
Clifton Business Park 
Wakefield Road, Brighouse 

1

Welcome to the public exhibition for Clifton Business Park, Brighouse.

This exhibition has been prepared by Calderdale Council and its 
development team partners to share the draft plans for Clifton Business Park.

We would like to hear your views before we submit a planning application.

If there is anything you would like to know more about, please just ask a 
member of the team here today who will be happy to help.

THE SITE

Clifton Business Park is a major regeneration 
initiative that aims to create significant new 
business and employment opportunities for 
the Borough.

The site is located on the eastern edge of 
Brighouse, at Clifton Common, off Wakefield 
Road and is close to Junction 25 of the M62. 

The site extends to approximately 25.5 ha (63 
acres) (gross) and is roughly rectangular in 
shape.

The northern and western boundaries of 
the site consist of residential uses in Clifton 
Village. The southern boundary of the site 
fronts Armytage Road Industrial Estate, a 
well-established industrial estate in the area, 
and to the east of the site is a Holiday Inn 
hotel.

The site has a history of mining and railway 
use and comprises, in the main, low grade 
agricultural/pasture land divided into a 
number of fields with a strip of mature 
woodland running alongside the Wakefield 
Road frontage on the line of an old railway 
embankment.

Fig 01. Indicative Site Boundary

Fig 02. Aerial Photograph
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BACKGROUND

The site is allocated as a key employment 
site in Calderdale - it was designated in 
2006 by the current statutory development 
plan and is proposed to be retained as an 
employment site in the draft new Local 
Plan.

Enterprise Zone (EZ) status was agreed 
by the Secretary of State for Communities 
and Local Government and announced by 
the Chancellor in 2015.

The project is part of Calderdale 
Council’s Next Chapter - a programme of 
regeneration projects and investments 
to make Calderdale a place where people 
choose to invest, live, learn, work and 
visit. More information can be found at:        
www.calderdalenextchapter.co.uk.

PARTNERS

Clifton Business Park is one of the Leeds 
City Region Enterprise Zones, which is 
supported by Leeds City Region Enterprise 
Partnership (LEP), West Yorkshire 
Combined Authority, Calderdale Council 
and the Ministry of Housing, Communities 
and Local Government.
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If your site is Gain Lane, Parry Lane, Staithgate Lane, Clifton Business Park, Lindley Moor West, Lindley Moor East, 
Moor Park (Mirfield), South Kirkby Business Park and Langthwaite Grange Extension:

PROJECT STATUS

Calderdale Council and the West Yorkshire 
Combined Authority are progressing plans 
for the site. 

The Combined Authority has also assigned 
grant funding for the project. 

We are at the stage of preparing an outline 
planning application and to help shape 
our submission we are engaging with the 
public and local businesses about our draft 
plans.  

What is an outline planning application?
An outline planning application seeks to 
establish whether the scale and nature 
of a proposed development would be 
acceptable to the local planning authority, 
before a fully detailed proposal is put 
forward. There will be opportunity to 
comment on the full detailed proposals at 
a later stage.

Fig 03. Aerial photograph of Brighouse and wider area
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WHAT IS AN ENTERPRISE ZONE?

Enterprise Zones are designated areas across 
England that provide tax breaks and Government 
support. 

Enterprise Zones can be the driving force of local 
economies as they unlock key development 
sites, consolidate infrastructure, attract business 
and create jobs which in turn supports the local 
community and businesses.

The Leeds City Region Enterprise Zones Phase Two 
comprises nine sites spread across the four West 
Yorkshire districts - one of which is Clifton Business 
Park.

ECONOMIC BENEFITS

Clifton Business Park has the potential to address the strong demand for high quality 
employment space within Calderdale, currently unfulfilled due to the lack of any other large 
site and the development challenges of the few smaller sites available.

It will complement the adjacent Armytage Road employment area, and the on-site transport 
infrastructure will complement and extend the A641 Bradford – Brighouse– Huddersfield 
Corridor improvement scheme approved by The Combined Authority as one of the schemes 
forming the West Yorkshire plus Transport Fund.

Potential for a total of 
around 46,000 sqm of new 

employment floorspace

Capacity to accommodate
up to 1,300 jobs

Unlock strategic transport 
funding
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SITE ANALYSIS: TECHNICAL ISSUES

We have commissioned a number of technical studies to help us understand the site and the 
surrounding area. The findings of the work to date, and how it has been used in developing 
plans for the site, are summarised below.

ECOLOGY & TREES

Ecological surveys have been undertaken at the site, 
including a comprehensive programme of bat surveys, 
undertaken in September 2018. 

Part of the site is covered by a number of individual and 
group Tree Protection Orders (TPOs) and a tree survey 
has been carried out by a specialist arboriculturalist. 
The development of the proposed site masterplan has 
included consideration of the findings of the ecology and 
tree surveys, as follows: 

• The entire TPO woodland to the south of the site has 
been retained other than a small section in which the 
new site access point would be created;
• The line of TPO trees in the north-eastern corner of 
the site have been retained;
• The group of TPO trees adjacent to Clifton Common 
of the site have been retained;
• The former railway bridge structure in the western 
corner of the site has been retained - leaving the bat 
roost undisturbed;
• Inclusion of a land parcel (22) which would provide 
an area of effective and necessary biodiversity and 
landscape mitigation

Further ecological mitigation and enhancement will also 
be provided across the site, including new areas of tree 
planting.

NOISE

As the site has residential areas to the north and 
west, and a hotel on the south-eastern corner, it was 
considered essential to determine the current noise 
environment at these locations. To ensure that any 
future development does not have a detrimental 
impact on noise levels, a comprehensive, manned noise 
survey has been undertaken.  

Based on the noise data gathered, the site has been 
classified on noise grounds, to determine its suitability 
for typical employment uses during both the daytime 
and night time. The data will allow noise levels to be 
defined as part of any planning permission, along 
with recommendations for hours of working (outside 
and inside) to ensure that nearby residents are 
protected from the use of the site, whilst ensuring the 
development remains attractive to future occupiers of 
the Business Park.

LANDSCAPE & VISUAL

The relationship between the site and the surrounding 
residential areas has been a key consideration during 
the development of the masterplan. The landscape 
and visual analysis work has guided offsets between 
the site boundary and any new development as well as 
recommendations on building heights (i.e. taller buildings 
would be restricted to the southern section of the site, 
where they would be well screened by the existing 
woodland). A scheme of new planting would also be 
implemented as part of the proposals in order to further 
reduce the potential for visual impacts.   

AIR QUALITY

The potential for impacts to air quality has been 
considered during the design process. Regard has been 
given to the most recent Calderdale Council Local Air 
Quality Management (LAQM) reports and pollutant 
monitoring data for the area, alongside recent monitoring 
results and information from the Department for 
Environment, Food and Rural Affairs (DEFRA) Air Quality 
Resource.  

FLOOD RISK & DRAINAGE

One of the core principles of the design of the site is to 
ensure that the development does not worsen flood 
risk within the Brighouse and the Calder Valley. To 
achieve this, the drainage system has been designed to 
operate on a sustainable basis, using Sustainable Urban 
Drainage System (SUDS) strategies within its design. 

The drainage strategy for the development operates 
on the basis that all the surface water from the site will 
be channelled into drainage systems which will slow 
the movement of water and store this within the site, 
even in exceptional circumstances. It is envisaged that 
each building plot will utilise its own unique drainage 
features to promote planting and biodiversity. 

GROUND CONDITIONS & LAND STABILITY

The site has a history of mining and railway uses. The 
site is steep, with a 50-metre level difference between 
Wakefield Rd to the south, and New Street to the 
north. These ground conditions have been carefully 
considered to ensure that we are making best use 
of the slopes and the materials available on the site, 
with an aim to reducing export of waste and import of 
materials. It is envisaged that any excess material will be 
retained and used on site. 

The design strategy is to use embankments cut into 
rock and retaining walls to form the platforms for 
individual plots. Planting will be used on embankments 
to soften and stabilise slopes. The roads within the site 
are cut and aligned to the contours across the site and 
ensure accessibility to all development platforms.
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SITE ANALYSIS: HIGHWAYS AND TRANSPORT

The site is strategically located close to 
the M62 motorway (junction 25), meaning 
most Heavy Goods Vehicle (HGV) traffic 
would avoid Brighouse.

Highway specialists have been assessing 
the existing road network and looking 
at how the development will affect 
local roads and junctions, as well as the 
motorway junction. This work has also 
involved taking account of future transport 
projects in the area. This technical work will 
be presented in a Transport Assessment as 
part of the outline planning application. 

The position of new vehicle access 
points to serve the Business Park will be 
established through the outline planning 
application. Highway engineers have 
therefore been designing these new 
junctions and some of these are shown on 
Board 7.

By providing a road between Clifton 
Common and Wakefield Road through the 
site we will allow existing traffic travelling 
between the two roads to avoid the town 
centre roundabout. This will, in part, 
mitigate for newly generated traffic.

It is not proposed that Heavy Goods 
Vehicles (HGVs) will be able to enter or 
exit the Business Park using Coal Pit Lane. 
This will be enforced by Traffic Regulation 
Order and by design features.

The outline planning application will be 
supported by a Travel Plan which sets 
out the measures to be undertaken to 
encourage businesses locating in the 
Business Park to support travel by walking, 
cycling and public transport, and how to 
reduce impact by vehicle use.  

Fig 04. Photo of Wakefield Road

Fig 05. Photo of Clifton Common

Fig 06. Photo of Coal Pit Lane
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SCHEME PROPOSALS

This is the draft Masterplan for Clifton Business Park.

Informed by the baseline site analysis information, it 
shows how a Business Park will be delivered in this 
location.    

The draft Masterplan is a blueprint for future 
development on the Business Park. It provides a 
conceptual layout of buildings, roads and spaces. 
Detailed design plans - such as what each building 
will look like and where each one will be sited - will be 
subject to further consultation and planning approval. 

Fig 07. Draft Masterplan
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SCHEME PROPOSALS: KEY FEATURES

ROAD JUNCTIONS

The draft masterplan shows 3 road junctions plus 
a cycle and pedestrian-only access onto Clifton 
Common by Clifton Road. The 3 road junctions are:

1. Wakefield Road (A644) – this is the main 
site access and will be a traffic light controlled 
junction providing access for pedestrians, cyclists, 
cars and HGVs. See Figure 8 to the right.
2. Clifton Common (A643) – this secondary access 
is designed as a priority junction, with a new 
right turn lane to allow traffic turning into the 
site not to obstruct ahead movements. It will 
accommodate pedestrians, cyclists, cars and 
HGVs. See Figure 9 to the right.
3. Coal Pit Lane – this site access will provide 
access for pedestrians, cyclists and cars only. It 
is envisaged that HGVs will be prohibited by the 
design of the road and a Traffic Regulation Order.

It is intended that the position of the three vehicle 
access points (Wakefield Road, Clifton Common 
and Coal Pit Lane) will be established through the 
outline planning application.

ACCESS WITHIN THE SITE

Within the site, the masterplan shows a spine road 
connecting Clifton Common and Wakefield Road. 
This road has been designed to be the main route 
through the site. It will be adjoined by footways and 
a cycle route and bus stops are proposed along it. 

DEVELOPMENT PLATFORMS

The site is sloping and therefore presents more 
of a design and engineering challenge than a 
flat site. To overcome this, the masterplan shows 
levelled development platforms accessed from 
roads off the central spine road through the site. 

EMPLOYMENT USES

The Masterplan provides for a range of 
different sizes of employment units suitable 
for different types of business occupiers.

It includes space for warehouse units, 
manufacturers and office space.
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The gradients of the all the roads within the site have been designed with the needs of cyclists, 
pedestrians and HGVs in mind. Footways and cycleways are proposed to segregate people and 
vehicles and encourage sustainable travel.

The existing footpath running through the site will be surfaced to allow year-round use. It will 
continue to have steps.

Fig 08. Drawing showing draft proposed junction arrangement at Wakefield Road 

Fig 09. Drawing showing draft proposed junction arrangement at Clifton Common 
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Thank you for your attendance.

NEXT STEPS

After this consultation closes we will review feedback and make any necessary 
changes to the proposals before an outline planning application is submitted.

An outline planning application seeks to establish whether the scale and nature 
of a proposed development would be acceptable to the local planning authority, 
before a fully detailed proposal is put forward. There will be opportunity to 
comment on the full detailed proposals at a later stage.

If you want to share your thoughts about the proposals 
please fill in one of our comments forms or you can comment 

online at www.cliftonbusinesspark.co.uk

SHARE YOUR FEEDBACK

We are asking people who live and/or work in the area to help us continue to 
shape the proposals. It is important to us to hear what local people think.


