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1. INTRODUCTION 

 

1.1 This report accompanies and supports the outline planning application, with means 

of access to be considered submitted on behalf of Calderdale Metropolitan Borough 

Council (CMBC) for the proposed development north of Wakefield Road, known as 

‘Clifton Business Park’, for employment uses B1a (office), B1b (research and 

development facility), B1c (light industrial), B2 (general industrial) and B8 

(warehouse and distribution) with associated engineering and landscaping works.  

 

1.2 The importance of effective community involvement in planning has been 

emphasised through the Government’s localism agenda and by publication of the 

revised National Planning Policy Framework (NPPF, 2019).  

 

1.3 The NPPF discusses the importance of early engagement prior to the submission of 

a planning application, that "…early discussion between the applicants, the local 

planning authority and local community about the design and style of emerging 

scheme is important for clarifying expectations and reconciling local and 

commercial interests. Applicants should work closely with those affected by their 

proposals to evolve designs that take account of the views of the community. 

Applications that can demonstrate early, proactive and effective engagement with 

the community should be looked on more favourably than those that cannot" 

(Paragraph 128). 

 

1.4 As part of the Local Development Framework (LDF) process introduced by the 

Planning and Compulsory Purchase Act 2004, local authorities are required to 

produce a Statement of Community Involvement (SCI) to ‘front load’ the planning 

system so that the concerns of the community are addressed earlier in the plan 

making process, with the intention that they are committed to the adopted policies 

of the LDF. Whilst there is no direct guidance provided within the Council’s SCI with 

regards to pre-application public consultation by applicants, the Council does 

review and assess potential consultation methods and their effectiveness within the 

context of the plan making process. 

 
1.5 Taking into consideration the NPPF, Localism Act 2011 and Calderdale’s SCI, the 

applicant has undertaken a programme of pre-application public consultation. This 

report explains the pre-application public consultation process followed by the 

applicant; provides a summary of community comments received and 
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demonstrates how they have been taken into account in finalising the submitted 

scheme. 

 

2. COMMUNITY CONSULTATION METHODOLOGY 

 

2.1 The applicant recognises the importance of pre-application consultation, and that 

consultation should be done at a stage in a project when views can be taken into 

consideration in the scheme proposal. The consultation was carried during the pre-

application period, before any final scheme proposals had been fixed but at a stage 

in the process where information on how the site could be developed had advanced.   

 

2.2 The site has been allocated for employment purposes for many years and is a 

designated Enterprise Zone. Therefore, part of the purpose of the pre-application 

consultation for Clifton Business Park was to share information with people about 

the current status of the project, as the principle of developing the land for 

employment uses had already been established through the adopted Replacement 

Calderdale Unitary Development Plan, and has been subject to more recent 

consultation in the emerging Local Plan for Calderdale, where the site remains an 

employment allocation in the draft version submitted to the Secretary of State for 

examination. 

 

2.3 Following consideration of national and local guidance on appropriate community 

involvement methods, it was felt that multiple methods of engagement with the 

local community and stakeholders should be utilised to maximise the availability of 

information on the project and allow opportunity for members of the public and 

stakeholders to comment on draft proposals prior to the preparation and 

submission of a planning application.  

 
2.4 The consultation was launched on the 11th February 2019 and closed on the 8th 

March 2019. The applicant is committed to continued engagement on the Clifton 

Business Park project beyond this pre-application period through its Next Chapter 

programme. 

 

Public Exhibition 

 

2.5 Drop-in public exhibitions were used to engage the community in dialogue and 

request views and feedback. The advantages of this method of consultation are 

that it: 
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• provides the opportunity for the public to interact with the development 

team face-to-face, creating two-way information exchange; 

• provides an open forum for discussion at a time and location that is as 

convenient as possible for local people; 

• provides information in an accessible, easy-to-read format; and 

• provides the opportunity for the submission of comments. 

 

2.6 The public exhibitions were held over two consecutive days – 20th and 21st February 

2019 between 3pm and 7pm in Brighouse Civic Hall. This venue was selected as it 

is an accessible and recognisable venue for residents and stakeholders in Brighouse 

and the wider area; was an appropriate size to accommodate the expected volume 

of people; and was available for the length of session required. 

   

2.7 The exhibitions were run as a drop-in session, open to all local residents and other 

interested parties over a period of time from afternoon to evening over two days 

to allow for a wide section of the community to attend.   

 
2.8 In order to publicise the exhibition, the following methods were used: 

• Approximately 800 leaflets (Appendix 1) were delivered to local residents in 

the vicinity of the site informing them about the proposal, inviting them to the 

exhibition and directing them to the project website; 

• Letters were sent out informing all Calderdale Ward Councillors, Lower Valley 

Forum, representatives for Clifton Neighbourhood Forum and Clifton Village 

Community Association and the Member of Parliament about the consultation, 

inviting them to stakeholder sessions (see below), encouraging them to inform 

others whom they thought would be interested and directing them to the 

project website;  

• Press articles featured in the local press (Yorkshire Post, Huddersfield 

Examiner, Brighouse Echo) about the proposals at the start of the consultation 

period (w/c 11th February) and in the days before the exhibitions; and 

• Batches of the consultation leaflet (Appendix 1) were supplied to public venues 

(Brighouse Library, Brighouse Civic Hall, Brighouse Leisure Centre and 

Brighouse Youth and Community Centre) to be displayed for visiting members 

of the public. 

 

2.9 At the exhibition, display boards provided information about the site and the draft 

proposals. Copies of the information displayed on the exhibition boards are included 
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at Appendix 2 of this report. Members of the project development team attended 

the exhibition and were on-hand to answer questions and discuss the proposals. 

 

2.10 Attendees were invited to provide feedback on the proposals via a comments form 

(Appendix 3) which they could either complete at the event or return by post. 

 

Stakeholder Sessions 

 

2.11 Two ‘stakeholder’ sessions were held on consecutive days in February – 20th and 

21st February 2019 - between 12.30pm and 2.30pm in Brighouse Civic Hall. These 

sessions were for invited individuals and groups to view information about the site 

and the draft proposals. Members of the project development team were on hand 

to answer questions and discuss the proposals. 

 

2.12 Invitees to the stakeholder sessions included: 

• Over 100 local businesses (both in proximity to the site, and those with 

registered interest in new premises in the Borough); 

• all Calderdale Ward Councillors; 

• Kirklees Ward Councillors representing the neighbouring Ward; 

• the Member of Parliament for Calder Valley; 

• the Member of Parliament for Halifax; 

• Clifton Neighbourhood Forum 

• Clifton Village Community Association; 

• The Lower Ward Forum 

• Brighouse Town Board; 

• Brighouse Business Improvement District; 

• Chamber of Commerce; 

• Calderdale Council’s Corporate Leadership Team; 

• Kirklees Council’s Corporate Leadership Team; 

• Representatives of transport and accessibility bodies (including Highways 

Agency, bus operators, cycling and walking groups, disability partnership) 

• Representatives of environmental bodies (including Environment Agency, 

Natural England, Forestry Commission, Civic Trust) 

• Representatives of local groups and organisations identified by the 

applicant including the local school and church in Clifton. 
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Website 

 

2.13 A project website (www.cliftonbusinesspark.co.uk) was launched at the beginning 

of the consultation period. The webpage provided the same information as 

displayed at the exhibition and included a comments facility for people to submit 

their feedback online for the duration of the consultation period. Screenshots of the 

website are included at Appendix 4.  

 

2.14 The advantages of using a website for engaging people in pre-application 

consultation are: 

• It is an accessible and convenient means of communication because people 

can access information and engage at a time and location that suits them.  

• It can communicate detailed information which can be viewed and 

downloaded; and 

• It can be easily updated and amended to provide up-to-date information. 

 

3.11 Whilst use of the internet is widespread - in 2017, 90% of households in Great 

Britain had access to the internet1 - it is acknowledged that not everyone has access 

to the internet therefore other direct methods of engagement were utilised (i.e. 

public exhibitions and stakeholder sessions). 

 

3.12 The following chapter of the statement considers the comments and feedback 

received from the community consultation undertaken by the applicant.  

                                           
1  ONS, Statistical Bulletin 2017 - Internet Access - Households and Individuals 
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3. COMMUNITY CONSULTATION ASSESSMENT 

 

Monitoring 

 

Exhibition 

 

4.1 A total of 85 people attended the public exhibitions on the 20th and 21st February 

2019.  

 

4.2 A monitoring exercise was undertaken at the exhibition using a registration board. 

This was a helpful exercise to understand the location profile of attendees, but it 

must be noted that participation was discretionary, thus not everyone chose to fill 

in the registration board. A map of the site and surrounding area was included on 

the registration board and attendees were encouraged to mark the approximate 

location of where they lived/worked with a locator dot. This illustrated to visitors 

and the project team the location profile of attendees (see Figures 4.1 and 4.2, 

below).  

 

Figure 4.1: Registration Board (20th Feb)         Figure 4.2: Registration Board (21st  Feb) 
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4.3 The maps at Figure 4.1 and 4.2, above, show that the majority of attendees lived 

in the vicinity of the site (within 1km of the site), with a particular concentration of 

those people in the immediate vicinity of the site to the north and west. It is 

therefore reasonable to conclude that the public exhibition effectively captured 

those people likely to be affected by the proposed development.  

 

Stakeholder Sessions 

 

4.4 A total of 30 stakeholders attended the stakeholder sessions on the 20th and 21st 

February 2019. This included attendance from Calderdale Councillors, Clifton 

Neighbourhood Forum, Clifton Village Association, Brighouse BID, the Highways 

Agency, the Environment Agency and 15 representatives from businesses. 

 

Website 

 

4.5 The consultation website was visited 554 times between the 11th February and the 

8th March 2019 by 437 users (13% of visitors were returning visitors). Of the unique 

visits to the website, approximately 14% generated feedback via the online 

comments facility. 

 

Feedback Forms 

 

4.6 A total of 100 responses were received during the consultation period. 63% of 

responses were received via the website and the remainder were comments forms 

or direct correspondence collected from the exhibition or returned in the post 

following the event.  

 

4.7 Monitoring information was collected on the feedback forms (both online and at the 

exhibition) for locational profile and whether people were responding as a local 

resident/representative of a group. Completion of this monitoring information was 

discretionary. 

 

4.8 Those responding to the consultation were asked to provide their postcode. From 

this information it is possible to identify the approximate distance of the 

respondent’s address to the site.  

 

 



 

Clifton Business Park 
Consultation Report 

 

 

 

MAY 2019 | NB | P18-2408 Page | 8  

 

 

Figure 4.3 – Respondent’s Distance to Site (where provided) 

 

 

4.9 The majority of people responding to the consultation lived or worked within 1km 

of the site, indicating that most respondents were in the immediate vicinity of the 

site. The consultation captured respondents who were not just local residents – e.g. 

businesses and stakeholders in the wider District - thus the monitoring also shows 

some respondents from further afield. 

 

4.10 Respondents were also asked to indicate who they were responding as (i.e. local 

resident, local business, local Councillor or representative of a group or 

organisation), thus enabling us to be able to identify any commonalities for 

particular groups. 84% of the respondents were local residents and 9% were local 

businesses. The remainder were local councillor or representatives of a group or 

organisation (not specified).  

 
4.11 On the basis of the monitoring information collected through the consultation it is 

reasonable to conclude that the views expressed by respondents can be relied upon 

as being representative of local opinion. 

 

Analysis  

 

4.12 The following section of the report reviews the feedback received from the public 

consultation and explains how comments made have been taken into account in 

the evolution of the scheme design.  
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4.13 The comments received have been grouped and summarised under topic areas in 

the table below along with the applicant’s response to the comments.2 Wherever 

possible community comments and suggestions have been fed into the final 

proposed scheme subject to this planning application. It is important to note that 

some community concerns will not always be overcome through the consultation 

exercise and that sometimes people have contradictory views to each other.  

 

Figure 4.5: Table of Responses 

 

Comment Ref. Applicant’s Response 

Principle 

Commend proposals / support the 

scheme/vision for the site 

9, 15, 17, 

31, 34, 47, 

48 

Comments noted. 

Object to the proposals / Do not 

support the proposals 

3, 6, 8, 18, 

53, 71, 72, 

83, 84, 94, 

95 

Comments noted. 

Welcome that it will bring 

employment opportunities / will 

bring growth opportunities for 

businesses / will bring inward 

investment 

9, 13, 15, 

31, 33, 39, 

40, 41, 47, 

48, 49 

Comments noted. 

Interested in moving business to 

Clifton Business Park  

13, 19, 49, 

52 

It is evident from this 

consultation exercise that 

there are local businesses in 

Brighouse and the wider 

district who are interested in 

moving to a business park 

here. 

 

 

Who will want to move to Clifton 

Business Park? 

38, 81 

There is demand for this type of 

development / Businesses are 

moving out of Calderdale due to 

shortage of supply 

16, 17, 19, 

49 

Too much land being allocated in 

Brighouse compared to rest of 

District 

65, 72, 91 Comments noted. 

Previous assurances that site 

would not come forward before 

Elland site, which is not the case 

82 Comments noted. 

There is or will be sufficient 

alternative land / buildings 

available to mean that this 

development is not required. 

Should be siting on alternative 

unused or brownfield sites (within 

Calderdale and/or within Kirklees) 

1, 4, 18, 

24, 27, 28, 

35, 36, 42, 

44, 45, 58, 

65, 68, 71, 

72, 74, 79, 

84, 86, 88, 

93, 95, 96, 

98 

Comments noted. 

Assessment made within the 

Planning Statement 

submitted with the 

application. 

                                           
2  Comments forms are available in full from the applicant upon request. 
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Should be looking to create jobs 

in alternative areas where there is 

high unemployment / Brighouse 

already has satisfactory 

employment levels  

24, 27, 91 Comments noted. Dealt with 

by the Planning Statement 

submitted with the 

application. 

The employment benefits are 

overstated / will not directly 

benefit local economy 

14, 20, 24, 

27, 29, 59, 

67, 72, 82, 

91, 94, 99 

Comments noted. Dealt with 

by the Planning Statement 

submitted with the 

application. 

Object to inclusion of Class B8 

Use  

75 Comments noted. B8 use is 

the smallest element of the 

proposed scheme between B1 

(a,b,c), B2 and the B8 uses 

proposed. 

Should be reserved for digital and 

creative industries if that is an 

economic aspiration of the 

Calderdale Local Plan 

75 Comments noted. The 

proposed B1 use element of 

the scheme could support 

such creative industries. 

Should be a range of different 

size units 

17 Comments noted. See the 

proposed masterplan layout. 

Size of units will not attract major 

occupiers / Dispute that size of 

buildings is appropriate to meet 

demand 

1, 29, 45, 

67 

Loss of Green Belt / should be 

returned to Green Belt 

8, 38, 53, 

72, 93, 94, 

96 

Comments noted. The site is 

immediately outside of the 

Green Belt. 

Should not be building on 

greenfield land 

25, 27, 68 Comments noted. The site 

has been allocated for 

employment use development 

for many years within the 

RCUDP and the emerging 

local plan which has an up to 

date evidence base. 

Site should be used as a positive 

green buffer / site functions as a 

green buffer 

7, 27, 60, 

63, 68, 71, 

94 

Will not benefit the community of 

Clifton / Will negatively affect the 

community and character of 

Clifton / Council is not properly 

considering the impacts on the 

community of Clifton 

8, 14, 25, 

62, 71, 72, 

75, 80, 84, 

91, 94, 99 

Comments noted. A full EIA 

has been provided with the 

application to assess 

environmental impacts of the 

proposed scheme. 

Concerned about cumulative 

impact with other planned 

housing developments (e.g. 

traffic) 

14, 20, 24, 

29, 32, 44,  

67 45, 53, 

63, 65, 71, 

86, 90, 91, 

95 

The cumulative impact will 

need to be considered if and 

when other development 

proposals for housing in 

Brighouse comes forward.  

More suitable as a housing site 45, 58, 65, 

75, 94, 98 

Comments noted. The site 

has been allocated for 

employment use development 

for many years within the 

RCUDP. The site has also 

been included as an 

employment allocation in the 

submission draft of the 

emerging Calderdale Local 

More suitable for Conservation 

Area or community sports facility 

or part of Northern Forest  

66, 85 
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Plan, sent to the Secretary of 

State. 

Enterprise Zone Status 

Has not proved to be 

commercially viable before, so 

why now? 

35, 45, 67, 

74, 75, 86, 

91, 93 

Comments noted. A full socio-

economic impact assessment 

has been included within 

chapter 13 of the ES. Question economic viability 75, 91 

Rates / monies will go to WYCA, 

not benefit people of Calderdale 

20, 21, 29, 

45, 67, 69, 

70, 72, 80, 

91, 93, 99 

Comments noted. Calderdale 

is part of WYCA. 

Should be reviewing Wave 1 

Enterprise Zones – which have 

found that additionality comes 

from attracting new businesses, 

not relocating existing businesses 

75 Application includes a mixture 

of all three elements of 

employment use (B1 (a,b,c), 

B2 and B8), to attract a 

variation of new businesses 

to the site. 

Concern that Enterprise Zone 

status and funding being used to 

progress wider growth at 

Thornhill Garden Suburb 

65, 72 Comments noted. The ES 

addresses cumulative impact 

Who will maintain the site? 82 This is not a material 

planning consideration and 

will be considered in future 

stages.  

How will occupancy be 

maintained? 

82 The planning permission shall 

specify the consented uses. 

All occupancy shall need to be 

in accordance with that 

consent.  

Land Stability / Topography 

Question whether this site is 

capable of being developed given 

historic mining / land stability 

45, 66, 68, 

75, 83, 95, 

96 

Full ground conditions 

assessment and required 

mitigation set out within 

chapter 12 of the ES. The site 

can accommodate 

development, with mitigation 

where necessary. 

Question whether this site is 

capable of being developed for 

employment use due to gradient 

1, 67, 75, 

86, 98 

Need full surveying of land to 

ensure it is safe for re-

development 

11 

Concerned about impact of 

levelling on Clifton Common 

38 

Design 

Plans look good / Support for the 

plan 

2, 5, 10, 33 Comments noted. 

Should be subject to Design Code 

(inc. palette of colour, materials) 

to mitigate visual impact 

34, 55, 59 Comments noted. 

Low quality design and / or build 

is not appropriate in this location 

55 Comments noted. Detailed 

matters of appearance could 

be controlled at Reserved 

Matters stage, the design will 

seek to form a positive 

contribution to the built 

character of the area. See the 



 

Clifton Business Park 
Consultation Report 

 

 

 

MAY 2019 | NB | P18-2408 Page | 12  

 

submitted Design and Access 

Statement. 

Development should be as 

respectful and sympathetic as 

possible / should be exemplar of 

this type of development 

55 Comments noted for Design 

and Access Statement. 

Scheme detail is necessary to 

consider the visual impact of the 

development 

50 Comments noted. Included a 

parameters plan for the new 

buildings to give some 

assurances over scale 

impacts at outline stage. 
Buildings should be restricted / 

should not exceed single storey 

7, 97 

Should use local materials from 

local suppliers 

11 Comments noted. Benefits to 

local economy of construction 

phase set out within chapter 

13 of the ES. 

Should include green walls and 

green walls to mitigate adverse 

impacts 

75 Comments noted. 

Inadequate provision of green 

routes within layout 

94 Comments noted. 

Suggest inclusion of Public Open 

Space at Clifton Common 

entrance 

55 Comments noted. 

Suggest additional pedestrian and 

cycle crossing across the 

proposed spine road 

100 Comments noted. 

Amenity 

Need landscape buffer along 

northern boundary (visual 

amenity)  

17, 84 Comments noted. Landscape 

and Visual Impact 

Assessment (LVIA) is 

provided within chapter 10 of 

the ES. 
Any landscape planting / 

screening should use mature 

specimens and done at the 

commencement so that it is 

established from the earliest 

opportunity 

84, 97 

Landscape buffer along northern 

boundary should be wider buffer 

(e.g. 15m) 

53, 82, 84 Comments noted. 

‘Ecology zone’ should be in the 

north west corner of the site 

75, 84 Comments noted. Ecological 

assessment is included within 

chapter 11 of the ES. Request for planted mound along 

northern boundary (for mitigation 

& nature corridor) 

84 

Object that the northern 

landscape buffer does not extend 

as far east as Coal Pit Lane 

53, 75 Comments noted. Landscape 

and Visual Impact 

Assessment (LVIA) is 

provided within chapter 10 of 

the ES. 
Include buffer planting on eastern 

boundary (along Coal Pit Lane) to 

screen development and preserve 

character 

55 

Include buffer planting at north 

western boundary (along Clifton 

Common) to screen development 

and preserve character 

55, 85 
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There should be no buildings 

along the northern boundary 

shared with properties (visual 

amenity) / poor relationship with 

residential properties to the north 

7, 75, 86, 

96 

Comments noted. 

Concerned about visual amenity - 

Will negatively affect views from 

residential properties  

25, 32, 53, 

75, 96 

Comments noted. Landscape 

and Visual Impact 

Assessment (LVIA) is 

provided within chapter 10 of 

the ES. 
Concerned about visual amenity – 

adverse effect on character of 

settlement  

75, 81, 96 

Site needs to have a well-

considered landscape masterplan 

and high-quality planting strategy 

to mitigate its visual impacts as 

part of the application 

55 Comments noted. For outline 

stage an Indicative Site 

Masterplan drawing with 

landscaping buffer details has 

been included with the 

application. 

No B2 or B8 uses should be sited 

adjacent to residential boundaries 

55 Comments noted. 

Concerned about noise impact  20, 21, 23, 

25, 29, 57, 

59, 65, 66, 

68, 75, 77, 

82, 83, 84, 

86, 91, 93, 

95, 96, 98 

Comments noted. A noise 

impact assessment has been 

included within chapter 7 of 

the ES. 

Concerned about noise from 24hr 

operation 

38, 91, 96 

How will noise impact be 

mitigated? 

29, 57, 59, 

66, 81 

Concerned about noise from new 

traffic 

68 

Query surveying for noise when 

noise source does not yet exist 

27 Comments noted. Landscape 

and Visual Impact 

Assessment (LVIA) is 

provided within chapter 10 of 

the LVIA. More detailed 

assessments could take place 

at reserved matters stage. 

Concerned about light pollution 

and its impact on residential 

amenity / Scheme lighting 

principles should be subject to 

consent at Outline stage 

23, 55, 66, 

75, 81, 82, 

84, 91, 95, 

96 

Comments noted.  

Transport, Access and Highways 

Road infrastructure in and around 

Brighouse is at capacity and 

cannot take any new 

development / Concerned about 

impact of additional traffic  

4, 8, 12, 

14, 18, 23, 

25, 30, 32, 

38, 39, 40, 

43, 44, 45, 

56, 57, 60, 

61, 62, 63, 

64, 65, 66, 

68, 70, 72, 

74, 75, 82, 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application.  

Infrastructure for walking, 

cycling and bus is being 

planned to encourage 

sustainable travel modes.  
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83, 86, 94, 

95, 96, 98, 

99 

Strategic road network around 

Brighouse is at capacity and 

cannot take any new 

development (e.g. Cooper Bridge, 

M62, M62 junctions – on & off 

motorway) 

4, 20, 25, 

27, 42, 61, 

63, 75, 81, 

82, 95, 96, 

98 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. The local Councils 

and WYCA are developing 

plans to address major local 

bottlenecks, for example 

Coopers Bridge and Highways 

England are working with 

Transport for the North to 

consider motorway 

improvements to the M62. 

Concerned about congestion 6, 7, 18, 

20, 21, 38, 

42, 44, 45, 

60, 61, 63, 

66, 67, 74, 

75, 77, 78, 

79, 80, 81, 

83, 91, 92, 

98, 99 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 

Proposed through-road will ease 

congestion at Clifton Road 

junction 

47, 48 Comments noted. 

Investment needed in road 

infrastructure first 

7, 14, 37 Comments noted. 

M62 junction 25 needs to be 

upgraded 

29 Comments noted. A Transport 

Assessment has been 

submitted with the 

application. The local Councils 

and WYCA are developing 

plans to address major local 

bottlenecks, for example 

Coopers Bridge and Highways 

England are working with 

Transport for the North to 

consider motorway 

improvements to the M62. 

Not enough information on the 

road impacts (on specific local 

roads) 

26, 53 Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 

Object to through-route 67 Comments noted. 

Concerned about development 

creating a rat run  

21, 23, 26, 

35, 36, 38, 

45, 59, 63, 

65, 66, 72, 

73, 75, 80, 

82, 83, 84, 

90, 94, 97 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 
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Concern about impact of new 

traffic lights on Wakefield Road on 

flow of traffic 

38, 57, 68 Comments noted. The traffic 

signals have been designed 

and modelled to 

accommodate the traffic flows 

along Wakefield Road, as well 

as consider the needs of 

cyclists and pedestrians. 

Wakefield Road not safe presently 

and this will be exacerbated by 

proposed junction 

42 Comments noted. A Transport 

Assessment has been 

submitted with the 

application and the new 

access will be subject to a 

road safety audit. 

Proposed Wakefield Road junction 

does not comply with Standards 

for Highways 

53 Comments noted. It is not 

clear which standards are 

being referred to but the 

design has regard to Design 

Manual for Roads and 

Bridges.  

Suggest crossing facility on 

Wakefield Road is on the western 

side of the new junction, not the 

eastern side 

100 Comments noted. 

Query potential highway safety 

conflict with proposed Wakefield 

Road junction and Locksley Road 

(entrance to Armytage Estate) 

89 Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 

Should not be any motorised 

vehicle access to/from Coal Pit 

Lane / Vehicle access from Coal 

Pit Lane will encourage traffic to 

Coal Pit Lane which is single width 

with no footway 

41, 45, 46, 

53, 55, 59, 

63, 78, 91, 

95, 96 

Comments noted, the 

masterplan has been 

amended to remove vehicular 

through access to and from 

Coal Pit Lane. 

Concur that there should not be 

HGV access from Coal Pit Lane 

42, 45 Comments noted. 

Make Coal Pit Lane one way 46 Comments noted. It is 

considered that this would be 

detrimental to local access. 

Clifton Common unsuitable for 

HGVs / should not be HGV access 

from Clifton Common 

28, 30, 57, 

85 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. Clifton Common 

is a classified “A” road as 

such it is considered a 

suitable road for HGV’s. It is 

expected that most HGV 

traffic generated by the site 

will be travelling via the 

Wakefield Road access to the 

motorway network.   

Should not be any vehicle access 

to/from Clifton Common 

35, 36, 39, 

40, 41, 78, 

80, 86 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 
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Clifton Common not wide enough 

for a ghost island 

51 Comments noted. It is 

considered that with localised 

widening the road is wide 

enough for the right turn 

ghost lane. 

Object to proposed traffic lights 

on Clifton Common 

95, 96 Comments noted. The signals 

will ensure traffic can enter 

and leave the site safely and 

help pedestrians and cyclists 

too. 

Clifton Common junction would 

make highway access / egress 

unsafe for resident access on 

other side of road 

51, 53, 83, 

86 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 

Clifton Common junction does not 

comply with Standards for 

Highways 

53 Comments noted. The access 

has regard to current 

highway design standards.  

Clifton Common junction should 

be a roundabout to improve 

traffic flow and safety 

67 Comments noted. This is not 

required for capacity reasons. 

Roundabouts are also 

considered less safe for 

pedestrians and cyclists.  

Clifton Common not safe 

presently and this will be 

exacerbated by queuing and 

turning traffic/ Lack of traffic 

management enforcement on 

Clifton Common 

8, 28, 35, 

36, 38, 53, 

57, 65, 66, 

67, 72, 80, 

83, 94, 97 

Comments noted. A Transport 

Assessment has been 

submitted with the 

application. 

Concerned about impact of 

increased traffic on Clifton 

Common affecting horse riders 

68 Comments noted. HGV’s are 

expected to use M62 J25. Car 

risk is considered to be low 

risk. 

Concerned about safety for 

children walking to school / 

nursery 

8, 93 Comments noted, the plans 

provide improved pedestrian 

crossing via the central 

refuges or at the traffic lights. 

Needs clear directional signage 

for approaching vehicles 

2 Comments noted. The 

junctions will include 

appropriate directional signs. 

Are any junction improvements 

proposed to Sherwood 

Road/Wakefield Road 

89 This does not form part of the 

proposals, no. 

Concern that proposals will stifle 

the use of the old railway line in 

the future for a tramway (siting of 

buildings in south west and 

Wakefield Road access point) 

89 Comments noted. The 

applicant is not aware of any 

proposals to use the former 

railway line for a tramway, 

and the site has been 

allocated for employment use 

in the RCUDP. 

Need collaboration with bus 

operators 

11 Comments noted. 

Public transport needs to be 

improved (including bus service 

improvement / rail service 

37, 72, 91, 

94 

Comments noted. The 

development will bring more 

potential public transport 

users to the area.  
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improvement / train station car 

parking) 

Propose that the plans include a 

Park and Ride  

73, 75 Comments noted. No plans to 

include a park and ride and 

the land is allocated for 

employment use within the 

RCUDP. 

How will footpaths be maintained? 8 The roads and footpaths are 

expected to be “adopted” for 

subsequent maintenance by 

the local council. 

Walking from Brighouse town 

centre is unrealistic 

97 Comments noted. The site is 

considered to be within 

walking distance of the town 

centre. 

Generally the scheme looks to 

provide good quality benefits from 

a cycle user perspective 

100 Comments noted. 

Support pedestrian and cycle link 

from Clifton Common into 

western corner. Should be 

complemented by safe crossing 

and turning facilities from Clifton 

Common 

100 Comments noted. 

To encourage non-car use in 

surrounding area, suggest 

footpath link from NE corner to 

connect to proposed footpath 

exiting in the westerly corner 

(rather than follow road) 

2, 55 Comments noted. Footways 

adjoining carriageways 

benefit from street lighting 

and enhanced safety from 

passing vehicles.  

 

Segregated cycle and footpaths 

off the highway / within the 

proposed green corridors within 

the site should be incorporated 

55 Comments noted. Footways 

adjoining carriageways 

benefit from street lighting 

and enhanced safety from 

passing vehicles. 

Parking 

Needs to provide sufficient 

parking on-site 

11 Comments noted. Parking will 

be provided in line with 

Council standards 

Investigate resident parking 

permits for local area 

11 Comments noted. As parking 

will be provided within the 

site, there is no plan to 

introduce a residents parking 

scheme in the adjoining 

areas.  

Concerned about loss of on-street 

parking on Clifton Common for 

residents without off-street 

parking 

23, 51, 57, 

66, 68, 74, 

83, 87, 88, 

90, 91, 97 

Comments noted. Whilst the 

new access will have some 

impact on peak parking times 

in the evening and at 

weekends, there is parking 

available further up or down 

Clifton Common.  

Air Quality 
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Concerned about impact on air 

quality / air quality is already 

poor and will be worsened 

6, 8, 20, 

21, 23, 24, 

25, 29, 36, 

45, 51, 57, 

65, 66, 67, 

68, 72, 74, 

75, 77, 78, 

80, 81, 82, 

83, 84, 86, 

91, 92, 93, 

95, 96, 98, 

99 

Comments noted. An air 

quality assessment has been 

submitted with the 

application under chapter 6 of 

the ES. 

Air quality needs to be monitored 

and regulated 

33, 72 

Sustainable Construction  

Should be constructed to high 

energy rated specification / 

should be exemplar sustainable 

construction and energy 

generation / carbon neutral 

11, 82, 98 Comment noted. Matters 

such as the construction 

detailing will be subject to 

Reserved Matters and 

planning condition. 

Concerned about dirt/dust during 

construction 

84 This will be managed. 

Concerned about noise during 

construction 

84 This will be managed. 

Utilities 

Will adversely affect electricity 

supply / concern about 

intermittency of existing 

electricity supply  

23 Comments noted. The 

development will not affect 

the existing supply of utilities. 

Concerned about impact on 

utilities within Clifton Common 

highway 

51 

Flood Risk & Drainage 

Concerned about impact of 

flooding / site run-off 

45, 54, 66, 

86, 94, 96, 

99 

Comments noted. During the 

course of the pre-application 

consultation period the 

applicant and their 

representatives were 

investigating and assessing 

local drainage conditions and 

consulting the statutory 

undertakers about the 

existing drainage for the site. 

The application is 

accompanied by a Flood Risk 

and Drainage Assessment 

(chapter 9 of the ES) which 

assesses the impact of the 

proposals in flood risk terms 

and details how the site will 

be subject to a positive 

drainage solution and 

appropriate foul water 

solution.  

 

Site is poorly drained / There are 

drainage problems on-site 

38, 66 

There is a spring within the site 

running south towards the viaduct 

which floods this part of the site 

7 
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Trees and Ecology 

Concern/objection to tree removal 11 Comments noted. The 

proposed scheme has 

incorporated existing trees 

where possible. The vast 

majority of TPO’d trees to 

Wakefield Road would be 

retained. 

Buildings too close to trees in 

south west corner 

89 Comments noted. A Tree 

Survey and Arboricultural 

Report has been submitted 

with the application, which 

has sought to preserve as 

many of the existing trees as 

possible. 

Existing trees need better 

management 

55 Comments noted.  

Inadequate new tree planting to 

mitigate impacts 

75 Comments noted. A 

masterplan layout has been 

provided with the application 

showing all new planting 

positions. 

Concerned about impact on 

ecology / wildlife (e.g. deer, 

newts, bats, hedgehogs, birds) 

25, 35, 37, 

53, 57, 65, 

72, 74, 77, 

82, 94, 95, 

96, 98, 99 

Comments noted. Impacts on 

ecology have been assessed 

with chapter 11 of the ES, 

with appropriate mitigation 

measures set out for the 

preservation and 

enhancement of wildlife. 
Will bats at railway bridge be 

protected? 

42 

Biodiversity Area insufficient for 

off-setting 

37, 91 

Needs to incorporate a continuous 

green corridor  

53 Comments noted. The 

proposed masterplan has 

retained the existing green 

corridor to Wakefield Road, 

and has sought to create two 

additional green corridors on 

the site. 

Consultation 

Concern that the consultation will 

not take on board people’s views 

14, 21, 53, 

55, 65, 69, 

93, 95, 96 

This document reports the 

feedback received from those 

responding to the 

consultation. Wherever 

possible community 

comments and suggestions 

have been fed into the final 

proposed scheme subject to 

this planning application. It is 

important to note that some 

community concerns will not 

always be overcome through 

the consultation exercise, as 

all material considerations 

must be considered on 
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balance to achieve a 

development which is 

acceptable in planning terms. 

Comments on timing of public 

exhibition / adequacy of  

consultation / publicity for 

consultation 

21, 29, 45, 

63, 81, 93, 

94 

The consultation ran over a 

period of 4 weeks allowing 

those interested to view and 

comment through different 

means. The consultation was 

widely publicised, and the 

respondent profiling shows 

that a wide range of 

stakeholders were reached. 

Insufficient detail / material in 

consultation  

45 It is important that 

consultation is carried out at 

a stage in the project when 

people’s feedback can be 

taken into account. As such 

consultation must take place 

at a draft stage when the 

final scheme detail has not 

been fixed. Further to this, an 

outline planning application 

will not specify full details (for 

example the layout and 

design detail) as these are 

reserved for subsequent 

approval. It is expected that 

there will be further 

consultation on the Reserved 

Matters details at a later 

stage.   

OS Mapping being used in the 

display information is not up to 

date 

59 Comment noted. Information 

submitted with the 

application has used the most 

up to date available OS data. 

Other  

Will reduce house prices 82, 91, 96 Comments noted, however 

this is not a material planning 

consideration. 

Encourage opportunity for local 

businesses to be able to purchase 

business units (favourably 

allocation to local businesses) 

13 Comments noted. 

Suggest additional uses are 

incorporated (e.g. café, shop, 

meeting venue) 

2, 55 Comments noted. Canteen 

facilities within the new 

development would be 

considered as ancillary to the 

proposed employment uses. 

We would also like to 

encourage workers to use 

shops and services in 

Brighouse town centre for 

wider economic sustainability. 
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Suggestions for numbering 

addresses on Business Park to 

assist visitors/deliveries 

5 Comments noted. 

Off-site Traffic Orders not being 

enforced (e.g. Alegar St) 

39, 40, 41 Noted, although in 

consultation with residents in 

the area of the site, further 

Traffic Orders are being 

considered. 

Provision of new highway access / 

‘cut through route’ will increase 

crime in Clifton 

8, 82 It is not considered that the 

new route through the site 

will materially impact on 

crime levels and more than 

the existing road layout does.  

Comments directed at Local 

Authority not related to 

consultation (e.g. parking charge 

policy) 

9, 86 Not a planning consideration 

affecting this site.  

Negative commentary on 

Calderdale Council  

69, 70, 80 Comments noted. Not 

applicable to the 

consideration of the 

application. 
Questions / comments regarding 

Calderdale Council’s financial 

interest in the site 

18, 20, 69, 

80, 86, 91 

Object to Thornhill hamlet 

excluded from Clifton 

Neighbourhood Plan area 

45 

Suggest obtaining S106 

contributions to benefit Clifton 

village residents (e.g. traffic 

calming, street lighting, 

landscaping improvements)  

55 Comments noted. Statutory 

and specialist consultees will 

determine if planning 

obligations are necessary to 

make the impacts of the 

scheme acceptable in 

planning terms. 

Objection from landowner 

regarding loss of their land for 

use as part of site. 

59 Comments noted. Site has 

been allocated for 

employment use within the 

RCUDP for many years. 
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4. CONCLUSION 

 

5.1 The purpose of the pre-application public consultation undertaken by the applicant 

was to build understanding and awareness of the project by explaining the draft 

proposals to local people and to seek feedback to be used to shape the scheme.  

 

5.2 The applicant has also worked pro-actively to engage the local community in 

advance of the submission of this application. Local people have had the 

opportunity of engaging with the proposals through the project website and at 

public exhibitions and our monitoring has found that the consultation involved those 

residents who live at premises in the vicinity of the application site, in addition to 

local business respondents.  

 

5.4 The comments and feedback received during the pre-application consultation with 

the local community have been reviewed and the applicant has responded to the 

comments, suggestions and questions raised. Where possible and feasible changes 

have been made to the scheme design to address comments and suggestions 

provided by the local community.  Accordingly, the proposals should be looked upon 

more favourably by the Local Planning Authority (NPPF, paragraph 128).   

 

5.5 In summary, the applicant considers that the pre-application consultation 

undertaken with the local community and stakeholders has been timely, meaningful 

and effective.  
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