic staff; and, 

 1 person to perform clerical duties. 

4.32 In addition it is likely that these jobs will have the potential of supporting an 

induced employment impact which will arise as the health care campus 

workers spend their wages in local shops, bars and restaurants and other 

local facilities. 

4.33 To illustrate the appellant’s commitment to local job creation and 

apprenticeships both during construction and operation, a specific condition 

was submitted to RBC by way of correspondence dated 26 June 2013 (see 

paragraph 2.31 of this Statement). 
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4.34 The scheme is therefore consistent with the objectives of Policy 6. 

Policy 9, ‘Accessibility’  

4.35 It is stated in Policy 9 that the ‘Transport User Hierarchy’ will form the basis for 

consideration of all planning applications. In line with this requirement an 

‘Accessibility Questionnaire’ was prepared by transport consultants TPP and 

submitted as part of the planning application [Transport Assessment; Table 

17.1; page 37]. The Questionnaire awards a score of 16 which equates to a 

medium level of accessibility; in other words, the site can be accessed by 

means other than private car. This Questionnaire is reproduced in Appendix 

7. These transport modes are as follows: 

Walking 

4.36 The Government’s former guidance to local planning authorities on the 

transport aspects of planning policy, PPG13, sought to achieve an integration 

between planning and transport at all levels so that the need to travel, 

(especially by car), is reduced, more sustainable transport choices are 

encouraged and accessibility to jobs, leisure facilities, services and shopping 

by public transport, by cycle and on foot is promoted. 

4.37 PPG13 stated that walking is the most important mode of travel at the local 

level, offering the greatest potential to replace short car trips of up to 2km. The 

Chartered Institution of Highways and Transportation (CIHT) suggests walking 

to be a ‘desirable’ mode for journeys up to 400m and ‘acceptable’ for journeys 

up to 800m with a preferred maximum of 1,200m. 

4.38 Burnley Road and Bacup Old Road in the vicinity of the site are provided with 

street lighting, which helps to promote personal security, thereby encouraging 

walking as a mode of travel. 

4.39 To the north of the Northern Primary School, footways of an acceptable 

standard are provided to both sides of Burnley Road. This footway provision 

continues northwards into Weir and beyond. The footway to the frontage of 

the Northern Primary School tapers in width, from approximately 2m wide at 

its northerly end, near to the school entrance, to a minimum of around 770mm 

at its southerly end, near to the proposed site access. A School Crossing 
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Patrol warden operates across Burnley Road at a point near to the school 

entrance.  

4.40 To the south of the proposed site entrance, footways of an acceptable 

standard are provided to both sides of Burnley Road as far as the southerly 

end of the terraced properties numbered 1-7, beyond which there is a footway 

to at least one side of the highway extending into the main built-up area of 

Bacup, where footways to both sides of Burnley Road are provided. 

4.41 Figure 10.1 of the Transport Assessment submitted with the planning 

application (see Figure 4.1 below), shows the areas that lie within a 1.2km 

and 2km radius of the site and that are, therefore, within an acceptable 

walking distance of the proposed care facility.  

4.42 From Figure 4.1 it can be seen that the residential areas located to the north 

of Bacup Town Centre and in Weir, to the south of Heald Lane, lie within a 

1.2km walking distance of the proposed development, whilst Bacup Town 

Centre and the surrounding residential areas (particularly on the north side) 

and all of the suburb of Weir lie within a 2km walking distance of the site. 
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Figure 4.1: Areas lying within 1.2km and 2km walking distances of the 

Proposed Development 

4.43 Staff employed at the proposed development and visitors living within these 

extensive local residential areas would therefore be able to choose to travel to 

and from the site on foot in preference to the private car. 

4.44 Within the site, it is proposed that a segregated pedestrian route would be 

provided between the building and Burnley Road, with dropped crossings and 

marked crossing point where the route has to cross the access road.  It is 

proposed to provide a secondary pedestrian access to the site from Bacup 

Old Road. This would help to encourage staff to travel to and from the site on 

foot and by bicycle by providing a direct link from the nearest highway to the 
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southern end of the site. Because of the nature of the facility, this would need 

to be a secure access, restricting its use to staff. 

4.45 Not only is walking important as a mode in itself, it also generally forms the 

start and end of every journey type. Walking is obviously an important part of 

public transport journeys and the quality and convenience of the walking 

environment could be a crucial element in mode choice decisions. For those 

wishing or needing to travel further distances it is important that local public 

transport facilities, such as bus stops, are readily accessible on foot if trips by 

private car to and from these more remote areas are to be discouraged. In this 

context, local bus services are accessible within convenient walking distance 

of the site.  

Cycling 

4.46 PPG13 also stated that cycling has the potential to replace car trips of, in 

particular, 5km or less in length. Clearly, all the residential areas and local 

amenities that are within a short and convenient walking distance of the site 

are also readily accessible by cycle, but far more extensive residential areas 

lie within 5km of the site. 

4.47 Figure 10.2 contained in the Transport Assessment (see Figure 4.2), shows 

the areas that lie within a realistic 5km cycling distance of the proposed 

development. This demonstrates that, apart from Weir to the north, it is 

principally the extensive residential areas located to the south of the site that 

would lie within acceptable cycling distance of the proposed development. 

This includes the whole of the Bacup built-up area, extending westwards 

along the A681 corridor to Stacksteads and south eastwards along the A671 

corridor to Britannia. 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 39 of 90 

  

 

 

Figure 4.2: Areas Lying Within a 5km Cycling Distance of the Proposed 

Development 

4.48 Therefore, a substantial resident population, from whom a proportion of staff 

and visitors would be likely to be drawn, lives within convenient cycling 

distance of the proposed care facility. The proposed provision within the site of 

14 secure cycle parking spaces should provide further encouragement to staff 

to cycle to and from the site. 

Bus Services 

4.49 There are two bus stops within a walking distance of 188m and 215m of the 

main entrance of the proposed building, well below the 400m that is generally 

regarded as the maximum acceptable walking distance from a development 

site to the nearest point of access to a regular bus service. These stops can 

be reached on foot in less than three minutes. 
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4.50 These bus stops provide access to local bus services numbered 8 and X8, 

branded as the ‘Starship’ services. Service 8 operates between Burnley and 

Rawtenstall via Weir and Bacup, whilst the X8 offers peak time and shopper 

express journeys between Burnley and Manchester via Weir, Bacup, 

Rawtenstall and Edenfield. The X8 stops at all stops between Burnley and the 

M66, including those adjacent to the site of the proposed development. 

4.51 Together, the services operate throughout the normal working day 

(approximately 0700 and 1830) on Mondays to Saturdays at an hourly 

frequency in each direction. There is no Sunday service. Timetable and route 

details are presented in Appendix 6 to this report.  

4.52 The scheduled journey times (from Heald Lane, Weir) are 7 minutes to Bacup 

town centre, 10 minutes to Townley, 19 minutes to either Burnley or 

Waterfoot, 24 minutes to Rawtenstall and 41 minutes to Bury. 

4.53 Local bus services therefore offer a realistic alternative to the private car for a 

proportion of staff and visitor trips to and from the site, providing access to the 

site from a variety of local destinations within an acceptable commuting time. 

Rail Services 

4.54 The nearest railway stations to the site are in Burnley. Both Burnley Central 

and Burnley Manchester Road Stations are approximately 10.9km to the north 

of the application site. 

4.55 The train will only, therefore, offer a convenient means of accessing the site in 

combination with another mode, such as local bus services 8 and X8, which 

terminate at Burnley Bus Station. 

4.56 For those combining modes in this way, the train offers an hourly service 

throughout the day and evening on all days of the week on the Leeds to 

Blackpool North line and an hourly service on Monday to Saturday (2-hourly 

on Sunday) throughout the day and evening on the Colne to Blackpool South 

line. The former provides a link to Hebden Bridge with a scheduled journey 

time of 19 minutes and fast connections from Burnley to Accrington (9 

minutes) and Blackburn (17 minutes). The latter provides links to Colne with a 

scheduled journey time of 19 minutes and Nelson with a scheduled journey 
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time of 7 minutes, with a stopping service between Burnley and Blackburn that 

provides links to Rose Grove (5 minutes), Hapton (8 minutes), Huncoat (11 

minutes), Accrington (16 minutes), Church and Oswaldtwistle (18 minutes), 

Rishton (21 minutes) and Blackburn (30 minutes). 

4.57 Trains on the above services are operated by Northern Trains, whose policy is 

to carry bicycles free of charge on all services, without a reservation, on a first 

come/first served basis. 

4.58 In combination with another mode, therefore, the train could cater for a 

proportion of trips generated by the proposed care facility, providing access to 

a variety of destinations within an acceptable travel time. 

Road 

4.59 For those for whom there is no realistic alternative to travel by car, the site has 

adequate access by road. In this context it should be acknowledged that staff 

will be present on site 24 hours per day and that shift patterns are likely to 

require staff to travel to the site at times when public transport services are not 

operating or when travelling on foot or by cycle is not perceived to be secure 

or convenient.  With this in mind, staff will be required to park close to the 

building and therefore away from the nearby housing to minimise disruption 

which may be caused from staff getting into and out of their cars late at night 

and early in the morning.  

4.60 The site would have access directly onto Burnley Road, a Principal, A class 

road, designated as part of the A671. The A671 runs in a generally north/ 

south direction, linking Burnley in the north, via the suburb of Weir, to Bacup in 

the south before continuing southwards to Rochdale, some 14km to the south 

of the application site. Burnley Road performs the function of a district 

distributor in the local highway hierarchy. 

4.61 In Bacup Town Centre, some 1.5km to the south of the application site, the 

A671 connects with the A681 a similar district distributor that runs in a 

generally east-west direction, linking the town with Todmorden in the east and 

Rawtenstall in the west. 
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4.62 Via this interconnecting network of principal roads, the site has links to the 

Primary Route Network within 7km (the A646 leading to Burnley to the north) 

and 10.5km (the A56 at Rawtenstall). 

4.63 In turn the Primary Routes link the site to the regional motorway system. The 

M65 Preston (and M6) to Colne motorway to the north of the site can be 

accessed at Junction 10, within 12km of the application site. To the south 

west, the A56 leads to the M66 (Edenfield to M60) motorway within 

approximately 13km of the application site, with Junction 18 of the M60 

Manchester Outer Ring Road accessible in approximately 28km. To the south, 

the A627(M) at Rochdale can be reached in under 17km and this leads to 

Junction 20 of the M62 Trans-Pennine motorway approximately 18km to the 

south of the application site. These roads perform the function of district and 

primary distributors in the local highway hierarchy. 

4.64 The site therefore benefits from direct access to a principal road that in turn 

provides links, within 1.5km of the site, to Bacup Town Centre and hence to 

the local classified road network that connects to neighbouring towns and 

villages. The site has links, within 7km, to the Primary Route Network and 

within 12-13km to the regional motorway system. 

Proposed Minibus 

4.65 Following discussions with LCC Highways the appellant has agreed to provide 

a mini-bus service which will be offered to all users of the Campus free of 

charge. The appellant also confirmed that a financial contribution of £2,500 

will be made to provide a bus shelter at the northbound bus shelter on Burnley 

Road. 

4.66 The mini-bus service this will be provided by the operator of the proposed care 

facility would make provision for a dedicated minibus to serve the residents, 

visitors and staff of the proposed development. The minibus would be 

provided free of charge at point of use and would be available broadly 

between 0530 and 2230, seven days per week. 

4.67 The minibus provision will be demand-led and be responsive to the needs of 

staff, patients and visitors. As this would be a private service, for the 
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development, the opportunity would exist for the provision to be fully flexible, 

responsive and efficient - something that clearly cannot be achieved by any 

public transport provision. 

4.68 A provision proposal for the minibus was prepared and submitted to the 

Highways Authority on 9 July 2013. This proposals sets out a proposed route, 

pick-up/ set down points and timetable. This proposal is based on a route with 

pick-up/set down points that would operate around each of the shift change 

times at 0600, 1400 and 2200 on all days of the week.  

4.69 Between these times (essentially between about 0530 and 2230 on all days of 

the week) the minibus would operate, effectively, on a demand-led and 

demand-responsive dial-a-ride basis, with journeys booked with the staff at 

the care facility. Whilst the former arrangement would serve the needs of staff, 

the latter, which is consistent with the principles of dial-a-ride services in 

Lancashire, would serve patients and visitors' needs. 

4.70 This draft schedule can be found in Appendix 5. 

4.71 In relation to walking and cycling in particular, it needs to be recognised that 

the residents of a development such as this are unlikely to be making much 

use of those modes. 

Policy 17: ‘Rossendale’s Green Infrastructure’ 

4.72 According to Policy 17 RBC 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.  

4.73 The proposals will have no adverse impact on Rossendale’s Green 

Infrastructure network. Furthermore, the proposals will make provision for a 

high quality secure landscaped area for residents (a critical part of the campus 

environment and the relationship with the countryside location), which will 

include native species to increase biodiversity. 

Policy 18: ‘Biodiversity, Geodiversity and Landscape Conservation’  

4.74 It is stated in Policy 18 that RBC will seek to avoid any harmful impacts of 

development on all aspects of Rossendale’s natural environment. The site is 
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not located within an area of special landscape conservation or value (or 

similar). 

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

environment. This is demonstrated by the Terrestrial Mammal Survey and the 

Preliminary Bat Survey, both of which were prepared by Scott Fitzgerald Tree 

Consultants as part of the planning application. Furthermore the proposals will 

have a negligible impact on trees and ensure that almost all of those currently 

located on site – and covered by a TPO – are retained as part of the 

development.  The proposals include significant areas of hard and soft 

landscaping, which will include native species in order to enhance biodiversity. 

4.76 The proposed tree management regime will deliver ecological, environmental 

and landscape benefits. 

Policy 19: ‘Climate Change and Zero Carbon Sources of Energy’ 

4.77 According to Policy 19 all types of renewable and low carbon energy 

generation proposals will be given positive consideration. Furthermore RBC 

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.  

4.78 In line with this policy the scheme has been designed with a BREEAM target 

rating of ‘Excellent’. Accordingly the proposals 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’  

4.79 Policy 21 states that RBC 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.  
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4.80 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, the appellant understands this could be up to 30 years. 

Policy 23: ‘Promoting High Quality Design and Space’ 

4.81 RBC will seek to ensure high quality design and space as set out in Policy 23. 

It is prudent to also note that, as outlined earlier in this Statement, the policies 

of Policy 23 should read in line with the Overall Development Approach 

advocated by Policy 1.  

Criteria Compliance 

Promote the image of the Borough, 

through the enhancement of gateway 

locations and key approach corridors. 

The proposals have been designed to complement 

the immediate surroundings and have a limited 

impact on the surrounding countryside.  This 

notwithstanding, the proposed development will be of 

a high architectural quality which will set the standard 

for new development within Rossendale.  

Are of the highest standard of design 

that respects and responds to local 

context, distinctiveness and character. 

As set out above the development will be of a high 

architectural quality.  It has been designed by Shack 

Architecture who has a strong understanding of the 

care home market and the associated design 

requirements (reflected by the Pinders Healthcare 

Design Awards shortlisting in March 2012). 

Accordingly the local context, distinctiveness and 

character has been embraced as part of the design 

proposals. 

Contribute positively to local identity 

and heritage in terms of scale, density, 

layout, materials and access. 

The scale of the proposed development is 

commensurate with its immediate surroundings as 

shown by the information in Table 7.1. The layout 

responds to the countryside location, and has been 

position to take advantage of the sites natural 

topography and thus limit the impact which the 
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Criteria Compliance 

buildings have on the landscape.  The proposed 

materials also seek to respond of the character of the 

surrounding area, whilst the proposed access utilises 

an existing access point.  

Maintain the relationship between the 

urban areas and countryside, 

particularly at the rural-urban interface 

where the contrast between the natural 

and built environments is most 

prominent. 

The scheme takes into account what is a relatively 

urbanised part of the countryside. The site is located 

in the valley bottom and has been designed to follow 

the historic pattern of urban development in 

Rossendale.  The site is also located adjacent to 

existing residential properties and the Northern 

Primary School resulting in a built form being present 

to the north, east and south of the site. The proposals 

have been developed to respond to these existing 

developments. 

Have public and private spaces that 

are safe, attractive, easily 

distinguished, accessible and 

complement the existing built form. 

The proposals include a secure garden with a 2.4m 

high close boarded timber fence which will provide 

security and privacy for residents. This fence will be 

constructed in close proximity to the existing dry 

stone wall which is located on the southern portion of 

the site. This wall – and all other surrounding stone 

walls – will be repaired and rebuilt to provide 

opportunities for wildlife habitats.  The proposals will 

also include large areas of landscaping, with 49% of 

the site dedicated to hard and soft landscaping. 

Protect important local and longer-

distance views. 

The proposals have been positioned on site in such a 

way that it will be barely visible from local viewpoints 

(see Chapter 7 of this Statement). Whilst it may be 

visible from longer distance views to the west, the 

height of the buildings is commensurate with those 

immediately surrounding the site. The provision of a 
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Criteria Compliance 

significant amount of hard and soft landscaping will 

also leave a delicate imprint on the landscape. 

Use locally sourced sustainable, high 

quality and innovative materials 

appropriate for the development and its 

surroundings including recycled 

materials wherever feasible. 

The palette of materials has been carefully chosen by 

Shack Architecture to reflect the local area and 

consists of slate for all roofs, natural stone and render 

for walls with areas of sweet chestnut timber cladding 

to selected walls. All retaining walls within the site are 

constructed from natural stone, whilst the drystone 

wall surrounding the upper part of the site will be 

repaired and reinstated as part of the works. 

The materials are employed in large ‘blocks’ to help 

reduce the scale of the buildings by visually breaking 

the larger buildings into smaller units, echoing the 

terraced approach of the smaller properties which 

surround the site (on Burnley Road and Burnley Old 

Road). 

Engage with their surroundings and 

provide adequate natural surveillance 

(overlooking) for neighbouring streets 

and spaces. 

The building has been positioned so as to minimise 

its impact on the landscape and is in an elevated 

position above Burnley Road and is enclosed by 

trees.  As such, it does not provide opportunities for 

natural surveillance.  However, the proposals will 

bring activity to a site where there currently is none, 

and the movement of people to and from the site will 

provide activity and opportunities for natural 

surveillance within the locality.  

Promoting high quality landscaping 

and construction for streets and public 

spaces 

The landscape design will be naturalistic in nature 

and employ native species to aid biodiversity. It is 

intended that the detailed landscape design will be 

developed in more detail once the scheme proceeds 

to the construction phase. 
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Criteria Compliance 

Incorporate well defined and 

recognisable routes, spaces, 

interchanges, landmarks and 

entrances reflecting guidance in 

“Manual for Streets” that provides for 

convenient movement that are well 

connected to public transport, 

community facilities and services of 

individual communities and 

neighbourhoods, without compromising 

security. 

In line with the requirements of ‘Manual for Streets’ 

the intention, is to improve the existing access track 

off Burnley Road to an adoptable standard, 

incorporating a 5.5m wide carriageway and a 1.8m 

wide footway adjacent to the gable of 7 Burnley 

Road.  

The site also benefits from close proximity to 2 no. 

bus stops which are in close proximity on Burnley 

New Road.  The proposals include a £2,500 

contribution to improving these bus stops.  

Incorporate car parking design that is 

integrated with the existing public 

realm and other pedestrian and cycle 

routes. 

The car park has been designed so that it is 

consistent with the rest of the site layout and, in 

particularly, the considerable on-site hard and soft 

landscaping which will be provided as part of the 

development. 

Create a sense of ownership by 

providing a clear definition between 

public and private spaces. 

The boundary treatment will provide a clear, secure 

definition between the public and private spaces (see 

below). 

Are designed to make crime difficult to 

commit by increasing the risk of 

detection and provide (where 

necessary) for well-designed security 

features. 

The proposals include a secure garden with a 2.4m 

high close boarded timber fence which will provide 

security and privacy for residents. This fence will be 

constructed in close proximity to the existing dry 

stone wall which is located on the southern portion of 

the site. This wall – and all other surrounding stone 

walls – will be repaired and rebuilt to provide 

opportunities for wildlife habitats.  It is envisaged that 

at least part of the development will also require 

secure access due to the nature of the proposed use. 

Provide places that are designed with The scheme has been designed as a high quality 
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Criteria Compliance 

management and maintenance in 

mind, avoiding the creation of gated 

communities. 

health care campus development. In line with this the 

development will be of a high architectural quality and 

will include areas of hard and soft landscaping which 

will make an important positive contribution to the 

wellbeing of the residents. The space will be 

managed accordingly by the health care campus 

operator. 

Be flexible to respond to future social, 

technological and economic needs. 

The proposals are flexible in the sense that internal 

and external design alterations can be made easily to 

respond to any changes relating to operator 

requirements or the type of health care that is being 

provided. 

Provide active ground floor frontages 

where located in town and district 

centres. 

The site is not located within a town or district centre 

therefore these requirements are not relevant. 

Contribute to a reduction in energy 

consumption and CO2 emissions and 

facilitate adaptation to climate change 

through efficient layouts and designs 

which accord with or exceed current 

national standards (such as Code for 

Sustainable Homes, BREEAM and 

Building Regulations). 

The scheme has been designed with a target 

BREEAM rating of ‘Excellent’ and, in line with this, 

form, materials, orientation, renewable energy 

sources and carbon footprint have all been carefully 

considered during the design of the project. 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 but at this 

stage the intention is to 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. 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 50 of 90 

  

 

Criteria Compliance 

As outlined in Chapter 2 of this Statement, as the 

scheme develops during detailed design stage Shack 

Architecture will apply the RIBA ‘Green Overlay’ to 

the plan of work to ensure that sustainable issues are 

addressed at every work stage. 

Are subject to a Building for Life 

assessment where the development in 

question is a major residential scheme. 

Please see comments above in respect of 

sustainability credentials. 

Table 4.2 

4.82 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. 

Policy 24: Planning Application Requirements 

4.83 The criteria of this policy are fully satisfied. 

Local Plan Part 2: Site Allocations and Development Management 

4.84 Whilst RBC has undertaken consultation in respect of Part 1 (of 3) of the 

emerging Site Allocations and Development Management (Green Belt and 

Urban Boundary Review) it has acknowledged that representations submitted 

as part of this process have “little weight, if any at this stage”10. RBC’s 

response to the representations received on the proposed amendments 

Green Belt and Urban Boundary Review is yet to be published. 

4.85 In other words Part 2 of this process, Allocating Land and Buildings, is 

therefore unlikely to take place in the near future and is therefore not 

considered relevant as part of this appeal. 

Overview of Development Plan Compliance 

                                                      

10
 Application Reference: 2012/0588 
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4.86 Having reviewed all of the relevant Development Plan policies it is evident that 

the proposed development accords with all policies. There is specific positive 

support for the delivery of supported housing schemes such as this in policies 

2 and 4, without any caveat in terms of location. This policy compliance 

attracts very significant weight as a material consideration and is an exception 

to the general locational requirement of policy 1 to develop in the countryside, 

and is an inherent satisfaction of the test in policy 1 to show why development 

should occur in the countryside – it can occur in the countryside because 

policies 2 and 4 permit it. Planning permission should therefore be granted 

unless material considerations indicate otherwise.  Chapter 5 of this 

Statement confirms that no such material considerations exist.  
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5. Compliance With The National Planning Policy Framework 

5.1 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. 

5.2 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. 

5.3 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. 

5.4 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 

5.5 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; it adds to the choice of types of residential 

accommodation available and by creating a high quality built 
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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. 

5.6 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. 

 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.  Furthermore, 

as set out previously within this Statement, the scheme has been 

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 but at this stage the intention is 

to 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. 

Core Planning Principles 

5.7 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 5.1 summarises how the proposals will meet with these principles.  
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 Planning Role Contribution to Objective 

1 Be genuinely plan-led The proposals will accord with the key local plan policies 

by providing a high quality health care campus that will 

respond to local housing needs. In turn it will not be at 

odds with any Core Strategy policies and will, in particular, 

comply with Policies 1, 2, 4, 6, 9, 17, 18, 21 and 23. 

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 has taken 

account of a range of views, both close to the site and also 

from further afield to the west of the appeal site. The 

scheme will provide high quality accommodation for 

residents whilst ensure that it is compatible with its 

surroundings. 

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 for 

Communities and Local Government that providing 

residential development fulfils an economic role by 

ensuring that housing is provided to meet needs and 

support growth.  In additions 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. A further 14 

FTE jobs will be generated as a result of the induced effect 

of this new source of employment 

4 Secure high quality design 

and a good standard of 

amenity. 

The proposals will deliver a high quality health care 

campus of high architectural quality that has taken account 

of the site’s setting and facets – all of which have been 

considered during the design evolution. Shack Architecture 
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 Planning Role Contribution to Objective 

has an excellent track record of delivering similar schemes 

across the country (see Chapter 1 of this Statement). 

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 the local 

area in social, economic and environmental terms. In 

particular, the proposals will correspond with 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. 

The proposals have prioritised the conservation and 

enhancement of the natural environment.  The proposals 

also include high quality secure private gardens which will 

include native species to aid biodiversity. In line with this, 

the proposed development has been positioned to avoid 

the existing tree belt as far as possible and utilise the 

reasonably clear areas of the site.  

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 at least a generation, and the 

agricultural classification of the site is poor/ very poor. The 

scheme has also been sensitively designed to take 

account of its setting and will provide an important land use 

that will respond to a local housing need. 

9 Promote mixed-use The proposal is mixed-use in the sense that it has been 
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 Planning Role Contribution to Objective 

developments. 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 

mental 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 3 of this Statement the site is not 

within a conservation area and there are no designated 

heritage assets on site. 

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 proposals will have no adverse impact on the highway 

and, furthermore, the site is located in an accessible area 

as indicated by the Core Strategy Accessibility 

Questionnaire (Appendix 5). 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. Lancashire County Council 

Highways did not object to the planning application. 

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 (see Chapter 4 of 

this Statement). Further information with regard to the 

need for local health care is set out in the Socio-economic 

Assessment prepared by Craggs Consulting (Appendix 4). 

Table 5.1 
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Achieving Sustainable Development 

5.8 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].  

5.9 With this in mind, Table 5.2 outlines how the proposed development – which 

already satisfies the three dimensions of sustainable development, and the 12 

core planning principles – meets these policies in overall terms 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 as a direct 

response to the need for additional care home facilities locally, 

regionally and nationally. As a consequence, it is anticipated the 

construction of the scheme will generate 63 FTE jobs; of these 48 

are on-site construction jobs and 15 are due to indirect or induced 

effects.  

 It is also estimated that 108 FTE permanent jobs will be created 

once the health care campus becomes operational; 94 of which will 

be at the health care campus and 14 are due to the induced effect. 

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 will not cause any harm the vitality of the Bacup and 

Weir town centres, since the proposed use is not a defined town 

centre use. Rather, the scheme is likely to have a positive impact on 

the local economy during construction and once operational due to 

indirect expenditure from staff, visitors and residents. 

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 Assessment prepared by TPP. 
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 Policy Contribution to Objective 

6 Delivering a 

wide choice 

of high 

quality 

homes (¶ 47 

– 55) 

 Paragraph 47 of the NPPF stresses that local planning authorities 

should “boost significantly” their supply of housing. Allied with this, 

Footnote 11 of the NPPF, defines ‘deliverable’ sites as being those 

that are available now, offer a suitable location for development 

now, and be achievable with a realistic prospect that housing will be 

delivered on the site within five years and in particular that 

development of the site is viable. Paragraph 50 also states that local 

planning authorities must “deliver a wide choice of high quality 

homes, widen opportunities for home ownership and create 

sustainable, inclusive and mixed communities.” 

 The appellants’ proposals will make an important contribution to 

these objectives by bringing forward a residential scheme which is 

‘deliverable’; furthermore the proposals will widen the choice of 

homes by responding to an identified housing need. 

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. 

 Buildings are also located to provide south facing landscaped areas 

that could be gardens and to ensure the visual prominence of that 

building. Prevailing wind and natural topography has also influenced 

the positioning of buildings – as a result buildings have been 

oriented to ensure landscaped areas are sheltered from the wind. 

8 Promoting 

healthy 

 The proposals respond directly to the identified local need for 

specialist health care – a position acknowledged in RBC’s Strategic 
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 Policy Contribution to Objective 

communities 

(¶ 69-78). 

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. 

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 sensitive manner by Shack 

Architecture and has taken account of the site characteristics along 

with views near to the site and also from a distance.  

 Furthermore the proposals will include over 7,000 sqm of hard and 

soft landscaping on the site, which will be sensitively designed and 

include native species to enhance biodiversity – this space equates 

to almost 50% of the site. 

12 Conserving 

and 

enhancing 

the historic 

environment 

(¶ 126-141). 

 As set out in Chapter 3 of this Statement 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 5.2 

5.10 In addition to the policies set out above in Table 5.2, 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 5.3. 
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Policy Contribution to Objective 

Plan-Making (¶ 

150-185). 

 Whilst the site is not within the Urban Boundary RBC’s Core 

Strategy sets out 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]. 

 The proposed development will also meet a clearly identified 

housing need within Rossendale, since the SHMA clearly indicates 

that there are a high number of people living in the Borough with a 

Long Term Limiting Illness.  The proposed development will help to 

respond to this identified need and is therefore compliant with the 

requirements of Policy 2 of the Core Strategy.  

Decision-taking (¶ 

186-207). 

 The appellant 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. 

 Further information can be found in the Statement of Consultation 

prepared by Euan Kellie Property Solutions which was submitted in 

support of the planning application.  Chapter 6 also provides further 

details. 

 

Table 5.3 

5.11 Tables 5.2 and 5.3 therefore demonstrate that the proposals will, considered 

as a whole, contribute to the delivery of sustainable development and accord 

with the NPPF. 

5.12 In the context of the NPPF, it is also important to give weight to the 

government’s commitment to significantly boosting the supply of housing 

(paragraph 47). This proposal helps to deliver upon that commitment and so 

paragraph 47 is a weighty material consideration in favour of the proposal. 
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6. Compliance with Planning Practice Guidance 

6.1 On 6 March 2014 the Department for Communities and Local Government 

(DCLG) published the Planning Practice Guidance (“PPG”) web-based 

guidance which we understand11, in line with Section 38(6) of the Planning 

and Compulsory Purchase Act 2004, is a material consideration that should 

be taken into account during the determination of planning applications. It is, 

through guidance, rather than a statement of policy and in so a less weighty 

material consideration then the NPPF. 

Before Submitting an Application 

The value of pre-application engagement 

6.2 The PPG states: 

“Pre-application engagement by prospective applicants offers 

significant potential to improve both the efficiency and effectiveness of 

the planning application system and improve the quality of planning 

applications and their likelihood of success. This can be achieved by: 

- providing an understanding of the relevant planning policies and 

other material considerations associated with a proposed 

development  

- working collaboratively and openly with interested parties at an early 

stage to identify, understand and seek to resolve issues associated 

with a proposed development  

- discussing the possible mitigation of the impact of a proposed 

development, including any planning conditions  

- identifying the information required to accompany a formal planning 

application, thus reducing the likelihood of delays at the validation 

stage. The information requested must be reasonable 

                                                      

11
 As referenced in Appeal decision which have been issued since 6 March 2014 
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The approach to pre-application engagement needs to be tailored to 

the nature of the proposed development and the issues to be 

addressed.” 

6.3 The project team 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. 

6.4 Alongside RBC planning officers, some of the meetings were also attended by 

representatives from: 

 RBC Housing and Health. 

 LCC Highways. 

 LCC Adult and Community Services Commissioners Department. 

6.5 A planning application ‘Scope of Works’ document was issued to RBC 

Planning Officers by e-mail on 6 November 2012 in line with RBC’s Validation 

Checklist. Feedback was received verbally on 3 December 2012 and finalised 

accordingly. A Consultation Strategy was also prepared and e-mailed to RBC 

planning officers for comment on 7 November 2012. 

6.6 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: 

 A leaflet was sent to all residents consulted as part of the previous 

planning application submitted in respect of the appellant’s site (ref: 

2007/0716). The leaflet can be found in Appendix 8 with a list of 

residents consulted (and a copy of the associated letter) in Appendix 

9. 

 The exhibition leaflet was also e-mailed to all Rossendale Councillors 

on 9 November 2012 along with a covering letter. 
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 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. 

 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.  

6.7 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. 

Health and Wellbeing 

What is the role of health and wellbeing in planning? 

What is a healthy community? 

6.8 According to the PPG: 

“A healthy community is a good place to grow up and grow old in. It is 

one which supports healthy behaviours and supports reductions in 

health inequalities. It should enhance the physical and mental health of 

the community and, where appropriate, encourage […] the creation of 

healthy living environments for people of all ages which supports social 

interaction. It meets the needs of children and young people to grow 

and develop, as well as being adaptable to the needs of an 
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increasingly elderly population and those with dementia and other 

sensory or mobility impairments.” (our emphasis) 

6.9 The proposals will make an important contribution to the provision of a healthy 

community in Bacup, Rossendale and Lancashire by providing a care facility 

that will respond to an identified need and also create a significant number of 

jobs. 

Design 

What planning objectives can good design help to achieve? 

Planning should promote local character (including landscape setting) 

6.10 The PPG states that: 

“Development should seek to promote character in townscape and 

landscape by responding to and reinforcing locally distinctive patterns 

of development, local man-made and natural heritage and culture, 

while not preventing or discouraging appropriate innovation. 

The successful integration of all forms of new development with their 

surrounding context is an important design objective, irrespective of 

whether a site lies on the urban fringe or at the heart of a town centre. 

When thinking about new development the site’s land form should be 

taken into account. Natural features and local heritage resources can 

help give shape to a development and integrate it into the wider area, 

reinforce and sustain local distinctiveness, reduce its impact on nature 

and contribute to a sense of place.  

Views into and out of larger sites should also be carefully considered 

from the start of the design process. Local building forms and details 

contribute to the distinctive qualities of a place. These can be 

successfully interpreted in new development without necessarily 

restricting the scope of the designer. Standard solutions rarely create a 

distinctive identity or make best use of a particular site. The use of local 

materials, building methods and details can be an important factor in 

enhancing local distinctiveness when used in evolutionary local design, 
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and can also be used in more contemporary design. However, 

innovative design should not be discouraged. 

The opportunity for high quality hard and soft landscape design that 

helps to successfully integrate development into the wider environment 

should be carefully considered from the outset, to ensure it 

complements the architecture of the proposals and improves the overall 

quality of townscape or landscape.  

Good landscape design can help the natural surveillance of an area, 

creatively help differentiate public and private space and, where 

appropriate, enhance security.” 

6.11 The design concept, led by Shack Architecture, was informed by a thorough 

analysis of the site from surrounding roads and public highways. As illustrated 

in the Design & Access Statement submitted with the planning application the 

site and consequently any buildings will be very difficult to see from Burnley 

Road, particularly with the steep slope and extensive tree screen occupying 

this part of the site. Heading south down Burnley Road the site is completely 

obscured by the cottages immediately adjacent to the school. 

6.12 The site is set in the lower valley between the urban settlements of Bacup and 

Weir and falls within the valley bottom with land rising to the north-west and 

west within the site. Evidence of historic settlement growth is apparent along 

the watercourses of the valleys north of Bacup, Rawtenstall and Rossendale.   

6.13 In the immediate vicinity the site falls within an area that has been 'urbanised' 

- this is demonstrated by the historic evidence of a small hamlet which is 

apparent adjacent to the site, centred around an old public house (now gone), 

with a number of the cottages, and the school still in situ. 

6.14 The only tangible views into the site are from the west and an observer must 

gain some height along Bacup Old Road (a single lane track which us used 

infrequently) before any aspect of the site is revealed. There are two 

significant views of the site from this lane: 

 From the farm complex to the west as the lane turns north and; 
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 A short walk further along where the boundary walls reveal a view from 

the north west. 

6.15 Both of these views (illustrated in the Design and Access Statement and 

included at Appendix 10) show the site as a distant view across the hillside, 

framed by the cottages and school and the tree belt running down to Burnley 

Road. 

6.16 The proposals also include a significant amount of hard and soft landscaping, 

totalling almost half of the application site area. This space will play a major 

role in ‘blending’ the site in with the surrounding landscape and enhancing the 

functionality of the development by providing recreation space for patients and 

residents. 

How should buildings and the spaces between them be considered? 

Consider Scale 

6.17 In terms of the impact on the openness character of the wider countryside it is 

relevant to draw attention to the recently published Planning Practice 

Guidance and the Design chapter. The heading ‘Consider Scale’12 is of 

particular relevance: 

“This relates both to the overall size and mass of individual buildings 

and spaces in relation to their surroundings, and to the scale of their 

parts. 

Decisions on building size and mass, and the scale of open spaces 

around and between them, will influence the character, functioning and 

efficiency of an area. In general terms too much building mass 

compared with open space may feel overly cramped and oppressive, 

with access and amenity spaces being asked to do more than they 

feasibly can. Too little and neither land as a resource or monetary 

investment will be put to best use. 

                                                      

12
 Reference ID: 26-027-20140306 
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The size of individual buildings and their elements should be carefully 

considered, as their design will affect the: overshadowing and 

overlooking of others; local character; skylines; and vistas and views. 

The scale of building elements should be both attractive and functional 

when viewed and used from neighbouring streets, gardens and parks. 

The massing of development should contribute to creating distinctive 

skylines in cities, towns and villages, or to respecting existing skylines. 

Consideration needs to be given to roof space design within the wider 

context, with any adverse visual impact of rooftop servicing minimised. 

Account should be taken of local climatic conditions, including daylight 

and sunlight, wind, temperature and frost pockets.” 

6.18 As set out in Table 7.2 of this Statement, 49% of the proposed development 

site will be made available for high quality hard and soft landscaping which will 

include native species in order to enhance biodiversity. This space will not be 

incidental – it will play a positive role and be used by residents and patients as 

recreation space. 
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7. Response to Reasons for Refusal 

7.1 The reason for refusal is as follows: 

“The proposed development is of significant scale for a site that is located in 

the Countryside, well away from the Urban Boundary of settlements, and is 

not easily accessible by means of travel other than the private car. 

Furthermore, the proposed development by reason of the scale and form of 

the proposed buildings, associated parking areas and traffic movements will 

detract to a significant extent from the essentially open and rural 

character of the Countryside and by reason most particularly of its traffic 

movements will unacceptably impinge upon the amenities of neighbours in 

the vicinity of the access road at times they currently have respite from the 

school.  

It is considered that the applicant has failed to explain why such a facility 

should be located on a greenfield site in the Countryside, most 

particularly by reference to local demand for the specialist facilities of the 

size proposed and through demonstrating that there are not more appropriate 

sites available for the uses proposed. Notwithstanding the case advanced by 

the applicant in favour of the proposed development by reason particularly of 

need for the proposed accommodation and job-creation, the proposed 

development is considered to be contrary to Sections 1 / 3 / 4 / 6 / 8 / 11 the 

National Planning Policy Framework and Policies AVP2 / 1 / 2 / 3 / 4 / 9 / 18 / 

21 / 23 / 24 of the adopted Rossendale Core Strategy (2011).” (our emphasis) 

7.2 The key issues referenced within the reason for refusal can therefore be 

summarised as: 

 Scale 

 Impact on Countryside 

 Traffic Movements  

 Demand 

 Policy Compliance 

7.3 Each of these points will be addressed below. 
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Scale 

7.4 The reason for refusal makes reference to the proposed development being of 

“significant scale for a site that is located in the countryside, well away from 

the Urban Boundary of settlements.” In response there are three points to 

consider: firstly, scale as in the bulk and massing of the proposed buildings; 

secondly, the scale in terms of quantum of development; thirdly, the ability of 

the site to accept development, despite its location outside of the Urban 

Boundary. 

7.5 Turning to the first point, it is important to recognise that the buildings 

proposed are not of considerable height and massing (no more than two-

storeys in height). Furthermore the proposals are not necessarily ‘out of place’ 

on the basis that it is not uncommon for land uses that are deemed acceptable 

in RBC’s Development Plan in countryside locations to also be of a significant 

scale. Such land uses are identified in Core Strategy Policy 21, Supporting the 

Rural Economy and its Communities and include, for example: 

(i) The retention or expansion of appropriately sized businesses; 

(ii) Live-work units; 

(iii) Diversification of the agricultural economy for business purposes; and, 

(iv) Arts and crafts based industries; 

 Complexes of buildings of similar scale and massing, such as farms and their 

outbuildings are not uncommon on the countryside in Rossendale. 

7.6 In line with this we can identify two schemes that have been determined by 

RBC in the last twelve months which have involved the proposed erection of 

agricultural buildings located in the countryside. 

7.7 The first scheme (application reference: 2013/242) sought approval for the 

erection of a general purpose agricultural building, measuring 13.5 by 22.5m 

at Thorn House Farm in Whitewell Bottom. It was noted in the Officer’s Report 

that the proposed development would have a pitched roof with an eaves 

height of 3.6m and a ridge of 5.6m and would be constructed with concrete 
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panels with Yorkshire boarding above, under a profiled cement sheet roof. 

Figure 7.1 below shows the proposed building: 

 

Figure 7.1 

7.8 The Officer also noted the following in respect of Visual Amenity: 

“I am satisfied that the proposed building is of a size and design 

commensurate with its proposed use. Furthermore its siting does 

appear appropriate, with the bulk of the building minimised from wider 

vantage points being set within an existing cutting. There would be 

some views from the Mary Townley Loop. However, I do not consider 

they would be such that it would appear unduly imposing or 

overbearing and the impact on the essentially open and rural 

character of the countryside would be maintained.” (our emphasis) 

7.9 The application was granted planning permission on 25 July 2013. 

7.10 The second scheme (application reference: 2012/0591) sought permission for 

the erection of an agricultural building livestock on land adjacent to Windy 

Bank Farm, Burnley Road East. The building would measure 18.3m by 18.3m 

and reach a height of 5.5m to ridge and would be constructed in concrete 

panels with Yorkshire Boarding and concrete panels to the elevations under a 

fibre cement roof. Figure 7.2 below shows the proposed building. 
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Figure 7.2 

7.11 The Officer made the following comments in respect of Visual Amenity and 

Countryside Impact: 

“The building would have some prominence when viewed from the 

nearby public footpath No.48 which runs to the south of the site. 

However, the building does appear agricultural in character, 

commensurate to its function and commonplace in such countryside 

areas. I do not consider that it would unduly detract from the 

character of the area. Due to the topography of the site and 

surrounding area the building would be read against the backdrop 

of existing woodland when viewed from the south. Accordingly, I 

do not consider that the building would unduly harm the 

essentially open and rural character of the area.” (our emphasis) 

7.12 Planning permission was subsequently granted on 19 March 2013. These 

comments apply equally here and the local planning authority should take a 

consistent approach to such issues. 

7.13 In terms of the second point, quantum of development, it is relevant to 

consider the impact of the development. The planning application submission 

has proved that the proposals will have no detrimental material impact on 

matters such as overlooking, noise, ecology, ground conditions or highways 

impacts. In other words, it has been demonstrated that the proposals are 

compatible with their surroundings. 

7.14 When considering the third point, it is also relevant to take account of the 

evidence put forward by Euan Kellie Property Solutions to RBC (originally 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 72 of 90 

  

 

enclosed with letters dated 5 and 26 June 2013) which draws attention to 20 

other comparable health care schemes – predominately based in the North 

West – which are located in countryside/ isolated locations (see Appendix 

10).   

7.15 This demonstrates that it is not uncommon for care home developments to be 

located in this type of location, i.e. in the Countryside. The countryside can, 

and does, accommodate larger scale developments. Here, the valley bottom 

location screened by trees is consistent with the nature and pattern of 

development in Rossendale. 

Accessibility By Other Modes 

7.16 Supporting information in respect of the site accessibility by other modes is 

outlined in detail in Chapter 4 of this Statement in response to the 

requirements of Core Strategy Policy 9. 

Impact on the Countryside 

7.17 To address the reason for refusal which relates to the impact on the 

countryside it is important to consider two issues: firstly, impact on the 

appellant site and immediate surroundings; and, secondly, impact on the 

openness character of the wider countryside. 

Impact on the Site 

7.18 Notably the site is located in the valley bottom between the urban settlements 

of Bacup and Weir with the site rising to the north-west and west. Evidence of 

historic settlement growth is apparent along the watercourses of the valleys 

north of Bacup, Rawtenstall and Rossendale. 

7.19 In the immediate vicinity the site falls within an area that is 'urbanised' - this is 

demonstrated by the historic evidence of a small hamlet which is apparent 

adjacent to the site, centred on an old public house (now gone), with a number 

of the cottages, and the school still in situ. 
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7.20 It has been confirmed by LCC that the quality is either Grade 4 or 5 (poor; 

very poor)13. Notably the site has not been used for agricultural use for at least 

10 years – indeed, the appellant understands it could be up to 30 years since 

it was last in agricultural use. The land therefore has no active planning use. 

7.21 The design concept, led by Shack Architecture, was informed by a thorough 

analysis of the site from surrounding roads and public highways. As illustrated 

in the Design & Access Statement submitted with the planning application the 

site and consequently any buildings will be very difficult to see from Burnley 

Road, particularly with the steep slope and extensive tree screen occupying 

this part of the site. Heading south down Burnley Road the site is completely 

obscured by the cottages immediately adjacent to the school.  

7.22 The only tangible views into the site are from the west and an observer must 

gain some height along Bacup Old Road (a single lane track which us used 

infrequently) before any aspect of the site is revealed. There are two 

significant views of the site from this lane: 

(i) From the farm complex to the west as the lane turns north and; 

(ii) A short walk further along where the boundary walls reveal a view from 

the north west. 

7.23 Both of these views (illustrated in the Design and Access Statement and 

included at Appendix 10) show the site as a distant view across the hillside, 

framed by the cottages and school and the tree belt running down to Burnley 

Road. 

7.24 The scheme has also been designed to respond positively to this context. The 

built form is considered as an extension of the existing built form along 

Burnley Road. Materials, when finalised, will be sympathetic to context and 

the architecture, whilst contemporary in nature, will be mindful of its 

neighbours. In effect, it is surrounded on three sides by existing built 

development and sits within it. The use of the natural slopes of the site will 

                                                      

13
 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 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 74 of 90 

  

 

provide shelter and enable buildings to be set into the hill which will also 

reduce their apparent mass. A careful choice of roof materials will ensure that 

the buildings harmonize with their surroundings when viewed from the open 

countryside. 

7.25 The palette of materials has also been carefully chosen to reflect the local 

area and consists of slate for all roofs, natural stone and render for walls with 

areas of sweet chestnut timber cladding to selected walls. All retaining walls 

within the site are constructed from natural stone, whilst the drystone wall 

surrounding the upper part of the site will be repaired and reinstated as part of 

the works.  

7.26 The materials are employed in large ‘blocks’ to help with the scale of the 

buildings and are designed to visually break the larger buildings into smaller 

units, echoing the terraced approach of the smaller properties which surround 

the site. 

Impact on the Openness and Character of the Wider Countryside 

7.27 In terms of the impact on the openness and character of the wider countryside 

it is relevant to take into account the ‘scale’ guidance outlined in the PPG [see 

Chapter 6 of this Statement].  

7.28 As outlined earlier in this chapter it is relevant to consider that the proposed 

development is not necessarily ‘out of place’ on the basis that it is not 

uncommon for land uses that are deemed acceptable in RBC’s Development 

Plan in countryside locations to also be of a significant scale. Such land uses 

are identified in Core Strategy Policy 21 ‘Supporting the Rural Economy and 

its Communities’. 

7.29 With this in mind it is important to set out that the proposed buildings are 

relatively delicate in scale and massing and are in truth will have no greater 

impact than agricultural buildings.  

Buildings Ridge Height (m) 

(AOD) 

Eaves Height (m) 

(AOD) 

Northern Primary School 311.08 307.72 
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Buildings Ridge Height (m) 

(AOD) 

Eaves Height (m) 

(AOD) 

Burnley Road Terraced 

Properties 

309.62 306.94 

Hilbre and Willowbrook 307.69 305.09 

Building 1 309.6 304.70 

Building 2 312.46 307.60 

Building 3 303.10 

Table 7.1 

7.30 All in all the new buildings have been designed to follow the topography and 

respond as far as possible to the heights of adjacent buildings. 

7.31 Furthermore, the proposals will be of a much higher design standard than 

agricultural buildings – an objective sought by RBC in their Overall 

Development Approach which is outlined Core Strategy Policy 1 and the 

accompanying text in paragraph 173.  

7.32 In addition, the proposed development comprises a significant amount of hard 

and soft landscaping. The site area within the red edge boundary totals 

15,244 sqm (164,084 sqft) and will be broken down as follows: 

Area Sqm Sqft % 

Hardstanding (building footprints and car parking 

areas) 

7,736 83,269 51 

Landscaping 7,508 80,815 49 

Table 7.2 

7.33 It is also worth noting that the site falls within an area that has been 

'urbanised'. This is demonstrated by the historic evidence of a small hamlet 

which is apparent adjacent to the site, centred around an old public house 

(now gone), with a number of the cottages, and the school still in situ. 

7.34 Given the nature of the site, discrete and anonymous from Burnley Road and 

more open to the west when viewed from open countryside, the design 
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concept plan prepared by Shack Architecture considered the impact of all 

buildings when viewed from all aspects. As a result a number of key 

viewpoints (20 no. in total) were considered during the development of the 

concept design – these viewpoints, and their relationship to the appeal site – 

are shown below in Figure 7.3. This Key Viewpoint document can be found in 

Appendix 11 of this Statement. 

 

Figure 7.3: Location of key viewpoints [map source: Google Maps] 

7.35 The Key Viewpoints document demonstrates that there are few positions 

around the site from which the proposed development is visible.  This is 

because, as set out within Chapter 3 of this Statement, the site is set in the 

valley bottom with land rising to the north-west and west within the site.  

7.36 In summary, whilst there will be some impact on the character of the site itself 

as a result of the proposed development, this is considered to be negligible 

given the poor quality and underused status of the site at present. 

Furthermore, the Key Viewpoints document has demonstrated that the impact 

on the openness and character of the wider area will be very limited, due to 

the positioning of the site within the valley bottom, the existing trees, the 

backdrop of existing buildings and the proposal landscaping. 

Traffic Movements 

7.37 The number of vehicle trips and the number of trips by all modes that the 

proposed development would be expected to generate is set out in Section 16 

of the Transport Assessment, submitted with the planning application, and 

summarised below.  

 It is predicted that the proposed development would generate 40 

person trips in the morning peak hour, 37 in the evening peak hour, 77 

in the peak hour for the development and 492 over the course of the 

working day. A majority of trips would be by private car but almost 11% 

of overall trips would be as a car passenger. A small number of public 

transport trips are forecast, almost all by bus, but these would not have 
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any adverse impact on existing public transport services, rather they 

should help to sustain the viability of existing local bus services.  

 A total of 114 trips over the working day, including 9 in the morning 

peak hour, 8 in the evening peak hour and 18 in the peak hour for the 

development would be undertaken on foot or by bicycle, with people 

travelling on foot accounting for the overwhelming majority of these, 

thus having minimal impact on the transport system or local highway 

network. 

 Importantly staff working at the care facility will operate in shifts over 24 

hours which will ‘stagger’ vehicle flows across the whole day:  

 Day shift: 06:00 to 14:00; 

 Late shift: 14:00 to 22:00; and, 

 Night shift: 22:00 to 06:00. 

7.38 The Transport Assessment summarises that predicted hourly vehicle flows, in 

the traditional network peak hours and the peak hour for development-

generated traffic, would be modest and would be unlikely to have a noticeable 

impact on the operation and safety of the highway network.  

7.39 The analysis presented in the Transport Assessment also demonstrates that 

the peak hour for development generated traffic would be unlikely to coincide 

with the traditional network peak hours. The predicted vehicle flows over the 

course of the working day would similarly not be high, with a maximum of 146 

vehicles predicted to enter the site and 146 to leave the site over the course of 

a twelve-hour period representing the normal working day; this represents on 

average one vehicle movement into and out of the site every 5 minutes.  

7.40 Furthermore the care facility would be expected to generate few heavy goods 

vehicle movements. 

7.41 To conclude on this point it is crucial to state that LCC Highways did not object 

to the planning application. 

Demand 
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Quantum of Development 

7.42 The proposals designed by Shack Architecture responded to the need for care 

that had been identified by the appellant and also Marantomark who played a 

major role in the process with regard to quantum of development and specific 

type of care. Whilst Marantomark are no longer involved, the applicant is in 

advanced discussions with two other specialist operators to run the scheme, 

conditional upon the grant of planning permission. 

Mix of Facilities 

7.43 The Socio-economic Assessment prepared by Craggs Consulting, submitted 

to support the planning application, provides evidence to support the proposed 

development and the mix of facilities. 

7.44 The Assessment draws attention to the increasing need for social care in 

Rossendale due to increasing numbers of people living with limiting long-term 

illness, poor health and longstanding health conditions – this is captured by 

research undertaken by the N8 Research Partnership in 2011, the findings of 

which are summarised below in Table 7.2. 

 2011 2036 % 

Change 

Dementia 65+ 575 1,032 79.5 

Heart Disease 45+ 753 992 31.7 

Stroke 45+ 332 442 33.1 

Health ‘not good’ 5,642 6,804 20.6 

Health ‘not good’ 75+ 1,422 2,074 45.9 

Health ‘not good’ 90+ 203 444 118.7 

All (inc. healthy people) 

75+ 

3,883 7,067 82 

Table 7.2: Changing Health Needs in Rossendale 

7.45 The Assessment goes on to consider information set out in a data file 

prepared by the Care Quality Commission which summarises details of all the 
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care homes it regulates. According to this file there are 230 care homes in a 

10 mile radius of the site which can accommodate 5,917 residents. However – 

both in terms of the number of care homes and capacity – most of this 

provision is between 7.5 and 10 miles away from the appeal site and very little 

is provided locally (defined as being within 2.5 miles). In addition, the analysis 

revealed that currently there are only two care homes providing nursing care 

within this 2.5 mile distance, and they only have the capacity to accommodate 

47 residents (see Socio-economic Assessment prepared by Craggs 

Consulting, Appendix 2). 

7.46 In terms of extra care housing research conducted by Craggs Consulting as 

part of the Socio-economic Assessment identified only 6 no. extra care home 

schemes providing accommodation for just 236 residents within the 10 mile 

radius of the site. 

7.47 The planning policy framework created by the Core Strategy recognises the 

need for supported living schemes by treating them differently from ordinary 

housing and allowing this to be brought forward without restriction in 

greenfield, countryside locations outside the urban boundary (policies 2 and 

4). 

It is not in dispute between the parties that there is a level of need for the 

facilities proposed. This is evident from the committee report of 28 May 2013. 

Page 10 of that report refers to the Lancashire County Council 

promoting/supporting a scheme for a similar type of provision within 

Rossendale, but opposing this is there might be an oversupply; the scheme 

LCC were promoting is no longer proceeding, so that need remains unmet. 

Further, at page 17, it is stated, 

“I do not doubt that there is presently a degree of local need for the different 

elements of accommodation provided.” 

Choice of Location 

7.48 The Site Search Reports submitted to support the planning application 

demonstrate the range of factors that affect the suitability of land for care 

home development; namely: design requirements; minimum site size; 
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commerciality; viability; environmental constraints; presence of other active 

uses; other committed developments; land ownership; flood risk; planning 

policy constraints and vehicular access. 

7.49 Having assessed 417 sites in the Borough only five have potential and, in 

truth, these sites could potentially make a major contribution to RBC’s five 

year supply of housing land. In other words they are more suitable for 

residential development (Use Class C3) rather than a care home campus 

(Use Class C2).  Furthermore, the site is suitable, viable and available. 

7.50 The criteria used in the Site Search Report was initially presented to RBC 

Planning Officers at a pre-application meeting held on 6 September 2012 and 

had also been discussed in detail with Marantomark. 

7.51 Aside from Marantomark, other interested operators have confirmed that there 

is a need for a scheme of this size and scale (which will provide Use Class C2 

floorspace totalling some 50,000 sqft) in this location. Discussions with two 

operators are at an advanced stage. 

Disaggregation is not Possible 

7.52 The proposals have been designed as a single entity – namely a ‘campus’ 

development and cannot be disaggregated onto different sites as this would 

be at odds with the high quality care village provision and the whole ethos of 

what the appellant is seeking to deliver at the appeal site. 

7.53 The brief that was developed by Shack Architecture in collaboration with the 

appellant and other interested parties concentrated particularly on how the 

different parts of the scheme could interact and provide the differing care 

regimes that were required for the extra care apartments and the specialist 

ABI care facility. 

7.54 It was decided early in the process that the two buildings should be linked 

physically and visually to allow the site to read as a ‘campus’ development, 

providing care to its residents in a village-like environment. The organisation 

of the internal spaces within the building has been informed by the brief and 

the technical requirements for the provision of care, as indicated by 

Marantomark. 
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Impact on Amenity 

7.55 As outlined in Chapter 2 of this Statement the proposals will be set within a 

secure environment which will include landscaping along with a 2.4m 

boundary fence. It is advocated that the proposals will not have a detrimental 

impact on the amenity of surrounding residents – a point acknowledged by 

RBC in their Committee Report dated 28 May 2013: 

“Whilst the proposed uses are not likely to generate a degree of 

noise and disturbance that would constitute a statutory nuisance 

in terms of Environmental Health legislation I am nevertheless 

concerned about the way in which a development will impinge upon the 

amenities of neighbours in the vicinity of the access road at times they 

currently have respite from the school, all the more so as the Highway 

Authority is keen that staff shift-changeovers do not clash with school 

start and finish times.” (our emphasis) 

7.56 Notably the Committee Report prepared by RBC dated 28 May 2014 

acknowledged that as a result: 

“The siting of the buildings is such that I do not have concern for how 

the development will impinge on privacy, light or outlook of 

neighbours generally, subject to avoidance of illumination from 

buildings and/ or from external lighting systems.” (our emphasis) 

7.57 Furthermore: 

“[…] the topography of the area, the Plantation View properties/ belt of 

trees fronting Burnley Road and intended layout are being used to 

minimise the degree to which the development will be visible from the 

main road, although the development will undoubtedly be visible from 

public vantage points/ rights of way and significant traffic will be 

generated by the proposal 24/7.” 

7.58 As set out previously, the proposals includes parking provision to alleviate this 

issue and the operator would ensure that shift changes did not clash with 

school times (which would of course also be in their best interests). 
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Compliance with Policy 

7.59 As set out in Chapters 5, 6 and 7 of this Statement, the proposals are 

consistent with the policy objectives set out within both the Development Plan, 

the NPPF and other material considerations. It is misleading for RBC to state 

that the proposals are contrary to entire sections of the NPPF. The NPPF is to 

be read as a whole and the development is consistent with it when looked at 

holistically. 

7.60 In particular, we have demonstrated that the proposals meet the requirements 

of the NPPF “as a whole” (in line with the provisions of paragraph 6).  

7.61 Therefore, having regard to both the NPPF and the Development Plan ‘being 

considered as a whole’ we strongly refute RBC’s assertion that the proposals 

are contrary to large sections of the NPPF and entire Policies of the 

Development Plan.  
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8. Overall Conclusions and the Planning Balance 

8.1 Having introduced the appeal site, the proposed development, along with 

national, regional, sub-regional and local policy considerations, it is prudent to 

summarise the suitability of the proposals in planning terms. 

Development Plan Policy 

 The proposal accords with the policy in the Core Strategy in providing a 

needed type of accommodation in line with policies 2 and 4. 

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 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. 

 Policy 2 of RBC’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 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 (as reflected by recent appeal decisions; namely the 

Burgess Farm case). 
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 The site has not had an active land use for more than 10 years; indeed, 

the appellant understands this could be up to 30 years. With this in 

mind, RBC’s Core Strategy Policy 1 states that RBC will take account 

of the need to “make best use of under-used…land and buildings.” 

Justification for Appeal Site Location 

 The proposed development must be located within at the appeal site, 

despite it being located within the Countryside. There are 12 project / 

site specific criteria that have influenced the appellant’s decision - 

which were discussed in detail with health care operator Marantomark: 

design requirements; minimum site size; commerciality; viability; 

environmental constraints; presence of active use(s); committed 

development; comprehensive approach to site required; land 

ownership; flood risk; inappropriate planning location; and, vehicular 

access. 

 The appeal site is 'deliverable' and can provide a local housing need 

when considered against the definition set out in footnote 11 of the 

NPPF: 

- It is available now as the landowner is willing to work with the 

appellant; 

- It is a suitable location for development as there are no site specific 

issues that prejudice the proposed development coming forward 

(matters such as highways, ecology, flood risk and drainage have 

all been positively resolved during the planning application process); 

- There is a realistic prospect that the development will be delivered 

on the site within five years; and, 

- The proposal is viable as it has been prepared in alliance with local 

needs (guided also by Marantomark).  
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Impact on the Countryside 

 It is important to recognise that the buildings proposed are not of 

considerable height and massing (no more than two-storeys in height). 

Furthermore the proposals are not necessarily ‘out of place’ on the 

basis that it is not uncommon for land uses that are deemed acceptable 

in RBC’s Development Plan in countryside locations to also be of a 

significant scale (for example, agricultural buildings). 

 The application submission has proved that the proposals will have no 

detrimental material impact on matters such as overlooking, noise, 

ecology, ground conditions or highways impacts. In other words, the 

proposals are compatible with their surroundings. 

 As indicated by evidence in Appendix 11, it is not uncommon for care 

home developments to be located in the countryside. 

 The site is located in the valley bottom between the urban settlements 

of Bacup and Weir with the site rising to the north-west and west. In the 

immediate vicinity the site falls within an area that is ‘urbanised’ – 

demonstrated by the evidence of historic settlement growth along the 

watercourses of the valley, and the historic evidence of a small hamlet 

which is adjacent to the site (marked by cottages and the Northern 

Primary School). 

 The site and, consequently, any buildings will be very difficult to see 

from Burnley Road, particularly with the steep slope and extensive tree 

screen occupying this part of the site. Heading south down Burnley 

Road the site is completely obscured by the cottages immediately 

adjacent to the school. 

 The only tangible views into the site are from the west and an observer 

must gain some height along Bacup Old Road before any aspect of the 

site is revealed. From this point on the valley the site is a distant view 

across the hillside, framed by cottages and school and the tree belt 

running down to Burnley Road. 
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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. 

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, the appellant 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. 

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 
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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 in the local area. 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, submitted in support of the planning application, the site falls 

within Flood Zone 1 and, accordingly, is not at risk from flooding. 



 

 

© Euan Kellie Property Solutions Limited. All Rights Reserved. Not to be reproduced without permission. 88 of 90 

  

 

 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. 

 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. 

Summary 

8.2 The proposals will represent sustainable development, meet the key 

requirements of national, regional, sub-regional and local policy. The proposal 

accords with the development plan (the Core Strategy) and there are no 

material considerations indicating that consent should not be granted. We 

therefore respectfully request that the appeal be allowed. 
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Appendix 

Appendix 1 Park Lane and Cop Vision Statement 

Appendix 2 Socio-Economic Assessment prepared by Craggs Consulting  

Appendix 3 Lancashire County Council Highways Department consultation 

response 5 April 2013 

Appendix 4 Construction Methodology Statement 

Appendix 5 Rossendale Strategic Housing Market Assessment (February 

2009); Chapter 17, Households with specific needs 

Appendix 6 Draft Schedule for proposed mini-bus service 

Appendix 7 Core Strategy Accessibility Questionnaire Completed in 

Respect of the Appeal Site 

Appendix 8 Leaflet sent to all residents consulted as part of the pre-

application public consultation event. 

Appendix 9 A list of residents consulted (and a copy of the associated 

letter) 

Appendix 10 Key Views (extracted from Design and Access Statement) 

Appendix 11 Plans showing locations of comparable health care schemes 

in the North West of England 

Appendix 12 Key Viewpoints Document 

 


